STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On February 22, 2010

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on February 22, 2010 in the State Office Building.


Members Present:
Edwin S. Greenberg, Chairman 





Bennett Millstein, Vice Chairman








Bruce Josephy, Secretary

Paul F. Cramer, Jr.

Mark A. Norman





Pasquale A. Pepe


Staff Present:

Mary Goodhouse, Real Estate Examiner





Anna L. Candelario, Executive Secretary

Chairman Greenberg called the meeting to order.

Mr. Josephy moved and Mr. Norman seconded a motion to enter into Open Session.  The motion passed unanimously.

OPEN SESSION  
ACCEPTANCE OF MINUTES OF FEBRUARY 16, 2010.  Mr. Cramer moved and Mr. Millstein seconded a motion to accept the minutes of February 16, 2010.  The motion passed unanimously.
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Josephy moved and Mr. Cramer seconded a motion to approve reimbursement of meeting and mileage fees to Mr. Pepe for his inspection of properties in Waterbury on February 19, 2010 (PRB Files #10-041 & #10-045).  The motion passed unanimously.

REAL ESTATE - UNFINISHED BUSINESS

REAL ESTATE - NEW BUSINESS
PRB #
10
-
041
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
151-297-024
Grantor:
Williams, Raymond L., et al

Property:
341 Chase Avenue, WATERBURY  CT

Project Purpose:
Reconstruction and Widening of Chase Avenue, Waterbury
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Item Purpose:
To acquire 6,600+/- sq. ft. of land, in fee, and improvements situated thereon, 



a "total take".

Mr. Pepe reported that he inspected the subject property and comparable sales relied upon in an appraisal of this property prepared by Anthony John DeLucco, a Department of Transportation (DOT) certified general appraiser.  The subject is 6,600+/- sq. ft. improved with a Cape Cod style single- family residence. The majority of uses along Chase Avenue are commercial, though the subject is zoned residential, and conforms.  DOT proposes to purchase the property for $105,000.

Mr. Pepe said that three comparable sales were located within one mile of the subject. Prior to adjustment, the sale prices ranged from $108,000 to $141,900.  After adjusting for sales concessions, location, condition, and gross living areas and room count, the sales indicated a value range from $93,200 to $107,040.  Appraiser DeLucco believed the subject to be in the upper range, and determined a value of $105,000.

Mr. Pepe recommended approval of the proposal.  The acquisition complies with Section 13a-73 (c) of the Connecticut General Statutes (CGS) which governs the acquisition of property by the commissioner of transportation for highway purposes.  The appraisal report prepared by Anthony John DeLucco as of August 21, 2009 supports the acquisition price. 

PRB #
10
-
045
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
151-296-012
Grantor:
581 Chase Avenue, LLC

Representative:
Kwong Cheung Lee, Manager, and Kwong Hing Lee, Member

Property:
581 Chase Avenue, WATERBURY  CT

Project Purpose:
Reconstruction and Widening of Chase Avenue, Waterbury 
Item Purpose:
To acquire 9,395+/- sq. ft. of land, in fee, a right to reconstruct driveway and 



parking area, sign base and wiring, and severance.

Mr. Pepe reported that he inspected the subject property, which he described as a commercial investment property because there is potential income from five commercial leases.  He explained that the Department of Transportation (DOT) relied on an appraisal by prepared by Walter Kloss who developed an income approach to value based on the income and expense data provided by the owner.

DOT proposes to acquire 9,395+/- sq. ft. of commercial land located at the intersection of Chase Avenue and Cooke Street.  The taking affects the entire frontage of 261.79 linear feet along Chase Avenue.  The taking area is 40-feet wide at Cooke Street, and then tapers to 7-feet wide at the easterly boundary of the property.
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The subject is in the General Commercial business zone.  The current site contains 60,984+/- sq. ft. (1.40 acres) with 475.254 feet fronting on the southerly side of Chase Avenue and 236.87 feet fronting on the easterly side of Cooke Street.  The site is improved with three commercial buildings currently housing five tenants:

	Bldg
	Size (SF)
	Construction
	Tenant (s)

	1.
	6,258
	Two story masonry
	Bank of America; Vacant 2nd floor office space

	2.
	3,072
	One story masonry
	Restaurant (Sabina’s Diner)

	3.
	3,286
	One story masonry
	Amalfi Pizza & Deli; Speedy Mart convenience store


The businesses share parking with 76 marked spaces.

Mr. Pepe said that the taking of 9,395+/- sq. ft. in front of these commercial businesses will directly impact the bank and restaurant buildings.  The bank will be impacted by a change in the drive-in lanes and a loss of parking that will affect the second floor office space.  The restaurant will be impacted by the loss of 15 pull-in parking spaces that will be replaced by five (5) parallel parking spaces.  The rest of the restaurant parking will be located behind the restaurant.

DOT will reconstruct the parking area, but there will be a net loss of seven spaces, which are five below the zoning requirement.

Mr. Pepe said that DOT certified the value determined as of January 30, 2009 by Appraiser Walter Kloss, who relied on the Income Approach, having been provided the income and expenses for the property, which indicate a net operating income (NOI) of $145,989.  Using a direct capitalization rate of 8.21%, the indicated market value of the subject is $1,778,000.
Appraiser Kloss’s appraisal reported that the loss of parking would increase the vacancy rate and the market rent for the Diner, and that NOI would be reduced 19.34% to $117,748.  He applied the same capitalization rate of 8.21% to conclude a value after of $1,434,000, diminished by $5,000 to replace and relocate sign, sign base and wiring, for a total of $1,429,000.  The resulting total damages of the taking were appraised to be $349,000.
Mr. Pepe reported that the restaurant is currently vacant.  The Board also discussed that in November 2009, the subject was sold to 581 Chase Avenue, LLC for $1,300,000.  The purchase price would have been affected (driving it lower than appraised value) by the proposed taking.  Kloss and Benedict were instructed to appraise the properties without the stigma attached to a pending taking, which of course, would be known to the buyer.  The purchase price would have reflected anticipation of the loss of income due to the duration of the DOT construction project and the resulting permanent severance as described above.  If the buyer retains the DOT payment, and if there were no other conditions of sale affecting the price, the Grantee’s purchase price would be adjusted downward by $349,000, less carrying costs of financing the same.

Mr. Pepe said that he would move that the proposal be approved.
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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 #10-041  – Mr. Pepe moved and Mr. Millstein seconded a motion to approve PRB File #10-041.  The motion passed unanimously.
PRB FILE #10-045  – Mr. Pepe moved and Mr. Millstein seconded a motion to approve PRB File #10-045.  The motion passed unanimously.
The meeting adjourned.
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