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This matter came before the Court for trial on November 13,

1992. Petit ioners, the fee simpre owne;s'of real property located

at  4OO LOth Street ,  S.W.,  I ,o t  865 id  Squar"  3a7 (here inaf ter  the

rrsubject propertytt ) charlenged the real property tax assessed.

against  the subject  proper ty  for  tax years 1990 and1991 pursuant

to  D .c .  code  s  47 -820  (1981  ed . ) .  Responden t ,  t he  D is t r i c t  o f

Coluinbia, valued the suJrject property for tax assessmerit purposes

fo r  t ax  yea r  1990  a t  943 ,723 ,000  cons i s t i ng  o f  g15 ,1 -o8 ,372  f o r  l and

and $ 28 '  5 L4 ,628 f or iroprovernents . Petit ioners appealed to the

Board oF fqualization and Review, which sustained the assessment.

Pe t i t i one rs  t imery  pa id  the  tax  o f  9887 ,s76 .9o  and  t ime ly  f i r ed

th is  appeal .

Respondent, the Distr ict of corunbia, varued the subject

property for tax assessment purposes for tax year 1991 at

$45 ,522 ,0oo  cons i s t i ng  o f  $15 , ro8 ,372  f o r  l and  and  g30 ,413  , 628  f o r

improvements. Petit ioners appealed to the Board of Equalization

and Review which sustained the assessment. Petit ioners t irnely paid

the  tax  o f  $978 ,723 -OO and  t i r ne l y  f i l ed  th i s  appea l .



.  ' fhe Court exercised jurisdict ion over this appeal pursuant to

D .C .  Code  SS 47 -825  and  47 -3303  (1981-  ed .  ) .  Based  upon  the

evidence presented at tr ial and stipulations.of the part ies, the

Court makes the fol lowing f indings of fact and conclusions of law.

FINDINGS OF FACT

1.  The subject  proper ty  is  located at  400 l0 th Street ,  S.W.,

Lot  866,  Square 387 in  the Dis t r ic t  o f  Colurnbia.

2.  Pet i t ioner  LrEnfant  P laza Proper t ies,  Inc.  (here inaf ter

referred to as rr l , 'Enfant Plazatt) is the successor by merger, as of

June 3o, L9'74, to L'Enfant Plaza North, rnc. Both corporations are

or were incorporated in and operating in the District of Columbia.

The principal off ice of both corporations is or was P-L14, LrEnfant

P laza  Nor th ,  s .w . ,  wash ing ton ,  D .c .  2oo24 .  L 'En fan t  p raza  i s  t he

owner of the improvements and ressee of the subject property, r-ot

866 in square 387, in the Distr ict of colunbia, improved by

prernises known as 400 loth Street, S.W.

3. Petit ioner, L'Enfant Plaza Corporation is a corporation

organized and existing under the laws of the District of Colurnbia.

L'Enfant Plaza Corporation is the owner of the subject real estate,

Lot  866 in  Square 387.

4. Petit ioners are obligated to pay al l  real estate taxes

assessed against the subject property.

5. Respondent Distr ict of colunbia is a nunicipal

corporation, created by the united states congress, section 1-101

of the Distr ict of Colunbia Code.

6. r-ot 856 in square 3a7 improved by premises 4oo loth

Street ,  S.W. Washington,  D.C.  is  a lso knorrn as the Nor th Bui ld ing



of the L'Enfant Plaza Conplex. The complex buil t  in 1968 consists

of three interconnected buildings forrning a U around a masonry

plaza facing the L'Enfant Promenade and containing a large cehter

fountain and a horseshoe shaped driveway. The building to the east

conta ins a hote l  and of f ice fac i l i t ies.  (East  Bui ld ing) .  The South

Building is the twin to the building we are considering. This

South Building has been sold although through a sale/Ieaseback

arrangenent which prevents its use as a conparable sale.

Underground the buildings are connected by means of an open

shopping arcade called the Promenade Level with access fron each

building and the Plaza. AIso under the shopping arcade are levels

for underground parking facilities with entrances and exits fron

the Center Building aI1 interconnected. A netro station is located

under the praza with access by way of the Promenade Level. The

North Building (Lot 866) and the hotel and off ice building (East

Building) are joint ly owned and operated by the petit ioners.

Lot 866 has a land area of 5L,74L sguare feet. I ts

improvements are a conmercial structure of nine stories with three

below ground levers containing off ice, retair and storagle

faci l i t ies with a net rentable area of approximately 2Bo,ooo square

feet of which some 251,OOO square feet is appropriate for off ice

use. The structure is free standing and like the other buildings

of the complex, nonumental in appearance and nuch more in keeping

with the nearby federal bui ldings, HUD, cSA, the Forestal bui lding

and the prominent Smithsonian and art grallery structures on

Independence Avenue than it  is l ike the off ice buildings in the



northwest central commercial area or even

development.

.7 ;  The real  estate tax assessments

have been in constant l i t igation since tax

has repeatedly since that year found the

gross ly  overassessed as fo l lows:

Tax Yr.  Docket No. Assessment

1 9 8 5  T 3 6 5 0 - 8 5  $ 3 3  , 5 8 5 ,  O O O

1 9 8 6  T 3 8 0 6 - 8 6  $ 3 3 , 5 8 5 ,  O O O

L 9 8 7  T 3 9 4 1 - - 8 7  $ 3 4 ,  0 8 2 ,  O O O

1 9 8 8  T 4 O B 3 _ 8 9 *  5 4 3 , O 3 1 , O O O

t _ 9 9 9  T 4 Z O 2 _ 9 9 *  9 4 3  ,  0 3 1 ,  O O O

*on appea l .

in the nearby southwest

on the subject property

year  1985.  This  Cour t

property to have been

Court Decision

$ 2 O , 7 O O r O O 0  ( B a r n e s ,  J .  9 / 8 8 ,

5 2 3  , 2 0 O ,  O O O  ( F a u n t l e r o y ,  J .  8 / e 9 l

$ 2 4 , 5 O O , O O O  ( F a u n t l e r o y ,  J .  B / 9 9 )

$ 3 4 , 8 4 0 , O 0 0  ( D o y l e ,  J .  4 / 9 2 )

$ 3 6 , 8 5 O , O 0 0  ( D o y l e ,  J .  4 / 9 2 )

8.  In  T3650-85 the Cour t  found the Di -s t r ic t ,s  l_985

assessment to be invalid ab init io. In T3805-86 and T394L-87 the

Distr ict conceded that i ts assessments were invalid. fn T4083-88

and T4202-89 the Court held that although the assessor had fol lowed

the steps necessary for a val id assessment, the procedures used by

the assessor and the resurt ing assessment were erroneous.

9. From appeal of tax year 1985 through appeal of tax year

1989 a central reason for the Court 's reversal and reduction of the

assessnent was the finding that the use by the assessor of

general ized statist ical data in fornulating operating income and

expenses was inappropriate for the part icular propertyrs unique and



atl4pi-cal features and. resulted in a material .overassessment.

10. The errors found by the Court to cause overassessment and

to require reduction and refund are essential ly two in number:

1) After considering the income, market and cost

approaches to appraisal, t tre assessor and hj-s experts have selected

the incorne capital ization approach. AII have agreed with this.

The assessor then has rejected the taxpayer's incorne/expense data

because it was hi-gher than figures found in publications averagringr

such data for t lpical off ice buildings, e.g. BOMA. The assessor

and his expert have then used the averaqes so obtained and data

eoncerning leases in the same age group in calculating the net

operating income for the subject property, and fron it  as

capital ized have derived their estimate of market value for real

estate tax purposes. For five successive tax years the Court has

ruled this procedure erroneous for this part icular property,

finding that the building is atlpical and unique, much more

expensive to operate, and not measurable by statistical averages

for the usual office building. The Court has found that the proper

method for obtaining net operating expenses for L'Enfant Plaza

North is to use actual operating expenses. The assessor's methods

in these regards were rejected for tax years 1985 through L989.

2) For the f irst t ime in tax year 1988 and again in tax year

1989 through 1-990 and 1991 the Distr ict expert has charged that

revenues from automobile parking areas in Lot 866 should be

assigmed to the operating revenues of the North Building in the

approx ima te  sum o f  $5OO,OOO.O0.  The  assesso r  j o ined  i n  th i s



approach in tax year l-991-. This conclusion igmores the facts that

the access to the parking area is through the joint ly owned Center

Building; that the whole parking enterprise was operated by an

independent contractor; and that the revenues for tax purposes vrere

tradit ionally accounted as income to the Center Building; and that

there appeared no justi f ication for double taxation in the

premises. The issue was presented squarely to the Court in T4O83-

88 and T42O2-A9 for tax years 1988 and L989 and the Court decided

against the posit ion of the Distr ict of Colunbia.

l-1. The assessments now before the Court are with the

exception of low percentage annual increases, the same as those

entered by the Distr ict of Columbia for tax year 1988 and l-989.

They are:

Tax  yea r  1990 :  $43 ,723 r00O

Tax  yea r  1991 :  $45 ,522 ,O0O

(Tax  yea r  1988  &  1989 :  $43 ,031 ,0O0)

L2. In arriving at the latest assessments (for tax year l-990

and 1991) the District of Columbia has repeated the sane erroneous

procedures set forth above which have caused the Court to reduce

assessrnents for each year since tax year 1985.

13. The Distr ict of Colunbia has taken the consistent legal

position that based on the statutory requirement for annual

assessment, prior Superior Court tax decisions are irrelevant and

without precedential effect in respect of tax assessments for any

subsequent year. Under this rubric an assessment once found

improper may be repeated the next year with iurpunity even though



the circunstances renain without material change. The history of

the subject property gives r ise to the probabil i ty under the

Dist r ic t 's  pos i t ion that  l i t igat ion wi l l  cont inue unt i l  the

taxpayer  can no longer  af ford i t .

L4.  In  assessnents for  tax years 1990 and 1991 there has been

no material change fron tax year 1989 and the repetit ion of grross

overassessrnents is erroneous, arbitrary and unlawful and has

rendered them invalid.

15. The taxpayer took the position that for tax year 1988 and

1989 the fair market value of the property was $32,5OO,OOO and

$34rOOO,OOO respect ive ly .  The Cour t  in  T4O83-88 and T42O2-A9 found

the  va lues  to  be  $34 r84orooo  and  $36 ,850 ro0o .  Now the  taxpaye r

argues that  tax year  1990's  va lue is  527,TOA TOOO and tax year

1991 ' s  va lue  i s  S29 ,9OO,OOO.  A l though  the  pe t i t i one rs '  expe r t

witness, Ms. Michelle Saad, submitted appraisal reports and

testimony in support of these figures she never explained the

justi f ication for the marked decrease in value of the subject

property since 1989. An analysis of the f igrures used by the

experts in cornputing the fair market value under the incone

approach brings to l iqht that the only substantial dif ference

between the petit ioner's data fron 1988 and 1989 and the current

l i t igat ion is  in  capi ta l izat ion rate.  The pet i t ioners '  prev ious

expert used a capital ization rate of LLZ for tax years 1988 and

1989. Presently the peti-t ioners are urging the Court to adopt a

capi ta l izat ion rate of  LL.78Z and 11.90? for  tax years 1990 and

L991 respecti-vely. Even with adjustnents for the . l-5 increase in



the tax rate this junp in capitarization rate is substantial.

15. Due to the Courtrs concern over this issue the

petitioners were requested to subrnit a menorandun explaining

whether the Court would be justi f ied in reducing the value of this

property at this t ime. What fol lowed was a candid, though not

persuasive, explanation. The petit ioners have attempted to avoid

the effect of the testirnony of their prevj-ous expert witness, Mr.

Ryland Mitchell ,  who testi f ied before the Court for tax years L988

and l-989 after the death of their originally retained witness, Mr.

urqutrart. Before his death, Mr. urquhart had prepared appraisal

reports for tax years 1988 and 1989 and his values for the property

were much closer to Ms. Saad's current values which are now before

the Court. The petitioners urge the Court to compare the

appraisals Mr. Urquhart prepared before his death with those of Ms.

saad, his partner and successor. Thj-s, the petit ioners argTue, is

an irrefutable answer to the court 's question. petit ioners,

Memorandum for the Court.

L7. The Court finds this ernswer to be guite refutable.

Essenti-al1y, the petitioners are asking the court to igmore the

findings of their own previous expert witnesses as welr as any

independent deterninations of value which the Court may have nade

in rel iance on that witness in prior l i t igation. This Court j-s not

so quick to igmore its own prior decision sinply because the

petit ioners have found a more amenable expert witness. Collateral

estoppel cuts both ways. Fi-nding no plausible explanation for the

petit ioners' new reduced fair market value f ig.ures, this Court



holds Ms. Saad's appraisal to be barred by collateral estoppel. In

part icular, the Court f inds that there has been no conpell ing

evidence in  suppor t  o f  Ms.  'saadts increased capi ta l izat ion rate

which is the source of her reduced fair market value.

18. The Court, f inding that no material change has occurred

since i ts  dec is ion for  tax year  1989 (T42O2-89)  |  ho lds that  under

the doct r ine of  co l la tera l  estoppel  ( issue prec lus ion) ' the of f ic ia l

assessments for tax year l-990 and l-991" are invalid. The Court also

holds that petitioners' attempt to reduce the subject property's

assessment through testinony of a new expert wittrout material

change in circumstances is likewise barred by the doctrine of

co l la tera l  estoppel .

19. The Court finds that the circumstances and the firn

determination of the District to adhere to their position set forth

in Finding #1-3 requires the Court to take the option of cancell ing

the Distr ict 's assessments for tax year l-990 and tax year L99L,

Ieaving in place for such years the 1989 assessment found by the

Court  to  be $36,850,000.  The same to renain unt i l  the Dis t r ic t

makes another evaluation in accordance with law.

CONCLUSIONS OF IAW

1. This Court has jurisdict ion over this appeal pursuant to

D .C .  Code  SS 47 -825  and  47 -3303  (1990  Rep l .  ) .  The  Super io r  Cour t ' s

review of a tax assessment is de novo. In appealing from

assessments of real property for tax purposes, the taxpayer has the



burden of proving that the assessnent was incorrect or flawed.

B r i ske r  v .  D i s t r i c t  o f  Co lu rnb ia ,  51O A .2d  LO37 ,  LO39  (D .C .  l - 986 ) .

The petit ioners are not required to establish the'correct value of

the i r  proper ty .  fd .

2. The Court f inds that the petit ioners have met their

burden of proving that the assessments for tax years 1990 and 199L

are incorrect. In assessing the subject property, the Distr ict of

Colunbia's assessor and expert appraisers have ignored this Court 's

previous rulings for tax years l-985 through 1989 in that net

operating income has once again been derived fron statistical

averages for the usual office building, and revenues frorn

autornobile parking areas in lot 866 have been attributed to the

North Building even though these revenues have been traditionally

and presently accounted for as income to the Center Building and

the only access to this parking area is through the Center

Building. Attributing parking revenues to both the North and

Center Buildings, and thereby taxing the same income twj.ce, was

found to be erroneous by this Court in T4083-88 and T42O2-89.

Furthermore, the use of statist ical averages at the expense of

using actual data when assessing the subject property has been held

to be erroneous as far  back as 1985.  See,  L 'Enfant  P laza

Proper t i es ,  I nc .  v .  D i s t r i c t  o f  Co lumb ia ,  Tax  No .  3650-85  (D .C .

S u p e r .  C t .  S e p t .  2 0 ,  1 9 8 8 ) ; L 'Enfan t  P laza  Proner t ies -  Inc -  v -

Dis t r i c t  o f  Co lumb ia ,  Tax  No .  3806-86  (D .C .  Super .  C t .  Augus t  23 ,

1989) , '  L 'En fan t  P laza  P roper t i es ,  I nc ,  v .  D i s t r i c t  o f  Co lumb ia ,  Tax

No .  394L -A7  (D .C .  Supe r .  C t .  Augn rs t  24 ,  1989 ) ;  L 'En fan t  P laza

10



Prope t t i es ,  I nc .  v .  D i s t r i c t  o f  Co lunb ia ,  Tax ,Nos .  4083-88 ,  T42O2-

89  (D .c .  Supe r .  C t .  Ap r i l  17  ,  L992 ) .

3. The posit ion of t 'he Distr ict of Colunbia in respect of

the premises is summarized in legal memorandun submitted to the

Court

The Distr ict bel ieves that the Court 's
decisions sett ing assessments for previous tax
years, nade years after the property was
independently assessed for each of those
years, using statutory factors reguired under
the code, have no bearing on and should not be
considered in reaching decisions on later tax
years. To do so introduces considerations in
the valuation process that are outside the
statutory factors required by the code and
would require fron assessors and expert
appraisers valuing property as of a given
valuation date a violation of their duty of
independence and practice. Respondent's
Menorandurn.

4. This posit ion was before the Court of Appeals i-n Distr ict

o f  Columbia v .  Bur l inqton,

re j  ected,

375  A .2d  LO52  (D .C .  L977 r ,  and  was

The crucial inquiry concerns the legal effect
to be accorded the tr ial court 's nodif ication
of the Board's valuation unti l  such t ine as
the District undertakes a genuine reappraisal
of the property. A11 relevant authorit ies,
including prior decisions of this court, the
statutory structure, the tr ial court 's rules
of procedure, and tradit ional equitable
principles, lead us to conclude that the tr ial
court 's valuation must constitute the
continuing basis for taxation unti l  there is a
superseding valuation which has been nade
accord ing to  law.  Id .  a t  1056.

5.  In  Br isker  v .  Dis t r i -c t  o f Columbia, s1o  A .2d  LO37  (D .C .

1986), the Court reaff irmed the option of the tr ial court to cancel

the present assessment; Ieaving in pl-ace the last lawful

1 1



assessmen t .  I d .  a t  Lo40 .

6. The Distr ict argrues that since the t ine intervals for

appeal make it  inevitable that the cert i f ication of the tax rol l

wil l  come before the decision of the Superior Court this protects

assessrnents subsequent to the one challenged even thouql the

challenge may be successful. Changes, however, may be nade by

cour t  order  under  D.C.  Code 5 47-8359 and the Cour t  hear ing a

subsequent challenge may be bound by the doctrine of collateral

estoppel  ( issue prec lus ion) .  In  th is  case,  based on pr inc ip les of

col lateral estoppel, the Court refuses to rel i t igate the

appropriateness of using the above described methods to assess the

value of the subject property.

7. Although the doctrine of col lateral estoppel has not yet

been specif ical ly applied to tax cases in the Distr ict of Colurnbia

there is ample federal law upholding such application. The Supreme

Court addressed the issue in Conmissioner of Internal Revenue v.

Sunnen ,  68  S .C t .7L5  (1948)  and  he ld  tha t  i ssue  p rec lus ion  had

linited application in tax cases. Namely, i f  relevant facts in the

two cases were separable although identical then collateral

estoppel would not apply. Id. at 72L. However, the Supreme Court

has since withdrawn this aspect of Sunnen in i ts decision in

Montana v.  Uni ted States,  99 S.Ct .  97O (L979) .  Montana sets  for th

the fol lowing three part test to determine whether issue preclusion

should apply in a part icular tax case:

1. Are the issues presented in the second l i t igation in

substance the same as those resolved in the f irst

T 2



'  l i t i ga t i on ;

2.  Have contro l l ing facts  or  legal  pr inc ip les

s igmi f icant ly  changed s ince the f i rs t  l i t igat ion;

3. Are there other special circumstances wamanting an

exception to the norrnal rules of preclusion. Id. at 974-

5 .

8. Several Circuits have fol lowed Montana and applied

collateral estoppel to tax cases. See, American Medical

fnternational v. Secretarv of Health, Education and Welfare, 677

F .2d  118  (D .C .  C i r .  l - 98L ) ;  S ta r ke r  v .  Un i t ed  S ta tes ,  602  F .2d  1341

(9th Cir. L979); Disabled American Veterans v. Commissioner of

In te rna l  Revenue ,  942  F .2d  3o9  (6 th  C i r .  1991- ) , '  ITT  Corpo ra t i on  v .

Un i ted  S ta tes ,  963  F .2d  561  (2nd  C i r .  1992) .  I n  pa r t i cu la r ,  t he

Second Circuit explicit ly stated in a per curiam opinion that,

rrMontana indicate[s] that i t  is appropriate to j-nvoke collateral

estoppel here to bar the Commissioner from rel i t igating with the

same taxpayer the precise issue on which the Commissioner has

already lost for a prior year. t t  Union Carbide Corporation v.

Commiss ione r  o f  I n te rna l  Revenue ,  67L  F .2d  67  (2nd  C i r .  L982) .

This Court invokes issue preclusion to prevent the Distr ict of

Columbia from rel i t igating 1) the appropriateness of using

statistical incone and expense averages as opposed to actual

historical income and e)q)enses when deternining the fair market

value of the subject property, and 2) the question of whether

parking revenue should be attributed to the subject property when

it. is currently being attr ibuted to the Center Building and is

1 3



taxable to the Center Building.

9. Applying the three part Montana test to these issues the

Court finds that the issues in the present case are in substance

the same as those resolved in  the f i rs t  l i t igat ion.  A lso,  ro

control l ing facts or lega1 principles h.ave signif icantly changed

since the f i rs t  l i t igat ion.  The L 'Enfant  p laza proper t ies are

sti l l  viewed as unique real estate which should not be compared to

off ice buildings in the downtown washington, D.c. business

district. Likewise there has been no change in the parking

structure which would allow any access to the undergrround lot from

the North Building, nor has there been any reallocation between the

North and center Buildings of parking income and expenses.

Finally, the Court f inds no other special circumstances which would

warrant an exception to the normal rules of preclusion. Montana at

974-5. Accordingry, the court f inds the tax year 1990 and 1991

assessments for the subject property to be invalid because

valuation methods previously held to be improper by this Court were

enployed to arrive at these f igrures.

10. Montana's test also requires the Court to apply

collateral estoppel to bar the testimony in support of a reduced

appraisal of the subject property given by the petit ioners, expert.

The issue in this l i t igation is in substance the same as the issue

resolved in  T4083-88 and T42O2-89;  namely,  the fa i r  market  va lue of

the subject property. No controrl ing facts or legal principles

have signif icantly changed since the f irst I i t igation. The Court

f inds that the mere substitut ion of an expert witness wil l ing to

t4



provide new data without adequate explanation for.the result ing

change in value of the property, is not a change of fact which bars

the appl icat ion of  issue prec lus ion.  F ina l ly ,  the Cour t  f inds no

other special circumstances which would warrant an exception to the

nornar ruLes of preclusion. Id- aE 974-5. Accordingry, the court

f i nds  the  pe t i t i one rs 'app ra i sa l s  f o r  t ax  yea r  1990  and  199 I  t o  be

ba r redby thedoc t r i neo f co1 la te ra Ies toppe1 .

11. once a Court has found both the Distr ict of Columbiars

assessment and the petit ioners' appraisal to be f lawed, the last

val id appraisal stands. This rnethod was upheld in Distr ict of

C o l u m b i a  v .  g r i s k e r ,  d t  1 0 4 0 . In this case the last val id

appraisal is the one determined by this Court for tax year 1989 in

T42o2-89. Accordingly, the Court f inds the fair market value of

the  sub jec t  p rope r t y  t o  be  $36 ,85o ,000  fo r  t ax  yea rs  199o  and  1991 .

ORDER

Upon the f indings of fact and conclusions of law made in the

case above and upon the petitions filed herein, and upon the

evidence adduced at tr ia1, i t  is by the Court this a7s aaV of

January,  1-993,  hereby,

1. ORDERED that the correct assessment for the subject

proper ty  for  tax year  1990 is  $361850,000 and that  the correct

assessrnent for the subject property for tax year 1991 is

$36 ,850 ,000 ;  and  i t  i s

2. FURTHER ORDERED that respondent be and hereby is,

directed to urodify the assessment record card to reflect the value

o f  $36 ,85o ,o00  fo r  t ax  yea rs  1990  and  1991- ,  and  fo r  a l l  subsequen t

1 5



.  :  :  . . :  : .
] fears unti l  a lawful reassessment.has been performed; and it  is

2. FURTHER ORDERED that respondent shall refund to

petit . ioners, with interest ' ,  the excess taxes.which haVe, been'

unlawfu l ly  co l lected for  tax year  1990 and tax year  l -991;  and i t  is

3. FURTHER ORDERED.that petit ioners present a proposed order

for refund, with interest form the dates. of payment, Do later than

ten (10)  days f rom the date of  th is  order

SO ORDERED.

Judge John F. y le

c c : / /
Gi lber t  Hah{ ,  J t / ,  Esq.
Tanja H.  Castro,  Esq.
Amram and Hahn,  P.C.
815 Connect icut  Avenue,  N.W. #603
Wash ing ton ,  D .C .20006

Joseph  F .  Fe rguson ,  J r . ,  Esg .
Assis tant  Corporat ion Counsel ,  D.C.
51  N  S t ree t ,  N .W.  Roorn  31O
Wash ing ton ,  D .C .  2OOO2
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