STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On May 10, 2010

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on May 10, 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 MAY 3, 2010.  Mr. Cramer moved and Mr. Norman seconded a motion to accept the minutes of May 3, 2010.  The motion passed unanimously.
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Josephy moved and Mr. Millstein seconded a motion to approve reimbursement of meeting and mileage fees to Messrs. Greenberg and Pepe for their inspection of farm property in New Milford on May 7, 2010 (PRB File #10-112-A).  The motion passed unanimously.
Mr. Cramer moved and Mr. Norman seconded a motion to approve reimbursement of meeting and mileage fees to Mr. Josephy for his inspection of farm property in New Milford on May 8, 2010 (PRB File #10-112-A).  The motion passed unanimously.
REAL ESTATE - UNFINISHED BUSINESS
PRB #
10
-
112-A
Transaction/Contract Type:
AG / Purchase of Develop. Rights
Origin/Client:
DOA / DOA
Owner:
Davenport, Christine

Property:
W/S Ridge Road, NEW MILFORD  CT

Project Purpose:
Acquisition of Agricultural Development Rights, New Milford
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Item Purpose:
To acquire the agricultural development rights to approximately 92.39+/-



acres of farmland known as “The Davenport Farm”; with cost-sharing



participation between the State (70%) and the Town (30%).

Chairman Greenberg, Mr. Pepe and Mr. Josephy commented on their inspections of this vegetable farm on Ridge Road in New Milford, where the Department of Agriculture proposes to purchase the development rights to 92.39 acres of farmland.  Under the terms of the contract, the restriction prevents division or subdivision, as well as the construction of additional residences, but allows replacement of the current one.  There is an envelope of 2.5 acres associated with the residence, and though this area cannot be divided or subdivided from the whole it would not be limited to agricultural use only.  This would allow for commercial uses such as a bed and breakfast establishment, or an in-law apartment.  No more that 1% of acreage can be covered by structures or other impervious surfaces.

The Department of Agriculture obtained two appraisals, and both stated that the current highest and best use is for single-family residential development as permitted by the current zoning regulations.  T.W. Henry Real Estate Appraisals, LLC estimated residential development would yield 19 residential lots in a combination of rear and frontage lots.  R.P. McDermott Associates, Inc. noted that in New Milford building lots retail between $110,000 and $150,000 per lot for the construction of home priced in the $450,000 to $550,000 range.
Valuation Summary

	Thomas W. Henry, MAI, as of 10/26/2009, 92.39 acres appraised

	
	Value Conclusion
	Description

	Before
	$1,665,000 ($18,021/ac)
	Before:  92.39 acres of contiguous land, improved with Victorian house, 3-car garage.  House on 2 acres contributes $627,000.  This would allocate $11,500/acre to 90.39 acres of vacant residential land.  Subdivision would accommodate 15 frontage lots and 4 rear lots.  Value indicates $69,000 per unimproved frontage lot (no approvals in place). After:  Same, with 92.39 acres subject to pdr restriction.  Farm structures allowed within 2.5 acre envelope.  PDR farmland contributes $3,000/acre, or $275,000.  Residence contributes $510,000.

	After
	$   785,000 ($  8,497/ac)
	

	Damages
	$880,000 ( 92.39 acres = $9,525/acre

	Richard P. McDermott, MAI, as of 10/26/2009, 92.386 acres appraised

	
	Value Conclusion         
	Description

	Before
	$2,280,000 ($24,678/ac)
	Before: Residence with 2.5 acres contributes $580,000; 89.9 acres contribute $19,000/acre. After: 89.89 acres subject to pdr restriction; 2.5 acres with house (contributing $580,000 to value) unrestricted.  PDR farmland contributes $4,450/acre.

	After
	$  980,000  ($10,607/ac)
	

	Damages
	$1,300,000    ( 92.39 acres = $14,071/acre
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The negotiated purchase price is $10,824 per acre.  The farm is adjacent to land protected by the Weantinoge Heritage Land Trust.  The Town of New Milford has prioritized 1,000 acres in this area for farmland and open space preservation.  Mr. Josephy recommended approval of the purchase of development rights, not only because the farm meets the requirements established by statute but also the Town of New Milford’s participation in the purchase is $300,000.  The Department of Agriculture will seek a 50% reimbursement from the USDA Farmland Protection Act for the State’s share of the purchase price.
REAL ESTATE - NEW BUSINESS
PRB #
10
-
118
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
84-102-032
Grantor:
Ganim, George W.

Property:
401 Main Street (Connecticut Route 25), MONROE  CT

Project Purpose:
Agreement for Just Compensation, Intersection Improvements Along 


Route 25, Monroe 
Item Purpose:
Acquisition of a 690+/- sq. ft. easement to construct and maintain a 



retaining wall along with rights to reconstruct driveway; with contributory 



value for a tree, shrub and vegetation.

Ms. Goodhouse reported that the Department of Transportation (DOT) is acquiring an easement to construct a retaining wall along the westerly side of Main Street, Route 25, in Monroe for intersectional improvements. The acquisition also compensates the owner for the loss of a mature tree, shrubbery and vegetation that affords privacy screening.  The affected property is 1.22 acres improved with a residence, zoned RC (one acre, residential and farming district).

In March 2010, DOT appraiser Mark J. Mickiewicz prepared an estimate of compensation based on $3.45 per sq. ft., allowed $3,000 for the loss of vegetation and offered to purchase the easement and rights for $5,000.  The owner counter offered $15,000, and then $10,000 based on information received from his appraiser.  Based on additional sales information on building lot sales in the RC zoning district, DOT’s analysis indicated a unit value of between $4.92 to $6.30 per sq. ft., and made an offer based on $6.00 per sq. ft.  On this basis, the parties agreed on compensation of $9,000 as indicated below.


Contributory value of mature tree, shrubs, screening vegetation:

$5,067




Easement to construct retaining wall: 690 SF X $6.00/SF x 95% = 

$3,933

Total:









$9,000

STATE PROPERTIES REVIEW BOARD

Minutes of Meeting, May 10, 2010

Page 4

Ms. Goodhouse recommended approval of the item because (1) the purchase complies with Section 13a-73(c) of the CGS which governs the acquisition of property by the commissioner of transportation for highway purposes; and (2) the settlement seems to be in the best interest of the State and its approval will enable the State to avoid the expenses and inconveniences of the litigation process which could possibly result in a more costly judgment.

ARCHITECT-ENGINEER - UNFINISHED BUSINESS
ARCHITECT-ENGINEER - NEW BUSINESS
PRB #
10
-
115
Transaction/Contract Type:
AE / Task Letter
On Call #:
OC-DPW-ROF-0011, Roofing
Project No.:
BI-RD-263
Origin/Client
DPW / WCSU       Task #4A
Consultant:
Wiss, Janney, Elstner Associates, Inc. 

Property:
 Western Connecticut State University, DANBURY  CT  

Project Purpose:
 Higgins Hall Masonry and Roof Repair, Western Connecticut State 

 University, Danbury

Item Purpose:
To provide design and construction administration services in conjunction 



with the rehabilitation of the existing masonry parapet walls and roofing at 



Higgins Hall on the campus of Western Connecticut State University.

Mr. Cramer reported that this item is necessary, and is the unfortunate result of a lack of preventive maintenance.  Rather than expend bond funds for items such as this roof repair, Mr. Cramer recommended that agencies appropriate sufficient funds on an annual basis for preventive maintenance.
In November 2009, Wiss, Janney, Elstner (WJE) Associates, Inc. of Shelton (WJE) completed an exterior building evaluation of the masonry and roofing of Higgins Hall, a 3-story, 44,954 sq. ft. classroom building located on Western Connecticut State University’s (WCSU) Midtown Campus.  The WJE evaluation encompassed the original 1949 structure and its expansion in 1959 (a 1971 annex was not included in their assessment).
The study found water filtration was evident, and copings related to the parapet walls are cracked and falling off of the parapets onto the roof.  In some areas, the fabric flashing has deteriorated to the point where it is non-existent.  The bricks along the parapet face have shifted and are spalling as the result of water saturation prior to the freeze/thaw cycle.  Stress cracks are evident in the façade and are the result of continued water saturation.

The study was completed as Task Letter 4 ($23,800) under an on-call contract for $300,000 issued in 2007, expiring in August 2009.  Commissioner Curtis has approved extending the contract so as to 
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accomplish the recommended immediate repairs in three phases.  Task Letter #4A in the amount of $84,500 is to provide design and construction administration for the first two phases with the scope of work as indicated below.  The construction cost estimate is $1,252,000, and total project budget is $1,594,550.

Mr. Cramer said that there was no alternative to the required task.  The rehabilitation of the existing masonry parapet walls and roofing at Higgins Hall includes:

1. Reconstruction of the parapet walls at the 1959 Building Addition, approximately 308 linear feet.

2. Replacement of the built up roofing system at the 1959 Building Addition with new 90 mil EPDM system as request by DPW, approximately 7,400 sq. ft.
3. Replacement of exterior expansion joint sealants at the 1959 Building Addition.

4. Reconstruction of the parapet walls at the 1949 Structure, approximately 290 linear feet.
5. Replacement of the built up roofing system at the 1949 Structure with new 90 mil EPDM system as requested by DPW, approximately 4,800 sq. ft.
6. Repairs to the copper roofing at the 1949 Structure.

7. Infill structural roof decks at locations where existing HVAC equipment and bulkheads are removed.
8. Abatement of hazardous materials.
	Phases
	Days
	Fee ($)
	C. Budget ($)
	(%) of C. Budget

	Basic Services:
	
	
	
	

	  Design Development
	10
	15,500
	
	

	  Contract Documents
	14
	21,800
	
	

	  Tracings & Masters/ Bidding
	
	 4,000
	
	

	  Construction Administration 
	180
	40,600
	
	

	Total Fee for Basic Services                
	 81,900
	1,252,000
	6.54%

	

	ADD Special Services:
	
	
	

	Prepare abatement specifications; Air monitoring during asbestos abatement,    Subcontractor:  Hygenix, Inc, Stamford
	2,600
	
	

	Total Fee                                      
	 84,500
	
	


Concerning the “on-call” contract, after this task letter, the contract has a balance of $142,400.  The Connecticut State University System (CSUS) has confirmed that funds are available from CSUS 2020 
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Program and a Bond Commission authorization on December 12, 2007.  The consultant has provided a gift and campaign contribution affidavit notarized on April 19, 2010 as required by PA 07-1.

OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:
PRB FILE #10-112-A  –  Mr. Josephy moved and Mr. Pepe seconded a motion to approve PRB File #10-112-A.  The motion passed unanimously.

PRB FILE #10-115  –  Mr. Cramer moved to approve PRB File #10-115, with a comment to Public Works that it appears this capital project was caused by the lack of preventive maintenance, and that each agency should be required to include a line item appropriation for maintenance in its annual budget.  Mr. Norman seconded the motion. The motion passed unanimously.

PRB FILE #10-118  –  Mr. Pepe moved and Mr. Norman seconded a motion to approve PRB File #10-118.  The motion passed unanimously.

The meeting adjourned.
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