STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On February 2, 2009

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on February 2, 2009 in the State Office Building.


Members Present:
Edwin S. Greenberg, Chairman





Lisa A. Musumeci, Vice Chairman




Bennett Millstein, Secretary





Paul F. Cramer, Jr.





Bruce Josephy


Members Absent:
Pasquale A. Pepe


Staff Present:

Stanley T. Babiarz, Executive Director





Mary E. Goodhouse, Real Estate Examiner





Anna L. Candelario, Executive Secretary 

Chairman Greenberg called the meeting to order.

Mr. Millstein moved and Mr. Cramer seconded a motion to enter into Open Session.  The motion passed unanimously.

OPEN SESSION  

ACCEPTANCE OF MINUTES OF DECEMBER 22, 2008.  Mr. Cramer moved and Mr. Millstein seconded a motion to accept the minutes of December 22, 2008.  The motion passed unanimously. 

ACCEPTANCE OF MINUTES OF JANUARY 12, 2009.  Mr. Cramer moved and Ms. Musumeci seconded a motion to accept the minutes of January 12, 2009.  The motion passed unanimously.
ACCEPTANCE OF MINUTES OF JANUARY 20, 2009.  Mr. Cramer moved and Mr. Millstein seconded a motion to accept the minutes of January 20, 2009.  The motion passed unanimously.
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Josephy moved and Mr. Greenberg seconded a motion to approve reimbursement of meeting and mileage fees to Ms. Musumeci and Messrs. Greenberg, Millstein and Pepe for their inspection of a farm in Wallingford on January 30, 2009 (PRB File #08-400-A).  The motion passed unanimously.
Legislative Bills.  Mr. Babiarz provided the Board with a copy of the following legislative bill:
Raised Bill No. 785
-
An Act Concerning Construction Change Orders.

Statement of Purpose:

To limit the amount of unapproved change order work imposed on 






contractors and subcontractors.
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Biennial Budget.  In view of the upcoming Governor’s Budget Recommendations, it was unanimously agreed by the Board that a copy of its Savings report for the first seven months of the current fiscal year (2008-09) be sent to the members of the Appropriations Committee with a brief note (See Attachment A).  
State Properties Review Board Proposed Regulations regarding Appeals Concerning Compensation for Outdoor Advertising Structures.  Ms. Goodhouse indicated that the Board’s regulations were reviewed by the Legislative Regulations Review Committee on January 29, 2009 and were rejected without prejudice.
REAL ESTATE - UNFINISHED BUSINESS

PRB #
08
-
400 -
A
Transaction/Contract Type:
AG / Purchase of Develop. Rights 

Origin/Client:
DOA / DOA

Owner:
Cella, Edward & Phyllis and Cella, John

Representative:
Attorney Vincent T. McManus, Jr. 

Property:
2 and 131 South Branford Road & S/S of Whirlwind Hill Road (Parcel A);



6 North Branford Road & N/S of Whirlwind Hill Road (Parcel B); and 



1450 and 1460 Whirlwind Hill Road & W/S of Branford Road (Parcel C),



WALLINGFORD  CT

Project Purpose:
Acquisition of Agricultural Development Rights, Wallingford  

Item Purpose:
To acquire the agricultural development rights to approx. 81.43+/- acres, 



consisting of three parcels, of farm property known as the "Cella Farm".
The Board reported on its site inspection of the Cella Farm.  The Department of Agriculture proposes to acquire the agricultural development rights to approximately 81.43+/- acres of farm land for $1,221,450+/- ($15,000 per acre).  The subject is an active dairy farm with 60+/- milking cows that produce 3,000+/- pounds of milk daily.  The farm is improved with a 2,802 sq. ft. colonial-style dwelling, a modern 14,100 sq. ft. dairy complex with 70 stalls, bunker silos, and miscellaneous improvements designed to support the farm.  The 81.43+/- acres are divided into three tracts by town roads as follows:
Parcel A – 2 & 131 South Branford Road and S/S Whirlwind Hill Road (30+/- acres – includes 4-acre farmstead building envelope).

Parcel B – 6 North Branford Road and N/S Whirlwind Hill Road (27+/- acres – includes 2-acre agricultural building envelope).

Parcel C – 1450 & 1460 Whirlwind Hill Road and W/S South Branford Road (24.0+/- acres – includes 1-acre agricultural building envelope).
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The existing single-family dwelling located within the farmstead building envelope may be replaced if destroyed.  Agricultural structures may be constructed within the above farmstead and two agricultural building envelopes with the prior approval of the Department of Agriculture.

The acquisition price is well supported by two appraisals summarized as follows:

First Pioneer Valuation (May 2008 – 79.4 acres) 

Market Value Fee Simple Estate
- 
$2,300,000
($28,967 per acre)
Agricultural Value 


-
   ( 590,000)
(    7,431 per acre)
Value of Development Rights

- 
$1,710,000   
($21,537 per acre)

Hunter Assoc. Valuation (June 2008 – 84.4 acres)
Market Value Fee Simple Estate
-
$2,960,000
($35,071 per acre)

Agricultural Value


-
   (595,000)
(​    7,050 per acre)
Value of Development Rights

-
$2,365,000
($28,021 per acre)

The farm is located in a neighborhood that has seen new high-end subdivision homes with minimum lot sizes of 2.75 acres where lots have recently sold for $200,000 to $265,000 per lot (see Hunter Associates appraisal, page 2).

REAL ESTATE - NEW BUSINESS

PRB #
09
-
010
Transaction/Contract Type:
RE / Sale

Origin/Client:
DOT / DOT
Project Number:
102-115-143

Grantee:
Vona, Gino and Maria

Property:
E/S of U.S. Route 7/the 43rd Infantry Division Memorial Highway (at/between 


the N/S of Elm Street and the S/S of Union Park South; adjacent to bike/walking 


path; just south of Exit 1 on the Route 7 Connector), NORWALK  CT
Project Purpose:
DOT, Sale of Excess Property, Norwalk

Item Purpose:
Release of 17,945+/- sq. ft. of non-conforming, vacant land, to the Grantees, by 


abutter bid, for assemblage.
Ms. Goodhouse reported that the subject 17,945 sq. ft. release area was originally acquired by condemnation of two parcels totaling 1.58 acres in 1967 and 1968 for a total of $87,190.  The release area, zoned residential, is an irregular shape with 40 feet of frontage on the north side of Elm Street and 20 feet of frontage on the south side of Union Park South.
Ms. Goodhouse stated that Department of Transportation (DOT) Staff Appraiser John Kerr determined that the highest and best use of the 17,945+/- sq. ft. was for assemblage with the abutting property of 5 Union Park, LLC, which is a six family, two-story mansard colonial residence.  This abutter is now non-
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conforming as to parking requirements because Norwalk zoning regulations require eight (8) parking spaces.  She said that 5 Union Park, LLC uses 15 parking spaces, but eight (8) of them are encroaching on the release parcel.  Using the before and after methodology, Mr. Kerr determined that the parcel when assembled with 5 Union Park, LLC parcel of .23 acres would increase its value by $45,000, to wit:

Before Assemblage
.23 acres
$260,000 market value


After Assemblage
      .6420 acres
$305,000 market value


Release Value



$  45,000 market value

Ms. Goodhouse indicated that the appraiser analyzed four sales of residentially-zoned vacant land.  He valued the land only, judging that the value of the six-family residence would not be enhanced by the assemblage.

Mr. Goodhouse said that the DOT notified the five abutters by certified mail on July 9, 2008 that bids would be received and opened on August 14, 2008.  Three bids were received from Gino and Maria Vona in the amount of $65,000 (successful bidder); Penelope M. Glassmeyer in the amount of $50,050; and Mr. Randi S. Cooper of 5 Union Park, LLC in the amount of $45,000. 
After discussion, Ms. Goodhouse recommended Board approval of the subject release.

ARCHITECT-ENGINEER - UNFINISHED BUSINESS

ARCHITECT-ENGINEER - NEW BUSINESS

OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:

PRB FILE #08-400-A – Ms. Musumeci moved and Mr. Greenberg seconded a motion to approve PRB File #08-400-A.  The motion passed unanimously.

PRB FILE #09-010 – Ms. Musumeci moved and Mr. Greenberg seconded a motion to approve PRB File #09-010.  The motion passed unanimously.
The meeting adjourned.

ALC

