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SIIPERIOR COttRT OF THE DISTRICT OF COf,tJMBI,rbsci4 rrr,BlFrg{

rN( DwrsrCI{ oiE:Ifi Fi;."dt$'qf

C

DISTRIcT OF COUN'AIA REDE\ELOPIENT
IAIID AGENCT and TRILON PLAZA CO.,

DISTRICT OF
IAND AGENCY
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PetLtlonere

V .

DISTRIG OF

Docket No. 2311

couffBIA,

Reopondent

COLT'IB L,\ REDSWI.OFMS}{T
and TRIISI PIAZA CO. ,

Fetltlqnere

V .

DrsTRrcr oF @umBia,

Docket No. 2374

Roopoulent

Fnolli3g o.r irAct, cc:tCILUSIoNS 0F I4I{
AIT Om':R

Pstltloooro oppcel fxola reol property tax asseoorncnts

for Floca1 Yoar L975 1n Docket No. 2311 and E'i.scal yeor L976

ln DoclrEt l[o. 2374 oro ipt 60 Ls Squaro 499. Daeod upon thc

etlpulatlqne entsrod tr*o by tho partlee and thc wldoncc

offsred at trlel, tho trtnlo ln both cooeo boliry, batd

stntrlcegeouoly prlrsusst to thto courtrs order of Docer.bor 10,

L976, lncorporstod by roforenco ond node a port horoo€, ths

court ns&sE ths fol1oolng flndlnge of fact aod cotrcluelsar of

lar:

E'ITDINCS OF FACT

1, Tho oubJoet prs?srcy fo Lot 60 ln Squaro 4gg,la

thE Dtstrlct of Coluc{r{a, knorm sE 401 M Streecl S.W.,

Waahtrytoo, D. C.
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2. The petlttoner, Dlstrlct of Colurnbla Redwel'ogrcat

v
Land Ageocy, le an independent go\terrlment corPoratloo ,

lncorporated and operatLng wlchln the Dietrlct of Colurnbla for

the purpose of replannlng and rebulLdlng sluu, bllghted and

other areae pureuant to an Act of Ccrgress, the Dlgtrlct of

Coluribla Redevelopaent Act of 1945, approrred Auguet 2, 1946,

ae affinded (hereinafter referred to as RIA). RIA lE the

owner of the eubJect real eetate. RIArs prlnclpal offlce ls

1325 G Street, N.Ii l ., Waohlngtott, D. C.

3. The pet!.tlouer, Tr11on Plaza Company (henelnafter

referrcd to as Tri.lcr) le e llnlted partnership organlzed aad

exletlng under thc laws of the Dlstrtct of Colunbla. thg

prluctpal o€flco of Trtlm ts 401 M Street, S.I{.,

I{aohlngton, D. C.

4. Tr{1o4 fu Elnocco8!.y obU.gatcd under an @Eodod loasc

clotod liaseh i5, 3,976, to pcy sL1 rEal cstato to:(es asosssed

ogatnoG tet 60 {n Squoro eqg !,s th@ Dtotrf.et of Coltrsb{a

knotm ae 401 i.I Strcoel 9.!f., [ioohlngtou, D. C. Tbo toro of

oatd loaEo s{,11 eaplso Jrroo 30, 2058. Uader Sbsc aosns leaee,

ItiA ogroed to Jo{n os I petltlooor ln any paoc6odlq to coatcst

tho aoonrne or vaif.<ltty of any euch real estoto t@@s lf euch

Jotndor ie requlsod for thc prooocucim o€ such procoodtag.

RIA 1o e Boeososry poaey 8o thi.e Botlttqn and accordrngly tr

Jotned hErs!.n oolaiy for eueh purposo.

5, Slro lr!,Eeol Yoas L975 teer@s ond eeEogseoot (Docke e

l{o. 231!.) {n cangasv"CIasy eso reEl esta8e tq€c ead asaossmnt

ln tlte fol3,s,Ef,n3 c,e.!{l3o:

Ll Ae of juLy 1, L97t , RIA hae bocoss an i.nstn@ntollry of, tb
D.C. Gono8@u8,
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Total  Aegegenent ) :  $818801665.00

Total tares : 294,837 .74

6. Petlt loners recelved a notlce of asoegsment dated

FebnrarT 9, L974, atatl.ng that the aaae88@nt ort thG eubJect

property for Flecal Year 1975 war $818801655,00 (at 552 of

uarket valuo).

7. Tho FlEcal Yoor 1975 taxes ln the o@ount of 
I

$2941837.74 $ore pald ln frrll. The flret half Flscal year

L975 tsxes of $147r4L8,87 wre pald on Januse 6, L975, eod

eecmd half Flecol Yoar 1975 taxee of $1471418.87 were patd

on Aprll 30, L975,

8. Tho lrtscal leor L975 appeel to the Board of

Equall.catl@ ond ibvlo$ loas ttnely flled on March 28, L974.

tbo Board of Dquolfsael,ea aod ltovlew suetaLned tho assosocont.

Fogttloo to th!.o csuat sas tirlsly ftled

9. Tho valuat!.m detG for Flscal Year L975 la July 1,

L974,

10. Ths Flecal Yosr 1975 teoE and oosoascont @ockot

No. 2374> in cmtroeorsy arc real csteto tsaeE end asacss@at

ln tho folloslng aoounto.

Total AssoostrEnt : $16 rl.t6 rC*7.0A

Total tsaog: 295,483.64

11. pe8ltloasrs rocolwd e aotlco of asgorooont datod

FobnrarT L975 ststlng thst tho aaeoos@nt oo thc eubJoct

paopcrty for Ffucal Yosr t976 scr $16 ,L46,641.A0 (et 1008 of

oarkEt valuo),
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L2. The Fl.gcal Year 1976 taxee ln the anotmt of

$295 1473.64 were pald tn fii11. The flrar half flEcal ylar

1976 taxee of  $147r74L,82.rere patd on Septcaber 19, 1975 and

second half f lscal year 1975 taxes of $1471483.64 $!ao gatd

m March 29, L976.

13. The Flacal Year 1976 appaal to tha tsoord of

EquallzatLm aad Revtew was tl.rely filed rn March Lgls,

The Eoard of Equallaatlon and Revlew gustalnsd tho rooc!8oelnc.

Petltlso to thls court nas tl@ly flled.

L4. Tho valuatlon date for FLgcal year 1976 ie Jury 1,
zl

L974.

15. Lot 60 tn Sqgore 499 cqrtal.ns 353,633 squar€ feet

of land zmod UR. Tbo Lcud le owtred by RLA end lesocd to

Trl1m for a ton of g9 Jzeers, co@nclng on July l, 1959

and cadlag qr JuDo 30, 2058, aod la cubJect.to an optlo to

purchaoo uatll JanuoqT 21, 1981.

16. Oo th@ lssd oae Eeeo tu11jl{ngs: Tbc OffLce Tmr

Bulldlng and the Shopp4ng @ater Butldlng.

L7. Tho sctua.l ueE of th. subject propcrty l.a lte

hlghcat and bcet uge.

| ' ; .  ' ' ' ' ; '  '  .
t : l : : - ; . . . . - . .
f , . . . . . . ' . . . . .

l  
- " '

l'. . . .'."'.'.'.': i. .'.
l;;::;:::..'.'-':.'

l - . . . ; . : . - . : : i . -

! : - . . . . - ; - . : - .

ii:II:::t:
L , - ; . i - ; -

U ltornai.ly Jcnucry 1,, L975, he:c.licr, oloeo th!.o !.o Grcr:p A
"lroFerry cc-clofjlnrd {$ f:3gl v. Slt,.gg,g;3f.j3s-}L:, Iio2-Etash.
l:. Bptr. 2001 @r9. -$r.rp:r. Cc, 197d') Ggli,,LD-ti.eo-eboeicr:DE
for rrlscal Year i976 rc:utno tbe sc3 eo tl::t fc Ftcenl yosr
L975. ?hot dcc{s{co lroo rr:ser appoalod. i:il.g, I;..Jg v.
U@, 105 lfcoh. L. Rptr. 572 

-(p-.c.-sffiil 
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18. The only cotrvLnclng evldence as to value waa that

cvldence offered by petltloners.

19. The Flscal Year 1975 falr market value of the

eubJect property (Lot 60 ln square 499).ea of July 1, Lg74

wae $11,100,000.

20. The Flecal year 1976 qarket value of the aubJcct

property (Loc.60 tn Square 499) as of July 1, 1974 wes
3.1

$11,100,000.

2L. The csurt acceptg the testfusoor snd writteu report
3al

oa the value of the eubJect property.

22. Ths off{co ?oelor lfeot ls a l2-stotr and baseEpnt

strircturo cmtslnlru u3r301 equare feet of uet rentablo

offtco 8pacc. Tho bu!.ld{ng, lncludtng offtce epcrco, parktng

aad otorago, ls loosod ir lts entlrety for 6 terB o€ 20 y/e8ar

to tho unltod sgatos Govsnsicnt ;d urlllzed ae hoadqusst r.

(C

*  * 1

-.; bulld{'rg for tho trw&ssmcntsl protoction Agency._":: :11

'"1 23. The Cqc;loo3c{ol l{sL1 au{ldfng to e threo stos? 8ad
-:=
" "'-':i: .

. ,baseDcat  bu l1d ing .  Tho  ELxa t ,  f l oc  coase6$  o f  e  raCo l , l.;:

comerctal oall se6fr'r{n1rrg 75 1884 squslrs faot of not rsatable

:Eg 8rea. Tho secod floor cmtatno 791252 ogr'oso feot o€ net
..'::::::,
',;r:i rt9ntabls o€f!.co sgracs. TrlS thlsd floe ceata{,Ds s totel aqt
,.'*;'#.
',.':,:# relrtablo ares of 100re68 oqraro fEot whf.cb le loEeod ln f.tr
,:::::::'.:
."'ti:ii. ootlro8y to tho Unltod Statoo Govornqagnt. ihs CogEsrclsl
t:.:.i 1'.it1...,;;.::;.':::::::::' qa11 gulld{'rg hae e tocsl Da.t r@Dtel eroo of 255r0o4 aquore':::::::::'
"::":::

::::::::::
i:. Zl Sorcr cE Flecal yoor LglS. Sec footaoto 2.
i : : : ' l : ' : '

.:j.H:i 3gl Offered by petltl@re.



((

proper approach to value.

25. The stablllzed net lncme before real estate tsxeo

fox L974 waa $1 rl33r522 (after actual real estate ta:Ee8

$1,054,539) .

-6 -

feet. Parklng for both bulldLnge

24. The lncme or economlc

26. Thc caplcallcatloa rate for

econmic approoch to valle ls 9.57 of

estato taxos and 11.47 of lncoc after

The capltaltzatloa rate le cooErtod as

752 lst Htg. r 9.477, constaDt r

252 oqulty r 102 csoh flow r

Ls pronlded for 800 care.

approach to value le tb

use ln the lncme or

lncoc before real

real estate c8:8r8.

followe:

.071

,Q,25

.096Roundsd to 9Ll2f snorall

lat uortgago at 757 of veluo = 9.477 coastant - .071

Egulcy at 252 of veluo r 102 cach floo - .025

Tax pocltlon at 1002 of, valuo r 1.83 ter rate r .O3.8

Wo{ghted av'oregc - .114

27. Capltallz4ng ast lacm at 9-L121 tndleaios nsrkot

velue of 91111001000: os8 Lnceee aftea actual rsel eoteto taes

$1r0Y+,539 :  .095 -  $11r109,000.

28, Tho roopmdootts qsperc teatlnoay baeod upo! tbs eo-

callcd ttdiscormtod cash flo enalyolstt mtbod beeed 6 c@:

putGr prLatotrtt dmo by M. B, Bodgeo te rocoined buG glvea

llttlo reclght elace lt appoors to be too epoculatlw elnct

tt ls ln part baeod upon spoculatlso ae to net op@raclqg

tncrc for 14-15 yearo boyoad tho votuettm dat@ end bEeod
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value as of the valuatLon date on that epeculatlon aa to net

operatlag lncone 14-15 years heace. It alao lncluded

apeculatlqr as to resale values for the property 14 and 15 yaare

beyoad the valu8tlocr date and baeed roarket value at ths varua-

ttm data on that apeculatloa, and ln addltion:

(a) latcrest rate 14-15 years hence;

cb) mortgago norket coodrttonre 14-15 yeara hencc;

(c) roq.rtred rate of repayuont of prlnerpal 14-u

yoaaa houce;

(d) lucooo tar laws 14-15 years hence;

(e) oaponsos and in€lettoo ratee, tncludtng €nsrgy

costa 14-15 years bonce:

tho aoounptt@ of tbe roady ralo of thc

proprcy r:soctly lA-15 ysars hoaco; and

tar brcsclceta for ths tarabls lncms of 20

taapE rsro {n tbo 502 tax breckct, 14-15

ycerS boaco.

29. Rcapmdeatra ecipe g 
garo aa oprnl@ a8. to lcad

velue of $319601000 based m a11egod1y comperoblo lmd sals!.

thc alleged cmparabls proportlao uoed by roapondoncrs erpert

8r! Gatttled to 11tt1@, lf aqr, nelght. rbo eubJoct proporty

la located ta aqrthroot waehLngton and tto uR amlng eubJrctr

lt to rcctrlctlonr aot preeoot for tho proportloe ueod by

(f)
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h.l Rospondcntts oxPcrt ooinrod as o usrsbor of ths laoel AclvAoorycocrtttce, mrcl lt alp3ci:s ehoe glr uao prou."t at ti:o raCIglag ofttrat coErnl.tcee whleh- cet c:ccssccnt voluo for thc ,.uj""tpropsrty for p{.scaL yoar L9VS.
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reepoodentre erpert wblch are

aree, are zoned C-3-B or C-4,

$ere ln fact more lotenslvely

hlgher lnc@.

located outalde the aouthwest

and whlch were pernltted and

dweloped and generated a

CONCLUSIONS OF IAW

1. The Court has Juriedlctlon putsuant to D. C, Code

L973, tg11-1201, 47-2403, 47-2405. The courtts Meuorandrru

ordar of Noncober 30, L976 le Lncotaorated by referencc arrd

rnadc a pert hcreof.

2, The only co,nnlnc!.ng evldence as to varue na8 proscntcd

by petltimerfr Grp@rt that the fatr narket valuo o€ tho

subJect propcrty (Lot 60 ln squarc 4gg) for Flecal yeerr LgTs

end 1976 war $11,100,000.

3. TbE assossEcae for ths oubjoct propar8y for Fl.ccal

Ycar Lg75 tr $611,051080 ,(552, of fotr oarlcot volue).

4.. The ovtdoneo of roopoodootfs o*pelt aE to valuo

le recclved but g&ron 1!,ttlo oa Do uetght bocause !.t roee

too epeculatfvs 1o nsCurrc. E Vf.::"rfri.l''n ilnrl,t GrrTrn

ENchnnne v. G{tv of, A?,nnnn,jrin, 216 Ve. 602, 22L s.ts, Zd LSI

(1975) .  ,

5. Tho roopsodoatto oxpertte wldenccl ao to lend valuc

baacd:oa ealos ts ontitled to 1ltt1e welght bccouec lt was

basod on asloo of lonrt ehac $Ere not tnrly conparable.

6. potl8lqrsro eae ontltlod to a reductton in aceogs-

eont to 9611051000 (55u of thE faf.r rnarker val.ue) for Flscal

Yeer L975 and to a rof-uad o€ cxcosE tax@E psid rlth latorort

st 4U por artanm froro ths dste of payrront o€ tho t@aes.
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7. hrrsuant to thle Courtre Oplnlon and Oider in

Kollv v. Dlstrlct of coi'rblg, Loz l{agh. L. Rptr. 2081,

(D.C. Super. Ct., Lg74), the subJect propetty (Lot 60 {n

square 499) belng a Group A properry can be revalued for

FLeeal Ycare 1975 and 1977 bur nor 1976.

8. hrrsuaot to Kelly, 8upra, the subJect property for

Flgcal Year 1976 has the eam msrket value for assess@nt

purposes (at 1002 of oarket) ae the subJect property for

Flscal Year 1975 Bnd the saE'" valuatlon date of July 1,

L974, (Rrrruant to thls courtre oprnlon and order of

Deccnber 10, 1976 ta Tos Dockot,NoE. 2369, 237s, 2370 and

2374, v.

DlotrLct of Coir,:-'>i-n-)

9. Thc oorket vohlo socl ti,u aooeseed val'e of eho

aubJect propol,ty for ptscrl year lgzd (rt 1o0z of uarkot)

te $11,100,000.

10. Fttglqroao EEE! oatLtlod to a roducti.on ln aesssl-

'*Ent to 911,100,C00 fe tri,ecal year 1976 (or 100? of falr

oarkct valuo) oad go a roftmd of excoes caxes paxd wtth

lntsrcst at 47 por en@$a frm tbo dsto of payosnt of tho

tarao,

O ' I ,DER-

It le horoby

oIEEEED, tbar

propoecd ordcr for

tho potlt{snore ghsU subrEtt I sepaaocc

cach calc In flvc daya conslstent rtCh
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thesc ftndtnga of fact and couclusiosrg of
sho1l submlt the orderg to counsel for the
s111 have an addltlonal flve daye ln whlch

law. petlti@@r8

respondent who

to aubnit any

I

l

obJectloos to the fono of the orders. If the reapo'ndent
doee not filo obJect{ooe thereto wlthln flve days, the qdsj3
1111 be a{gnod aa prieseuted by

Dared: uarch;!{ , 1;glg

Gtlbert  hh,  Jr , ,  Ece.Atrqrnoy for' Friiril"1i"

f:lvtn Etacirin3tcal, f, oq.Attornoy for loapodcnt

the petltLoaer.
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