STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On March 18, 2010

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on March 18, 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 
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Josephy moved and Mr. Norman seconded a motion to approve reimbursement of meeting and mileage fees to Messrs. Greenberg, Millstein, Josephy, Cramer, Norman and Pepe for their inspection of farm property in Brooklyn on March 17, 2010  (PRB File #10-054-A.)  The motion passed unanimously.

Notifications from Public Works of Pending Task/Commission Letters.  (1) John Cavacas, Assistant Director of Project Management, informed the Board that at Norwalk Technical Community College, due to the extent of unsuitable soils currently being excavated at the project for the Health Sciences Building, additional Geotechnical inspections are immediately required.  He is preparing a commission letter in the amount of $20,000 for these services.  The project is BI-CTC-406. (2) Peter McCann, DPW Project Manager, notified the Board that he is preparing a task letter to compensate DiBlasi Associates, P.C. of Monroe, Connecticut, for structural engineering services previously rendered in connection with the design deficiencies at Henry Abbott Regional Vocational-Technical School in Danbury.

 
House Bill 5520:  An Act Concerning the Conveyance of Certain Parcels of State Land.  Ms. Goodhouse supplied the Board with the current copy of this bill, which will have a public hearing March 19, 2010 before the Government Administration and Elections Committee.

Roberta Avery, Attorney III, and Dennis Tovey, Project Manager, Department of Public Works, joined the meeting at 9:49 a.m.
PRB #
10
-
026
Transaction/Contract Type:
AE / Commission Letter
Contract No.:
BI-RT-838-ARC
Project No.:
BI-RT-838
Origin/Client
DPW / DOE           CL #7
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Consultant:
Moser Pilon Nelson, Architects, LLC 

Property:
 Norwich Technical High School, Relocation to the Mohegan Campus of 



 Three Rivers Community College, NORWICH  CT  

Project Purpose:
 Additions and Renovations (Mohegan Campus), Norwich Technical High 

 School, Norwich

Item Purpose:
Compensates Architect for additional engineering services required in order to 



calculate the maximum emissions for each pollutant in tons/yard as listed in the 



emissions permit.

At its meeting on March 4, 2010, the Board voted to reject the subject Commission Letter #7 because the Architect’s contract for basic services should cover the services required to satisfy the requirements for DEP permitting. The information that the Department of Public Works (DPW) provided to the Board did not support the Architect’s request for $2,200 in additional services to complete the emissions permitting process as being outside of the initial scope of the contract signed with the Architect on December 21, 2004.

Mr. Cramer discussed the permitting processes, stating that it is the owner or contractor’s responsibility to obtain permits, and that the Architect/Consultant does not have a role.  Concerning calculations for emissions permitting, after clarifying that the consultant was responsible for the design of the emission sources, Mr. Norman said that DPW should seek from the Consultant his calculations developed during the design.

Mr. Tovey responded the owner, being the State, did obtain some permits, such as the building permit, but under their current procedure manual, consultants assisted to provide information for permits such as the one in question.  The consultant manual in effect in 2004 did not address this kind of permit.  He also said that the calculations had to be specific to the installed equipment, and that the emissions of the installed equipment might differ from the emissions parameters in the consultant’s design.
Attorney Avery suggested that Mr. Tovey contact the Consultant to determine whether or not the emissions calculations differ from those used in the Consultant’s design.

Attorney Avery and Mr. Tovey left the meeting at 10:15 a.m.

REAL ESTATE - UNFINISHED BUSINESS

PRB #
10
-
054 -
A
Transaction/Contract Type:
AG / Purchase of Develop. Rights 
Origin/Client:
DOA / DOA
Owner:
Langevin Nominee Trust & Langevin Limited Partnership (Allen Hill Farm 



Trust, General Partner) (Charles A. Langevin, Robert J. Langevin, and 



Carmen L. Langevin, Trustees)

Property:
E/S and W/S of Allen Hill Road, S/S of Creamery Brook Road, and W/S of the 


Quinebaug River, BROOKLYN  CT

Project Purpose:
Acquisition of Agricultural Development Rights, Brooklyn
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Item Purpose:
To acquire the agricultural development rights to approx. 297.25+/- acres from 



"The Langevin Farm" a 314-acre farm, consisting of three separate parcels, 



known and designated as Map 32, Lots 129 & 130, and Map 31, Lot 28-C by 



the Brooklyn Tax Assessor.

Board members discussed the information gathered on the site inspection of this property, whose principal crop is 140 acres of Christmas trees.  The farm achieved a score of 97 out of a possible 105 points on the Department of Agriculture scoring system.  Under the terms of the contract, Agriculture will purchase the development rights to 297.25 acres for $1,337,625, which is $4,500 per acre.  The Board noted that the adjacent farm’s development rights were purchased for $4,900 per acre.  Two appraisals were commissioned indicating a value range between $2,792 per acre and $5,282 per acre.  The appraisers agreed on the market value of the property “as is”, but disagreed as to the value “after” when the land would be subject to restrictions barring the construction of any structures whatsoever.  Kara J. Fishman, MAI, established an agricultural value of $7,000 per acre for the 140 acres of Christmas trees, while Thomas W. Henry, MAI, considered all of the agricultural land as having a value of $2,500 per acre when the development rights restriction was in place.

The farmland resource is 195.3 acres of prime and important farmland soils.  Apart from the Christmas tree crop, the land use is orchard (one acre), pasture, and woodland.  Approximately 6,000 linear feet of the Quinebaug River form the eastern boundary of the farm.  The owners are retaining the complete rights to 16.8 acres that includes existing farmhouses and buildings.

Valuation Summary

	Thomas W. Henry, MAI, as of 8/17/2009, 314 acres appraised

	
	Value Conclusion
	Description

	Before
	$2,355,000 ($7,500/ac)
	Before:  314 acres in three parcels improved with two barns that could have some commercial use or be a desirable part of a small farmstead or part of a subdivision lot,  but no contributory value is attached to the barns.  Subdivision would accommodate 9 lots @ $38,000/lot (no approvals in place). After:  Same, with 298.25 acres subject to pdr restriction.

	After
	$   785,000 ($2,500/ac)
	

	Damages
	$1,570,000    ( 297.25 acres = $5,282/acre

	Kara J. Fishman, MAI, as of 8/21/2009, 314 acres appraised

	
	Value Conclusion         
	Description

	Before
	$2,400,000 ($7,643/ac)
	Before: Barns contribute $170,000; Land: $2,230,000.  140 acres of Christmas trees valued at 9,086/acre; 174 acres valued at $5,500/acre.  After: Barns contribute $170,000; 140 acres of trees valued at $7,000/acre.  174 acres valued at $2,000/acre.  Excluded acreage valued at $75,000.

	After
	$1,570,000  ($5,000/ac)
	

	Damages
	$830,000    ( 297.25 acres = $2,792/acre


Mr. Pepe led a discussion of development pressures in the area and whether or not it would be wiser to spend available preservation funds in areas of the State where there was the immediate threat of residential development.
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REAL ESTATE - NEW BUSINESS
PRB #
10
-
069
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
161-124-026B
Grantor:
Wilton Meadows Limited Partnership
Representative:
Lawrence Apple, Vice President, Wilton Meadows Health Care


Center Corporation, General Partner
Property:
439 Danbury Road (Route 7), WILTON  CT  

Project Purpose:
Reconstruction of Route U.S. 7, Wilton

Item Purpose:
To acquire a 20,083+/- sq. ft. temporary work area easement.

In connection with the reconstruction of Route 7, Mr. Greenberg recommended approval for this Department of Transportation (DOT) proposal, authorized by Section 13a-73(c) of the General Statutes.  The damage award is supported by a value finding report prepared by staff appraiser Thomas L. Fox, as of January 14, 2010.

The subject property is consists of 7.18 acres improved with a nursing home facility that conforms to the residential R-2 zone. Along approximately 425 feet of frontage, DOT will acquire, for one year, a temporary work area for the purposes of earth excavation and constructing an additional infiltration area.  The effect on the area is a temporary loss of use to the owner.  The landscaping, sprinkler water lines and sprinkler heads that will be affected will be replaced by DOT.  The building improvements are not affected.  Valuation:  Based on land sales in the market area indicating a range from $14.39 to $20.23 per sq. ft., Mr. Fox determined $15.25 per sq. ft. for the subject property.  This is consistent with a similar acquisition (PRB#09-248, $16.00 per sq. ft.) for this project. The 6% rate applied is a land rental rate.
Temporary Work Area:       20,083 SF x $15.25 x 6% x 1 year =
$18,376, say $18,500

ARCHITECT-ENGINEER - UNFINISHED BUSINESS
ARCHITECT-ENGINEER - NEW BUSINESS
PRB #
10
-
058
Transaction/Contract Type:
AE / Commission Letter
Contract No.:
BI-RT-821
Project No.:
BI-RT-821
Origin/Client
DPW / DOE           CL #6
Consultant:
Moser Pilon Nelson Architects, LLC

Property:
 Various Sites, STATEWIDE  CT  

Project Purpose:
 Facilities Master Plan, Vocational Technical School System, Statewide
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Item Purpose:
Compensates Architect for updating project cost estimates and floor plans for 


the Ella Grasso and Platt Technical High Schools in Groton and Milford; 


respectively, to midpoint of construction now set at 2013.

Mr. Cramer remarked that this work is necessary and that he would move approval of the proposal. The original Contract and Commission Letter #1 commissioned Moser Pilon Nelson Architects, LLC  to provide Master Plans for 19 Regional Vocational Technical High Schools (RVTHS).  Executing the Master Plan, major renovations have been completed at Henry Abbott (Danbury), A. I. Prince (Hartford), E. C. Goodwin (New Britain), W. F. Kaynor (Waterbury), Norwich, and the Aviation Maintenance School at Brainard Airport.  Designs are underway or have been completed for projects at H. C. Wilcox (Meriden), Emmett O’Brien (Ansonia), Eli Whitney (Hamden), H. H. Ellis (Danielson), and Cheney Tech (Manchester). 

Commission Letter #6 will update previously completed (2001) Master Plans and project budgets for plan implementation at technical high school facilities at Platt RVTHS (Milford) and Ella Grasso RVTHS (Groton).  The Architect will escalate the cost estimates for four years (2010 through 2013), with the following items added to the budget estimate:  temporary facilities and LEED certification.

The required update will involve meetings with the Department of Public Works and representatives from the Department of Education up to four times to review and discuss planned changes in the space program, school operations and conceptual layout of the facilities.  The Architect will modify previously prepared floor plans and Excel spreadsheet budgets for each facility to reflect programmatic changes and provide copies of the same for Public Works and the CTHSS for their use.

The Architects fee for the revisions to floor plan and cost estimates is $7,500 to be paid upon submittal and approval of the final report.  

Contract Summary
	PRB #
	Item
	Description
	Fee

	00-115
	Contract
	Facilities Master Plans for 3 RVTHS
	270,000

	00-460
	CL 1
	Added 16 Schools
	1,173,120

	01-240
	CL 2
	Relocation of Norwich to Mohegan Campus
	70,000

	01-418
	CL 3
	Various services, including program relocations
	66,800

	02-018
	CL 4
	Water filtration investigation of façade leaks
	12,700

	03-462
	CL 5
	Update cost estimates
	5,400

	10-058
	CL 6
	Update cost estimates and floor plans for projects at Platt & Grasso RVTHS
	7,500

	Total
	
	1,605,520


OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:
PRB FILE #10-054-A – Mr. Norman moved and Mr. Cramer seconded a motion to approve PRB File #10-054-A.  The motion passed unanimously.
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PRB FILE #10-058 – Mr. Greenberg moved and Mr. Norman seconded a motion to approve PRB File #10-058.  The motion passed unanimously.
PRB FILE #10-069 – Mr. Cramer moved and Mr. Norman seconded a motion to approve PRB File #10-069.  The motion passed unanimously.

The meeting adjourned.
MG:ALC
