
Background (Informal Prospectus)  
re: 233 12th Street SE (Mott’s Market Bldg.) 

 
 
A number of neighbors on Walter Street have expressed disappointment at seeing the closure of Mott’s Market. It 
has truly been a neighborhood institution and an invaluable community asset. It is one of the many intangibles 
(e.g., street lights, streetscape stewardship, tree canopy, social cohesion, etc.) that make Walter Street such a 
special place.1  What most neighbors fear is that a new buyer may not continue to use or rent the ground floor as 
corner retail (and specifically, a corner market).  
 
To prevent such an outcome, we believe the best solution is to buy the building. At a listing price of $1.25 million, 
that prospect is beyond the reach of most of us. However, many have indicated an interest in contributing to a 
group ownership model (as a consortium/LLC) if we are able to pull something together. So that’s what this is… a 
neighborhood effort to try to save one of the last vestiges of corner retail on the hill and a beloved asset to Walter 
Street, 12th Street, and Gessford Court residents (as well as many beyond). 
 
 
First… and most importantly… time is of the essence 
The property is scheduled to go onto the market on Friday, March 25th, and it is anticipated that the buyer will 
receive a number of offers within the first few days as there appears to be substantial interest in the property. (It 
has already been shown a number of times before formally going onto the market). 
 
So… please read more about the building and opportunity here… and contact either Noah Bopp (202-680-3264), 
Al Cho (914-467-8076) or Scott Davis (202-731-3452) no later than this Sunday evening (March 27th) if you are 
legitimately interested. We will plan to have a meeting with everyone interested on Monday evening (March 28th) 
at 8:00 pm (location TBD) to discuss in anticipation of making an offer (potentially that evening). 
 
What is the goal here and what are the expectations? 
The goal is to preserve the use of the building (at least the ground floor) as a corner market, if possible (or other 
allowable corner retail use if renting as a market/grocery proves to be financially unviable). The other primary goal 
is to break even on the financial venture (i.e., not lose money).2 
 
So… to manage expectations… the primary goal is not to maximize revenue simply as an investment property. That 
said, this clearly would be an investment property and decisions will be made to maximize revenue toward 
achieving the primary goal (i.e., continuing the presence of a corner market). If the investment breaks even, great. 
If it makes money… bonus, even better. 
 
How much is needed in total? 
See the financial model later in this document. The listing price for the building is approx. $1.25 M. With added 
renovation costs and financial closing/transaction costs, the goal is to amass about $420,000 for the capital 
investment. This number is based on a 20% down payment, with about $140,000 for renovation, associated closing 
costs, and carrying costs for up to six months until rent revenues come in. (Note: the model assumes 25% down 
payment to be conservative).  
 
How much is needed from me? 
If we are able to do this, it will be a big lift and need to be done relatively quickly – and not everyone has a ton of 
cash laying around (well… hopefully nobody). The current/prevailing thinking is that this be done in increments of 

                                                                 
1 This intangible value is, nonetheless, a real financial value that we see reflected in the price and speed with which 
houses sell and rent (the product of increased demand on limited supply). 
2 Not losing money in this sense does not include the time value of money. It simply means that building revenues 
(rent) are enough to cover all associated expenses (mortgage, taxes, insurance, maintenance, etc.). 



ownership shares of $10,000 each. However, those that can afford it are encouraged to participate with multiple 
shares if they wish (i.e., $20K, $30K). The goal is to hit $420,000. This can be done with fewer members at higher 
ownership shares, more members at lower ownership shares, or any combination in between. There are no 
preferences as to any balance, the goal is to get there with however many folks it takes. 
 
What is the ownership consortium and how would it work? 
A lawyer will draft up incorporation papers for a Limited Liability Corporation (LLC). Each investor would be a 
member of the LLC in accordance with their proportional share of investment. For management and decision-
making purposes, the LLC members would elect an executive committee that would be authorized to make 
decisions and execute transactions on behalf of the LLC. Specific rules and procedures have not been established 
but would be informed by all co-owners collectively. 
 
If I put my money in, how do I get it out? 
This is a very important element to managing expectations. Buy-in should be considered a long-term investment. 
The goal is to retain the use of the building as a corner market in perpetuity. An ownership share/stake can 
relatively easily be transferred to another individual. However, liquidating that share comes with additional 
challenges.   
 
First, the LLC would need to establish a process/method for assessing current valuation (which can be done and 
shouldn’t be a significant barrier). Secondly, the owner wishing to liquidate the share would need to find a buyer. It 
is possible that the share being liquidated could be absorbed (i.e., purchased) by the remaining members of the 
consortium, but there is no guarantee that other members of the consortium will buy all or a portion of the share 
seeking to be liquidated. This is not a public good being sold on the open market. It is a private interest and it 
would be the seller’s responsibility to secure a buyer. If a buyer or buyers can be identified, sale and transfer of the 
ownership share can be handled by a lawyer. 
 
Why do we think our bid will be successful? 
The owners of the building (Hyun K Choi and Y H Kim) purchased the building in 2008 and are the initial owners 
and operators of Mott’s Market. (They later kept the building but transferred the market operation to the Kim 
Family, who just vacated). The owners have a special appreciation for the building and the market operation and 
we are hoping that the prospect of the neighborhood coalescing to keep a market operating will appeal to them. 
That said, there are many investors that are likely interested in the property and the sentimental value we are 
hoping for may not be able to compete with that. 
 
Why do we think another market can be successful if Mott’s closed? 
While the Kim Family did vacate the building due to the property being sold, they have shared that their primary 
reason for closing was that it was not financially working out for them. This does present a degree of caution to the 
intention of continuing to operate the space as a market. However, the business model that Mott’s Market was 
operating under, while appreciated by us all, was dated and not fully capturing the value of its market 
demographic. An important assumption behind this investment is that another market owner can occupy the 
space with a financially viable business model. 
 
How much does the building need to take in to cover expenses? 
Using conservative estimates, rent revenue of about $6,000 per month would need to be received between the 
upstairs apartment unit and the ground floor retail space. The listing broker has informed us that rent for Mott’s 
Market was $2,100/month when it closed and began at $1,900/month about ten years ago. We believe this rent 
was below market and that following renovation the space could potentially rent for between $3,000 to 
$3,500/month. 
 
The upstairs apartment is relatively large (2 br/1ba) and was renting for $1,900/month, an amount that has 
remained unchanged since 2012. This too is below market rent and, following renovation, this space can 
potentially expect between $2,500 to $3,000/month. 
 



Have we run any financials? 
Yes. Very simple financial model, courtesy of Al Cho of 226 12th St. 

 

 
 
Do we have a broker? 
Yes. Carlos Garcia of ENG Garcia Properties, 202-290-1313, carlos@enggarcia.com. Carlos works with mixed-use 
properties and also has leads on financing this type of thing. We also have a lawyer lined up. 
 
How will we get a loan? 
Once forming an LLC, the LLC executive committee will seek financing from a local community bank. This is the 
kind of story we anticipate they would like to have in their portfolio. 
 
If I’m interested, when will I need to commit financially? 
A relatively small amount may be needed as earnest money to secure the offer, but this can be discussed. The LLC 
would otherwise need all cash in hand (i.e., in the LLC’s bank account) prior to closing (i.e., within 30 days). So… no 
need to write a check right away. You have a few weeks. 
 

mailto:carlos@enggarcia.com


What do we know about the building/property? 
The following information is from city public websites: 

 
 

 
 
 



 
 

 

 



 

 
The following pages are from the Listing Broker: 



_________________________________________________________
233 12th Street, SE

Washington, DC 20003

INFORMATION ABOUT PROPERTY

Sq: 0990 Lot: 0820

Zone District - RF-1

Capitol Hill Historic District

Zoned: Use Code: 042 - Store-Miscellaneous

Neighborhood: 039 - Old City 1

Sub-Neighborhood: M

Ward: 6

Appraiser: Steven Clark

Tax Classification: 2 – Commercial

Interior SF: 2,613

Land area:  2,350 sqft / 0.05 AC

Tax records do not show there is a basement, however, there is a basement with
interior access and front exterior access (cellar doors), concrete floors with approx.

6'8" ceilings that cover approximately 50% of the footprint.
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233 12Th St SE, Washington, DC 20003-1401 Tax ID 0990//0820

Summary Information

Owner: Hyun K Choi & E H Kim
Owner Address: 233 12th St SE
Owner City State: Washington Dc
Owner Zip+4: 20003-1401
Owner Carrier Rt: C004

Property Class: Commercial
Annual Tax: $8,897
Book: 0
Page: 0
Tax Record Updated: 03/03/22

Geographic Information

County: Washington, DC
Municipality: Washington Dc
High Sch Dist: District Of Columbia Public Schools
Tax ID: 0990//0820
Tax Map: 039-M
Tax ID Alt: 0990//0820
Block: 0990
City Council Dist: 6

Lot: 820
Qual Code: Average
Legal Subdivision: Old City 1

Assessment & Tax Information

Tax Year: 2021
Municipal Tax: $8,897
Asmt As Of: 2021

Annual Tax: $8,897
Taxable Land Asmt: $460,650
Taxable Bldg Asmt: $248,720

Taxable Total Asmt: $709,370

Exempt Class: NA
Mult. Class: Y
Class Code: 042

Lot Characteristics

Sq Ft: 2,350
Acres: 0.0500

Building Characteristics

Total SQFT: 2,613
Stories: 2.00
Fireplace Total: 0

Exterior: Other
Stories Desc: 2
Elec: Yes
Property Class
Code:

042

Year Built: 1900

Sec 1 Construction: Brick Sec 1 Area: Sec 1 Story Type:

Codes & Descriptions

Use Type: Store - Misc.
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