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Ihzs mcittm came on. ior tndl bcioro Ihe Honorab]c Bmdi{)rd .53 Ddapt w, Chief Judgt of

thn, Mum(,sotzi T ax (‘()urt S

Ihomax R Wi lhelmy dnd (,imstophu A S;iaffcrd Iredrlkaon & Byron, iA .

S mprescntcd puuhoner Macy s Recaﬁ i Ioldmgs, inu -

J ohn March And Lisa Hahn«(‘ozde& AQSISt?T\! I{cxmmm (“nuniy Attm neys zepresnnted
R 'wspondmi Humc,pm (‘oum‘.)
ihuse pmpet ty ta){ cases comcm thc markct vaiuc Df the Maw 5. }Iomc 5t0r<3 in I*cima as '

- _'.of Tanu&ry 2 >00‘§ Janu‘wy 2, 2009, January ? ?Ulf) anu Janumv 2y 201l Wf, nnd that t.lu,__.'

. :a»sesfmd value of the subjeot propcrty ovcrswi(,s :h market mlue as: oi ea.a,h valuauon datc

'1%1{: -court :havmg heard -and co:mdered ihe ewdence adduce—a at the :hearmgrs and the

-a*gjuments of coumcl and vpon all of tho ﬁle:a, rewrds anr:‘i procudmgs hewm now. makeﬁ lhe

S followmg,

oV E0 2t



FINDINGS ()f FA(‘T :

.3. s P.etitioher Macv’-s Rcmi.l -Hoidm"m Ino_. has ¢ ufhcn.nt mtm,at in the plopcrly o

: n‘.la.mt'\m [hlb poutxon\ ail statuiory and jumdsawnoi n,qun cmcniq haw, ha,m ﬁullxi‘c,d a.nd the

'.:couu hd., juusdmtzon ovci the Subj&.bt mattc,r of the actlon imd the po.rtxus thu:ei(}

: _ 2 : 'Ihc subjcci pmputy 18 & smgin OWTlm ~occnpwd pcuu,l Wzth 347 09'7 Square feet

or iand emd a b!l’LLt adarLs‘s of 72 35 }*mmc i&vcnu Sourh ml dma, _\{mnceota

T Ehc Lmd is nnn;ovui wﬂh an-§9, ?C)/i aqudm foot frmbmndz;'sg i"mmtura, %howwom

e famhty whmh 15 c,urwml‘f a Macy's IImm Stow iha mﬁ]omtv of The subja,ct 3 1mpeovemems {a

- 53, 3 7’7 aquarc foot mdm ﬂoor and 35,917 kquau, fcoi of addltum 1 apaoc spht bﬂwwn an upper

: and a lowcx ]cvcl} Wore comtructw i 1977 A modcst addrion of 7 3{)7 square ﬁ,f,t Was ’mnlt n

) 1907 [}:;L bmidmg exterior is concrete blouk and, immhcd buc}\ wnh earth berm s;des

: 4 th suhju,l propcrty m bur dumd by thwc msc.ments Thc iust is ,m underpround

' : uiﬂﬁ.y ::asuncm or O.ﬁin[’ m(, pa,roel B3 norlhmst comu

-5, ;'_; I hc %cond casement isa pvl pctual Vchlcula* acu,ss cascmcm‘ thal SEIVes. bolh the

- ; Sub;ecﬁ properiy dnd th@ parcd lylng im mcdmiciy 10 1h{, south ih1s mse;mnt runs eastﬁwe tand

o occupaea thc soutncrly 85 f’em of thc W e%mr y 360 feei oi the sub ect parcoi Ii ﬁznumnﬂ; 4s the

'c':stcxiy portmn of G a]laé,h T l)rwe V\hi()h crmses hancc Awnue uT a contmlkd miersmhon

o ':'ihc,z by fum;shmg bo*h northbmind a*m souihbound trafﬁc accu,s to fhe subjeof pmpcrty lne

:'-cascmmz is thc* au‘mcct propwty Qole Lmb cut onimncc Avmuc n

6o Iha, thud e&f;emem is a »1am<>1t cm.mt,nt that runs castz’wesz ]ust nonh of the :

. j--:ub;cct propcrty s wutﬂem boundary It thus izcs -w1th1n’ the -vehl{_;_ular- acces's ea'semem i‘or. the

i 'Wusterly ’56{) fee,t of fhe pmwi Blld occupxus othemisc unburdencd spacc for thc remamder oi its

. : ._.lcng,th alorsg Lhc cabu,riy 250 fwl of 1}19 par cd

™2 .



7 _E 'fh{, propu;iy was. 4<}ned I’L,J i’lmmud ( omnucwl l)u;u;a on ;111 Vanumon.
E : datu Thc propcrty § cmstm,\, USG.as & fus mﬁzrc s]aow; SOOI WAS @ oouiormmg use, a |
" 8_,: N 'lhe hlgﬂest and b=si use Qf 1he subjwl pmp:.rty is for r,ontima,d use of. .:ts u{zsnng
- retail mm.lovements | | oo | |
9 Thc: i*dma.fm.scssnr 5 estxﬁxaiw r.nc.zrkct value {m thc S’LIb](Li pwpuz{y was
| $8 894 UOO as of both Lnuazy 2, 2008, and mnumy 2, 2(}09 and was ‘@8 ?’?7 (}D(} as oi both :
L Jan ALY 2 2010, and Janua:yz 2011 o s )
| : _']‘Oa Mcu,y s dppldlS(,l Rmdynrf bk(m MAI opmed thm thu fet, mmpk mamr_t value

01 lhu sabjwi pwpeny was f£(),w 75,000 as of Januaay 2{;08 555 6,75,00(} as of .Tanuary 2 20{}9 _

88, 2‘50 OOO a,s ofJanu.—lry ? 2010 and $5 27 5 000 as of Ja:rmary 2, ?0] 1

_ '. 1 h{ ( oumy s appra;ccr %iwla;_}x ‘\lo{,mngcr opmcd Ehdi tiic ;ﬁ,c. sxmpfc mdrku
.vﬂuc of the, sub}cct pmpmy was ‘bi ’755 IO{) asof J.muary 2, ;:008 3:11 08) DOU as oi :
o i}anuazy” 2{}09 $10 8i1 300 4s.of TdnuaryZ 2019 cmd m 893, 900 as of ianuwz ?011 |
| }? TI*e fe,e simplu mar}\r.i aiuc of thc, sub;act propcrtv as c)f Jammry ? ?008 '
_  st%rzszo% | | DR '
. : 13 Tiic fec simplc mcuket vcﬂuc 03‘ the sui:}a,czt propc;l‘t& as of IJ&IHU’HV 2 "009_ 5
If__wasf})S 185,000, o | Shi
) e m, ilm fee. sampie mmkét *}a;ue oi ’rhe subjwt pm.r);r.i}./ as, oi Janualy,z} 2010, _
':.'_:qu%gﬂoogg i R SRR

| | 13 : Lm ﬁ,c,. 51n1§Ie %'n.::uket vaiuc 0f the ';uby,;(t pwp< rty "“ oi‘;fcmudry 21, "0;1, )
'was&mozooo S B
CONC LI &IONS 0&4‘ IAW =

- 1, : }’qul(}i’iu subm;tmd sufﬁuctit cr(,dzhit* {*wdm(,{, m rc,but 1}1( pwsnmpiwa mhdz{w -

of 1%:@ a‘;s«msed va.:ue as of eaoh vaiuauon dazc

R VE IR



2. . T hc, Jdma A‘«S{‘b\(JI” $ mmn&lui mdrk(,L mlm fur thQ Siibj@»i?i' property as of

B Jc‘ﬂltdt} 2, 2008 ovcrstatus g mctrkci vaiuc as oI thaf: dsi*{,

i 'Ehc Idma Asac %ﬂr § f.,Sthnai(:d mdkc* \’dluu f(}l th(, w_b;]cc'?; property as of

= Jﬁrwuary 2, 2009 me;st*uus m mar}(c:t vafuc as Qf that datc, '

B N -.Ihe : }.f,c_ima__ Assas_sp‘r 8. est:ma'ted_ marke-t valne for the subject property as of

S Jemuary 2,_20'1'0_' bvé.'z.‘statés :éfs 1.narkei' value as of that date

y

RN Hw Edi ina Aswsw s ceumc ted zmrkei v‘duc 1or Ihu. subject property as ”oi'*‘_f :

R Jam oLy 2 ?Cll ovexstausq 1ts zmrkm‘ mhc s oftha datc R

()RI)‘? R FOR 7[) DG\&ENT

[N ihc db&(A'st Valuc of the subjwi pxopcﬁy as of Jdﬂtl&!‘y ,,,{ ',;{}08,_'5'_1_1.23._11-;.56'_ _

L :acueasul from $8, 394 oco w $8 432 ooo

L 2 Thc &schsad valuc of tha, subj bt mopar{y a3 oi January 2__’}009:,_' '_sha)l‘:b'e'.'

o '__-dc creased fmm SS 894, 000 to “58 385 000

’i Thc asscssu. vaiuc oi {hc subjcc‘t propmv as of_' January. 2, "?_f.'J_l_O_,'."s_h;;_ll Be o

' *-.-__fdew,md fmm 33 227 000 1056, 710, 00@

N Fha as\ew,ﬂ vaiuc x)f ihu subjcu propcmv s o"f' Jdnu&xy 2:,..' 2009, shall bu :

.' _-dw;easu from $8 227 000 m &:7 403 OOO

: j.:."u,(,u;nputud d.LLilldiI’lg:ly’ aud u,h.nds ;f cmy, p&id to gbllli{)m& as: mquucd by suoh uompuianona,- e

i -.'tcgetbu mth mtucst from f;he orig,snal dazc of pa}fm(,nt

st :'.'-.Lax\,s duc, ’md pay zk i, 2009 zmd '>010 201 ?and 201 shall bei p
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Pcnmoncx Mcmy 5 Rctaﬂ Holdm&,s owns and opcraius thc, Macy”‘ Southdalc Home %to:c'_.. EREe

' in bdma an{.SOId Macy &3 f Ied petmons unda,r an Smt ch 2;8 (2012) challmglng the SRR

o _Ldmd Assm%or 5 cqnmaied markct va'ues for th'a SHbjLLt propenty as of the Jamzary 2 2008 .- RIS

'Jmu'ny 2 20{}9 January 2 ?_OEO dl'ld Ja.uuary 2 2031 a&scssmem datcs Wc conclude %llat ﬂm o
B _ assebaed vdiue m’ the subjcct pzopez Ly overazatcs 1ts mazket vajue as of each vahmtmn date

T 'I 1 ur, bwn’fcr PRO?LR‘I‘Y

ihc sub)em proper{) I.S 8 smcic owner ou,up:c,d parccl w1th ’547 {)97 squrm feet ef lcmd :i'_ AR

: 'and 2 qtreei dddless of 7235 I"rame Avumc, Sc}uth in: }’ dma Mzm;{,sc)la Ihc lanci 18 mlprowd‘-_'_'; :

' mth an 89 ?94 square foot frecstandmo fumnurt, showmom fdmhw whlch is currcrﬁly a: Macy :,‘ 3

1 bx Al at 4 30 33 Ms btoamngcx 5 ﬁgure of 347, {)‘;L~ aquare feci Was: based on i

. chnbp:n C‘ounty 5 GIS system Tr. 332, Mr. Skare estimated The land area ai 352, 087 square-‘_ ;
feet, Exs 1,cat 3,06, zclymg on umpcuﬂ{,d information supplied by Macy’s and unspccmec —
- '-govemmen recmdq Bl 1, atS We relv on: S’tocrzmgcr 5 ﬁgme . - NEREE




| I{omo Store.? He ma;omy. of fhé mb;__cp;; unpmw,mems (d. 53,377 squarc Ioot main floor snd
35 917 squa.rc iwa of uddlthlidI spacc splxt bem een anupper and 4 lowu lcvc}) Were conqlructs,d _
| :fm 1 977 A modcst a.démon of 7, 507 SUALG fu,t weas built i in 199 'IA_h.e bu;_l_dmg’s _exif_;tri_or is
" .: concrete block and finhhccl bmk Wlth mth bum azdcs | o .
I hf_: s;_xb_;ecft _pz‘_operty is ft)_u;'_d;in_c_d_:by _threc_ ez’asemcnfs. Thc ﬁrﬁt is _az;:}h anécrgrcund 'ﬁ_tii{ty_ L
Oascma,nicromzwthe pafcél.’;nbﬁi;ca.s;"'c.(.):r'ne.r-. iiac swond s & pupetual vehmul : aéticss_
casement Lhai serves both the eubjecl pxopcﬂy Qnd thc pmccl iymg 1mmcd1atr.,iy to the south

) 'Tlus easamum runs Laat,’wcst amz Dwup1<:¢ the southm ly 85 fu,[ of rhe wesiu ;} 360 fu,t of the. - =

abjcci pzuce! 3 It iuméwzxs as me Ldslmly portion of- Gdlldglm Dzwe wluch crosses imm,c S

- Avumc cn & cozktrollui :ntubeatxon ti!m,by iumwhmg both nolihbaund and south%)ouvd tr afﬁc_ o

access 1o, the subjc,ct promny The eam,m(,nt 13 the- subjcut pmpu [y 8 ﬁola c,uxb wt on }fmnce

-A'vezmc‘ w R

]he Qhud ca%maut is a’ ucmmt CdSLIEiLi‘i thai Tuns easifwcsl jlﬁf north of thu sub;cct SR

. mopei ty s, wu hum buundmv 1 Ii ihus l:t,s W;thm thg ve%ucul;u ACCESS eascmmt Tor fht, wmtm}v o

*Fx. 1 at 3. Mr. Skcﬂ{, g {‘i‘g,xm, <Jf 69 294 square icc,i Tx 1 dt 3, 6 was, basz,d on.:f.

- tmfutecturdl drawmgv ‘;upph:,d by Macy’s and on a building sketch in the. Hemnepin County St

Assessor’s records, Fx. 1, at 8, 32, Ms.. Smuzmgur ﬁgmu of 89,782 square feet-was-based on -
the assessor’s ficld aard and on’ bulldmgf pizms 1 X Al ‘at 36 Wt, rcly On bkmc, 5. hgme v o

N -.‘(--1 a{j,.. . |
-_4_1_% 5 g
. Ex. Lat
OB AT at A43 _
'.1.7};& Ai at 31 37 e
Ctpy Al am A2? A35 T1 %4? 45,
.'_'--"Lx 1,802 Tr. 343 44
_ 'mEx 1, a’tl l‘r 344 _
VB AL #32, A3 442, . 34&48__:




: 360 fcel o{ ihe pdi’C(l dnd ﬂccupzts o harwmg unburdwed space for tlm mmamd&x of its lmg,th_

o alnng ?he ammiy 250 fc,et 0{ the parc,e] M.

fhe prope"u was zoned PC‘D ‘i Phnncd (_,ommcrcml Distzict, on ?11 vq]uatmn daree

N Tho pmp< rty 8 Lxxst;m_ us@ asa ﬁmutuxc showroom was a con.formmg usa

Thc Lc‘ma Asscssor 3 a.suma[ed marke{ Va?ue for thc subject pr opcrty wqq 58 804 00{) as

B :of boih Janvary 2, 2008 and January 2009 and was $8 zv*z 000 as of mh Ja,nud.ry 2, 2010

B and January 2, 2011 13 M.d(,y 3 d.ppl‘cll‘;&!‘ Rodg,er I Et,kan, MAI c)pme& that tm foe qrmpit,

S markct vaiuc of thu subju,ci propmy vas $6 "’75 CIO{} as of Januarv 2 ?008 $5 625,000 as of _ B

Rt Ta.iumy 2, 2009: sa,zsa 900 as of Ianuary z, 2010 and $5 275 ooo as of ;mmmy 2, 20112 The

- L ounty s dppmsse; Shdagzh Swuzmgcr opmed that t’m, ft:L snane markel valuc of thc .E-llb_}t{)i
R _pmperty was $12 755 E{}O as oi‘ Janudry 2 2006 $11089 000 as of Jamsary 2, 2009

i ':‘510 811 ’500 as oi Jammry 20}0 and S‘i? 8% 90() as. ochmuaryE 2013 o

ST B nmﬁ\:opl’aoor Rt

Au ds&cbsu; 5 L‘:l mau,d mcuket va!us 15 pumd fczuu vahd _S Mrrm Bee ;Sugar Coop v,

;Iy uffcmw!!e 737 NW Zd 545, 557 (an 2007) (uum, an St §§ 971 06, subd 6 & B

"-.::"__‘27) 06 (20!2}) A pa:tlu(mu m&y overéomme thc prcsu.mptwn m vahdziy by mi; cnduung t:wdt,nuc'_-

S _ iimt thu as:wssor s csilmatcd mdrkt,i ‘lel.}{, Is cxmssws Jd at 558 Wb wnaiuda Lhdt ‘vi‘u,y gl

L "_pru' 1Lc,d &mff mmt ﬁ:wdenut:, ihmugh the tcshmony of 1t:, valualion L}Cpu‘i to mbui ihc-"_f"' FRE

[ pmwmpt’on Whui ﬂ'lt prwumptmn of \ahdliy 15 ovucome we dbtbﬁ“ﬂilib mcukut leue basad' AN I

L MRy AL atAdd
”"-;i.”‘*“’m Alat435, %8
LEx, Ai at43 R
R a2 15, Bx. Al azizﬁ;r--_ff
o ME e, |
' ::V_ '_l‘hx,-_j-\;_.’ at 33__..




. up{}n 2 p1 eponderance of ihc Lwdmu. Maa,y s Re!uz! H(}Mmgs, ]m ¥ (,m'v of lienneym, No.

- ?7 V- 0? 07774 et al, 2011 Wi 6117899 atr2 (an 1"( N(W 28, 2011) {uim&, Pep ﬁog,s v,

| 1'( m;/ ojzinofca No. C"~01m278() el '11,2004 WL2436q5(} d“( *3 (an T.C O(,t ?6 2004;)

: '_III TAX VAI UATION: (;?NFRM LY

Wc consider tnc thref: uadltmml ar}paoachcs 10, vaiua‘imn—»- -Cost, incone, cmcl sal(,s

E ;'Z;wmpauwnmm duummnw mdlkct valm See f‘qw{able 1 afe zfssw .Sm of. z‘he US‘ v, ( n!y

Sy .aj Ram?ey, 530 M.W.2d '544 ‘Sﬁ? (\dmn 199‘7) W @re 1ot 1‘¢q‘uli‘c:cl. howevm‘ 1o g,wrs -weight 10
ai? thr e valuation approachm dnd We. may p]au, g;cattr ﬁrnphasls on a pdi[}(.uldl cxpprom 1 OF
: '.;.app*naches Ia‘ at ‘3"54 Bwat;sc tw approaches ‘u:) valaci are. &pphﬁ‘d in vht Gi a plopm} T
”:.:.-;.hl{fhlf“ai and bcst iise, see, ¢ g z\pprcusa] Tmnam, The /ppra;m! of le Estate 4243, ’3%] "%( ? )
e ::373, 379 565 (14“‘ cd 2013) (fso mdxccstmg), vcmm to hu,hmi and but use. B |

I:V Im,ﬁmr AND msz Usy '

A pwpclty 5. I‘ngheqt and be‘st use s “[t]he maao‘mbly probabic, use oi pmpem tho.t _

o ': _1esults in thc mghcst va]u* " Appmmzl uf Reut’ Fsiara 3'52 1"0 bcv rcasona*a Y pmba‘bls a use ..

musi b{, phybually posublc, Efsgﬁaﬂy puuumble a,ud F z\asmaiiy fea‘ub . Id Use% ihat ‘Sﬁtlbf}’-.

: -'-.thest, l}mc ur;u,zm an, Ihm u.,sk,d undu a iou;tn “ﬁﬁ Ccononuc pmduclmty, aud thc rmson&bly -

probable-’usc with 1hu }Jlgllest‘:‘/diu@ is tm, h;ghm di’id ht, s _']t;g.-. (’t_':_mpimsl_s -m -o_ngmal).- T

' --A..prtapmr Iugi'ze,v;t.an.d-'besl'-u's*e':arialvms ;5’ u-ndertak" _:from lwu puspculwcs 11}{1& uSo: '

-of 2 propcr(v b(.su L on, zhc assumphon th .f {h(, parcei (3f Lmd is vacam nr can bc mddb Vabcim by. -

i -_dmnahqhmg al ¥ Imp ovom(fzts {dnd 2] the use that should }‘L ma,cic- c;f d pmpu 1y dx t[ exisls (1 €,

S 5'(!0{1s1durmg the current 1mmovomez is) g Appmrsai of Rm! }*sz‘aw "%'%( }“ hﬁ,se two puspmnws S

Lt are cormectcd bm {reﬂcmj dl‘ tmcﬂy d1ﬂfemli conc‘?pm 2 fd An “aq vacant‘ 'analyerq “ioeuse‘ .
It t)roadlj,] un altu mtm, uses, thh Tht ?pprcuscr u,stmb each reasorfsb]y prauabl{, uqe for }eg,al a5

o pcam;ssab:lny, physn,cﬂ possﬂ);hm ﬂnancml fcafnhlhty, and max1mum pmductzvny " Id at a’v’,”




. An ‘a8 unpmved v aﬂdl}‘ils in wmrasi apphes 1h{, “fcnu criteria moxc, nmmwly to alternative uses.

of Ihe exzsfmgr ;mpmvemenfs n par t:cular e»Juatmg whethe; to reinm, mod;ty or dcmohsh

7}mmzm

: _ A TI}(, Pﬁrtws’ Ihghcst ‘md Bt*st ﬁsc ("anc]uswns
Tht, pami,s ap;)rdlsm <11,r<,(,d abom the 5ubju,‘i pmp(,rty 5 hwhcq :md f‘cat use as wu dﬁ{
. _' but dx@«xgxeed abom IlS §ng11<,st "md bcsi uge: aS xmpmved

1 _ 'Ae V.acan't

Mr Skare cancludcd that ﬂle sab ect pmperty s, hwht.,st avd bcst usg as vacdnt was “for )
'._-mme [vpc‘ of: 8 fairly intense, larg,er cit,sf:ndlmnﬂ}r}ulicd wmmema]fretal dw loptm,nt Or 8
mlxad-uw commcma.% and rmdcntlal dawloprmni o Lﬂ!ewrse Mb ‘xt{)er.cmgc,r cunmiidcc

""mat “a rctaﬂ m m;xeci use. dcwlopmcr‘t would u,prcscm thc hlghc,st ard i)_csfn use oit‘_.i‘h'c

L suh]u,t sne d'\ 1f VdCdlit 2

2 U As Improvcd

Mx Skare c,c\nciud(,d that “the hlg,hc i and bcm use of i}m sub)ect propg,r{y as nnpmwd’- -
s {(;r coa’cmuwl use. of {in, c,xmtuw 1mpmv<,mc.,zm 454 smglc occupant highnmrgm {i.c blg o
R uckut) retmi faoxhty mch asa fmmturs shewroom 520 W$.-.-5Ji0$1'21ng6r"i_11 G.O.nffﬁsi‘, con'c,iuded_ e

_:-'%hai [t}he cmcnt m}pmwmcﬂtfs do no’t com:nbutc to overall prop rty valuc aJAd Lhua thc__-_ S

'_n2i .. o

’]hc, dpprms(,rq dm’(‘tly t‘ontra"y mrzc,l a&"(mx abnui hwhesi And hf:,st usc* as tmpruvud._

L :H:d‘ak 1wo pomts oi subs%antml agzwmun Iqmt althouﬂh bkarg conciudcd ma{ ilm plopcr{y 5

meT%*a?% "
| ..'?iLX Al, (?.143_'.. L




amsﬁnp 1mpr<)ve.mc,ms comzmmd lo contubulu to.ns ovcrall w.slu. on t’ﬁe f_oﬁf \_fz_ilua?;iou dates, he
mcogmz (11 that ‘1bc prol erty’s unduivmg iand va,ue is quite ‘mgh e(;mp(.red o ... its
= ovezall 'iu e (2) Lim't the existing str uc,uu sufmcd fmm “"_ .smuﬁmn’a dmouui of incwrable

' funa,mn obsoic«cmw n 2 m{i acccudmgly, (3) £iﬂat wnhm “a mater of ﬁve ycars m&vbe seven,
: probdbiy 10 i’hh bltb would be 1Luwclopcd n . '."i hc appmlbcrs Lhu» agrccc. thnt d}c sub]cd 5
iisplGportsmmwy hn‘h land value wonk 1 so0n Qurpasx J% nvami} \:aiu\, «,pumng, rcdevciupmc nt;

N Ihcv (‘Ib&f‘ré‘ﬁd oniy abom hcw S001 thiS Would opeur. IR | |

bcwnd Ihﬁ appralscr% agrced 1haf to propmy ducrmms thc subju.,i propo;t;« $ highest

~and hesl usc, as 1mpr0w d, its wluo for saiﬁ as & dw< lopmen aﬁlfv m mi bt wmpami with s
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L Value pcr sq tt g - "E’iat:sl Vaiue S Rounded

-_V:'.eﬁs;" o sm000. $6,250,580 . $6,250,000
2009 . 6350 _..ff.___-}-_: }-‘$‘5 670169 L $5,675,000
L2010 86050 85402287 $5400000
2011 $60. so’ g, 404?87 SR %94090005"

S -ﬂach am;i Is .,ntziled to 10 wexght

inst E:kare s. analysr, ioundc,ra mz a cxmcmn Macv 'S dxrccis towa:(i Mb hiouﬂngcr 800 E

% 'i“x } at 91 (Qdc,c,tmn v;rz‘tt,rm}A zd 41;_'9

. inStPaul. Bx, 1, el 94-103,

2. Ex 1, a’t 94, 103

S 1. Ex. 1, at- 113, 116, El‘? Iz,? (scpa.mu, ad_;ustmuﬂ gnds) ‘spuiﬁodlly, bk&re use d_. R o
: _-compamblm 1 through 5. ior the .i’anuary 2, 2008 valuation date, id at 113 comparables 4 .00
- through 6 for the January 2; 2009 date; #d. at 116} comparables S tuough 8 for the: Jaﬂum} -

g .-'?010 date, id at'119;and comparablc« 4 thwugn 9 for the Januzuy’) 2011 ciatr:, 34, at 172

| 58Lx 1 at 106 113, 11(,119 122 _
’fzx 1,ams 1}8 121 124 T: 26’% 64 268
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_&gg:cg,atc adjustmutts g,xwt T than ‘10%. m_av' be _dc:ir*ﬁcd néx --Sufﬁcicntiy con.spmabic;“_ 0

A]mmmh we re)u;t ?viacy s cemfmn 1%1& we dpp y a “ln s It‘»t " we acknowledge a relumcmw
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&0 Mdcy & Post 1‘ raal ’viem c‘.'f id see. al R ra’ d{ 25 26 (mm ar Z:SSLI‘UOH, mm&, casm)
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- adjustments are excessive and gross adjustments cxu,{,du.i 509, Bon Stores Realty Tiio. LJ Cw.

- Cnty, ofi{amsey, Nog. 62-C0-07:4475, 62:CO:07-4475; 2011 ‘W1, 3621612, at *6 (Mim 1.C.
L Aug 8,2011) {giving no weight to compdmble sales involving $0% and 65% oSS aajmtmcms),
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*4 (Minn, 1. C. Nov. 12, 2009) {giving no wexght 10 ‘corhparable sa,Ie mvolvmg 65% gross
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e >wz}»d and managed s an mcume-pwduomg pmnmy and: (mdiwvnﬁ :is nmmuvpmdmmg '
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' _'Z'Dmmg, cwss exammauon th«: Coan{y aske,i ::slcazc Lo clmm ﬂ'ze. ubér_ul@s embodied in his h
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o quvouﬂ £ Thu (“‘nlmly then dsimi Sk&f{, 16 deTlOW i lhdt thc mar ;{(‘L wndnums adjuxmwm_
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__prmertjy f(:r S(smc af thc same valuatmn d’iiCa Ap,«m, Skarc was cvaswc

: in anat tf:xrzpi o Jbizah{ a ¢ "?km Mc&m £ mus;wl p;upo&,d to m}k ﬁ.ﬁi Iui a tnulwtc

_'abom your Time- ﬂd;iESLmCHtS - Thc nem twdve pugpm of thu tmi tmnacupi howum, are -

.dwotud Lo ﬂ’ll&: dlsoussmn !hc rcdsrcu, cxmnmanon 18 exwmlw spcuﬁonlly because, even

w!za,n ]i!tt!dbiiili., mlh M ae} 's (,(Jmih{,l ‘»k;m s:msﬁ.on;écs wu, wmhc,d quahhud bamquc, a,id

- _wntradmt(}ry In mm, wie: ioumi ihn,m whonv unpumzaswc, 1¢/wm<r us wzzh 1\0 coﬁﬁd@zme m.

B .Skare 3 t;me ad}usumni

- area,”’ 3

‘vkarc § cxplauation oi" lm ]oaatmn ;zd u:,tmcrm wcnl no bcmr ‘%‘Lau. ma,iudcd in I‘m o

'ovc= all iocatwn dd_]U‘%l,an‘{ Lonsxduatums sucb a3 vleibﬂny, _x s, dc.mogmpbxcs dl"id irado :
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.:d_ié;cé_wfv '.a.n.d_ 'c.iisc.us_;\;ét!_'d.uriz1g' t%iél[” in contlast althaugh ‘?karc, ;ndzcated that trafﬂb counts

: wue “factomd m[m]” h1s luc,at:un ad_]ustrmnt hw ddmjttcc ciuir::n;® tlial lhat h;s mpoﬂ ine chu d od
f:no ob;ccuvu mfonnahon about tm{{]c (Olml‘; and that hls workﬁ]c cmztalned no. noie,s of the
'Sii_bjﬁ_ﬂt Skarc tuilﬁm it‘“i b:m ovu:dll 10( riinﬂ ad_yuxmiml Was, basLd .{)r.z 1’118 gndpmcni drzti_ R
- thathe “dzd ot spht it ont and &,wc cortain pc,rccmagcq to cach [sub f A{,ior} » 14 Ior t}us reason, |

_ :WL cannol. d"twmlm Lhc extentio whxch Skar(, s Ioc&uon adjustmeni was supported by i)bJLCUVL_

. mdmcc mtﬁe; thzm \ubjbbil\fﬁ, inference («r) we cou d wnh famexzzngcr s Aocatmn ad,;m‘unent)

In az}y wen[ bk u 131 testsmony SLIUf.‘estbd that hig lowtzen adjustmmts were c.wciy

| '-f'ad huc‘ a;ad vnrf:hable ‘Ska_r.c i‘esnﬁed iiz_at hc adjusted buﬂdmg, wmpqrabln L dnwmva=rd bccamc

' w,_ area hdd “1053 than balf in householés“ as compamd wﬁh t‘xc sub_[cut

When ﬂle County obscwcd ihal comparablc 4 had a Jngiw 10 snxnutc houqchok‘.

. :ccmnt ihdn fhe subjcct Skzu&, usponded “1i]hcn that in dnd cf melf WOl d wauant & downwand -

".acﬁuqumnt i 7"_ l;:kc,w;s,c bkm, iwtxﬁed %hdt iﬂe adju&tcd bulldmg compamble 1 downward in

- :p_z_m. beoause 2 s a very hemulv rc?mlad aréa, i and S0 n 5 rzot as good 2 lccanoﬁ $I7 When S
o "miwti why hc ad;mtcd Lompamblm 3 dewrmaxd howwu he rcpimd “zt ) nor & m!azl locat:on:

' '_~.sze t}ae Subjecf is, noz near. as- geom a rmaﬂ locatmn ” 78 Agam e fmd .Skarc 1<,sumony3 o

i;_f s T__.jm 18




bmles saic% companson analy::m foz {ha, propmtv ovc,m]l was supportcd Ly only
- mar, gjmfxll ¥ dLLLpE:‘lI’ﬂL mmp«zm‘hh‘ sales dalu. Mon lmparmmiy, howavu we are umblg 1o rely
' i_dppiiu Undvr the wcumstanc% we glVC 1he analvs.ls ncs wei ght

VH Im"omn APPR()APIE

Undcr th;, mco’ne capltdluauon approach thc, dnHCiDdtmi income: strc,am oi an. incorne-

_ producmg pmpcitv is r{.duwd LO a prcsem vahm by applyma a sumblc umuoun’{ mtc J*quztable

o £ z?’"e me Soc y, 53{) "‘\"I”W 2:1 at S"O Whm vdlumf 4 iu smxplc, ;:mrc.st in propenv thc

' amount 1o lu, (,dpltdh/t‘({ is Lhc “dl‘if‘(‘l}"&itcd ma:km iu'{*t of rw;t i{‘éab lhc rndrm lwel of :

. .prcnsus . Macy sRez’azi ! oldmgs 2011 WL {711790) at "‘9 seg a;so chien Prazr ie Maﬁ I f C

' ' the pmles apprmser:. uscd mammliy smunn vaiue& for most of the i‘mtoxs* ai:{ecimg thu mwzm_-“

B Lapuai mllon dpprodc‘a (mcamy (,Xpumbs rt,pidccmem reserves, capﬂaiuaﬂon rctes ami.

o etfectwc mx rat(,s)'” .

Thcr? prjm«,:ry dlsagmcm ni LG[IC{,de 4 propcr marlcct rcm im thc quhjccl '

g ;pmper{y |
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m ponmi of an

Rem‘ '18 1yp;cc11]y thc mu‘;t szgmﬁcam co

""_comc«pmducmg : pm

- '1-';:'polannal grosQ mcomc,, Appramae’ of Real };s*fafc 478 which 1% “th: total pca{c.ﬁtsdl mcome-; '

S _.dthibutabk w thc re;%[ propeﬂy At iuﬁ occupancy bcfon Vammr‘y cmd opc,rdhng, c,x:penscs are.

m,ducicd it zd ai wSI Mar}qat rmt i8 “ilw fun 1};(11 a pmpu i'yf should blmg m a compuimw ()p(‘l‘ S

o markc " M’M J ?)7 N W 2d at I)‘i thre a pxoparf:y 1 owaer oaw:md ma ket rc,nt musI, bc): L |

T Moy Pl B 353, Couny s P B 13,
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. dumui fmm marku wldcnu, Id (“i{ ypmaﬂy: a1 appmmr LOlldUbtb in::nsm* matke ruawu,h -

S0 dt,u,rm;m, maﬁ\et rents.” ). _

To estnmﬂe markci rent in lh § Ld&&: both &ppra.lm‘; lm,dibd énd analm,d ]Lc}bbb for_:

' _a,omp;mh].e pmpm rzc& 80 ‘vfr ‘%kare aisn used the s0- Ldl]{,d pcrc“nta% Ofﬂrbidﬂﬂbdlbﬁ Lwhmqm,, .
whwh mtlmdtf*s [h{, ma;kci renL ﬁ}r a pamcular Lmall pmperty by applymrz a mmket—derwed
33_:peru,nm§,u ram io n rt,mi sales Eig,ure for thﬁ, pmpersy _ é,pe eg,‘ Car s*on Pzrw Smrz-:

- (degedaie) v, { ‘m;v of Hennepm ‘i /( N W. 2(1 445, 449 (Mnm ¥998) (dpp}ymg pwcentago rdm__
i to - marimt derzvui pmjecwd retajl saies fm the pamculgr fits tazl piopmw) M{.\nrw)mmy_::_f_

) 3 Wam‘ & Ca, fr:c v C nly oy’ Hen;wpm 450 N W.2d 299, ’%03 (an 1‘9@0) (applymg peicwmgc: S

o ra‘le to thc currc,nt re!aﬂ tenant actual vﬂm qales)

| 1 : The Part;es’ ( ‘ompamble Lmse Anaiyses _ o

o “When a marku: rcnt cstimaic for tha, subject pr apmfy IS‘ requlrcd the aﬁp.rmq.br gai‘zens.,. . .
-_compan,s and czdjmts c,mnparaoic: re,nmI ddld ? Appmmal of: Rﬁ:al L‘stan 466 Mr Skarc ]omtcd '
i:ien leases he gons;duc,d surﬁmmtlv ‘Eilnl}cﬂ’ to support Aan analyqrs oi markc,t mnta Skc.re '-
L ad}ustcd hzs Icaec compmablcs for faators such a:, ioc“tmn d:;d date uf exccutmn thrc a

"ic,asc uwolved tenan‘ﬁ unpmv&ments 01 n,nt cuncesslons, Shme dedhcted thcse amounts ﬁom'-_:

ot 'B':r”'i“:k::'l' ‘at 12943} ' Al, w74
P Lx 1 ati43 51, SRR

S -wmpd,mble 2 was 14308 Bumhavun Driye in Bumswilc, ;.anpmable 3 was 4900 County.
~. 101 in Minngtonlda; compambl 4 'was 1475 € 1

:wmpambla 10 was 1350 Wast Lounty Roaci 42 in Bum*wxi!,c, Jd
| 383}“}:1351'30’1""-" s

1, af 130 38 ‘:kg.re 8 Iease oompamble I was 6’"’)5 Y011< Avenue South n Ldma o JEBREEE
Road- « oo
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 Roseville; ccmpambic 7 was 2100- Snelling Avenue North in Roseville; comparable 8:-was 700 ER
78th Strcct West in Riclifield; comparable 9 was 5300 Robert Trail in kzvcr (;rrow, Hc,xghtb and-} S




o '--'__'_-jd.numyZ 2009 datc Id al. ]31 L()Hlpcirdb
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base mnt and thucby computud ior tha% comp*&rabic an cj/&‘cm(, nct rc,ni : Becausc the .
-'._wautwn ddﬁbb fuz ‘slx&it. 3 lu ASC. compmablu ma@;ui from Ap;ll ?003 1o Du,unbcr 2011 i o
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s %qumc foot fox th{' Lmuax) ? ?{)08 valuatwn daéu smd 85.75 pex squau, fooi for thc remaining
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a f actm;, such as louatwn &nd dau, of execatwa ® In contrast 1o %kare Stoemngcr dxd not reducc S

base. rc,m‘-: by iemmt Improvcmmis to der:vc efﬁciwc nel vents, 90. Gng we;bht only to lu,r' S

= Ica% comparables 1 through 3 Swu?mgu dotcumm,d a markt,i rent of W UO ‘pet square faot foz.

. '_'the Januax y 12, 2{ (38 Ve 1uahon date 9’ %hc mdvcn,d 1hat f‘sgure m: thg wmamz}y ycm §5 follows i o

_-%8 f)fi pc‘r squar(, foo{ for thc January 2, ),()(}9 v Jmtmn date bB 44 pcr Square foot fnr thc : ::_

- Janumy 2, 20}0 da‘cc and %8 89 pm sqmz e"foot for thc Januarv 2011 daic 7

3“1,x z a1133 37
s i“‘x’ 1 at 1%3 37

o MRk al 130 32 (scpara,u, adjusimcnt gmds) Spucsﬁcaily, Skare. uscd compambies 1 ' S
Z 1}nough Sforthe. Janhary 2, 2008 valuation date, 7d at 130; coiriparables: 3 through 7 forthe = 0

ﬁ?l‘x l,at 4}43 : B o R
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1&.-::\ f’ ﬂ}roug_h 1(} fur zhc Iduuary 2 ”Oi{) ‘znfi .}a.lua:y i
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ER markcu ent must be redused io amvc at eﬂactzve gmsq income, on the mpemcs to be duducted

'_ih(, eirom 4o da,mumnc nct opcralfng mcomc,, _cmd on; the apphcabl{, capltahzalion raks
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Peter Korpacz

From: Richard Marchitelli <Richard.Marchitelli@cushwake.com>
Sent: Thursday, July 9, 2015 10:52 PM

To: Peter Korpacz

Subject: FW: Significant Decision

Attachments: Macys v. Hennepin County (MN}.pdf

Jeff Huber contacted me. | believe we are good to go and he will be retaining me. Apparently, he also spoke to
a C&W broker about market conditions and proposed development of the subject, | appreciate it. What goes
arcund, comes around. | don't know if you rernember, but he contacted me several years ago about a case
and | recommended vou.

Attached is a decision for your files and my remarks to members of my practice group which are highly
confidential

Attached find a decision in Minnesota involving several valuation issues. The Tax (Property Tax) Court in
Minnesota is acknowledged as one of the leading property tax courts in the country. This decision is interesting
for several reasons, including the magnitude of adjustments and the relationship of effective rent to market
rent. ignore the yeliow highlighting. it is not mine.

With respect to the magnitude of adjustments, the Minnesota courts have been attempting to establish a “bright
line” regarding when an adjustment becomes so large that it is not meaningful. While this case deals with
adjustments in excess of 50%, | have been informed by our clients in Minnesota that, in a series of other
Minnesota Tax Court decisions, Judges are moving towards saying that, if a net adjustment is in excess of
25%, the magnitude of such an adjustment suggests the “comparable” is not comparable to begin with. As
those of you who have known me for any length of time, the magnitude of net adjustments is one of my
personal issues.

The second issue is another pet issue of mine and one that comes up in almost every property tax appraisal. it
deals with the relationship of market rent to effective rent. If you research the definition of market rent in The
Appraisal of Real Estate and compare that definition to the definition of effective rent, it will become obvious
that they are highly similar, or arguably, that they the same. There are some nuances, however, as reflected in
this decision. As some experts contend, free rent should be deducted to determine market (effective) rent but

- Tls should only be deducted to the extent that they are above or in excess of typical Tls. Other experts believe
that all Tis should be deducted (in full} and not only those Tis in excess of the “norm”.

These issues can be discussed on our next practice call.

Richard Marchitelli, MAIL, CRE, FRICS
Executive Managing Directer

Valuation & Advisory

U.8. Practice Leader

Dispute Analysis & Litigation Support

T +1{704)916-4447
M +1{201)421-5308
Fo+1(212) 412-9059
htio:/ feeww, cushmanwakefisld com/en/services/dispute-analysis-litigation-support/
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Cushiman & Wakefield of North Caroling, Ine.
G605 Carnegle Boulevard, Suite 100, Charlotte. NC 28208

This transmittal is confidential and may be protected by the attorney-client privilege or attorney work product. If you are not the
intended recipient, you are hereby notified that you have received this transmittal in error and any review, dissemination, distribution or
copying of this transmittal or any attachments to this transmittal is strictly prohibited. If you have received this in error, please notify the
sender by return e-mail and then delete it.

The information contained in this communication is confidential, may be privileged and is intended for the
exclusive use of the above named addressee(s). If you are not the intended recipient(s), you are expressly
prohibited from copying, distributing, disseminating, or in any other way using any information contained
within this communication. If you have received this communication in error please contact the sender by
telephone or by response via mail. We have taken precautions to minimize the risk of transmitting software
viruses, but we advise you to carry out your own virus checks on any attachment to this message. We cannot
accept liability for any loss or damage caused by software viruses.



