STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On May 27, 2008
State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on May 27, 2008 in the State Office Building.


Members Present:
Edwin S. Greenberg, Chairman





Bennett Millstein, Secretary





Paul F. Cramer, Jr.





Bruce Josephy





Pasquale A. Pepe

Members Absent:
Lisa A. Musumeci, Vice Chairman

Staff Present:

Mary E. Goodhouse, Real Estate Examiner

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  
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Greenberg moved and Mr. Millstein seconded a motion to approve reimbursement of meeting and mileage fees to Mr. Pepe for his inspection of property in West Haven on May 23, 2008 (PRB File #08-148).  The motion passed unanimously.

State Bond Commission.  Ms. Goodhouse provided the Board with a copy of the State Bond Commission agenda for its meeting to be held on Friday, May 30, 2008. 
REAL ESTATE - UNFINISHED BUSINESS
REAL ESTATE - NEW BUSINESS
PRB #
08
-
144
Transaction/Contract Type:
RE / Lease-Out
Origin/Client:
DOT / DOT
Project Number:
AERO-5207-973
Lessee:
Hartford Tees, Inc.
Representative:
Paul Later, Its President 

Property:
Hartford-Brainard Airport, (vicinity Lindbergh Drive), HARTFORD  CT  
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Project Purpose:
DOT, First Amendment (dated January 16, 2008) to Lease-Out and 

Operating Agreement [Agreement No. 1.09-01(07)]

Item Purpose:
Authorizes Lessor (State) to issue the Lessee (Second Party) a rent abatement 



in return for the Lessee having hired a contractor to pave the State-maintained 



ramp area adjacent to the 3-building "T" hangar complex the Lessee currently 



rents from the State.

Ms. Goodhouse reported that the subject proposal amends a lease at Brainard Airport between the Department of Transportation (DOT) and Hartford Tees, Inc.  Hartford Tees leases two parcels totaling 160,176 square feet, improved with hangars, as shown on Exhibit A of the lease, which was approved by the Board on March 1, 1999 (PRB File #99-63).
The proposed First Amendment would abate 20 months rent, totaling $26,000 ($1,300 per month) for the period commencing January 1, 2003 to August 1, 2004. The annual rent for the period in question was $31,957.53 ($2,663.13 per month).  In return for the rent abatement, the Lessee hired a contractor to pave an area of 51,315 sq. ft., which is Parcel 2 of the Leased Premises.
Under the existing lease, Hartford Tees is required to pay 100% of all maintenance, repairs and replacements, both structural and non-structural, for buildings and grounds during the lease term.  With respect to Parcel 2, the existing lease specifies that Parcel 2 is being leased to Hartford Tees for grass and weed control.

Ms. Goodhouse provided the Board with a copy of a memorandum, dated May 23, 2008, to Jeffrey A. Stewart, Director of Leasing, DOT Bureau of Aviation and Ports, wherein she requested that DOT document the actual costs of paving Parcel 2.  The memorandum also requested that DOT explain why the proposal was  being  presented for Office of Policy and Management (OPM) and  Board  approval 5 years and 10 months after the paving was completed and 3 years and 9 months after the rent abatement period ended.  She also requested that DOT explain why DOT agreed to pay for the paving (through rent abatement) and for clarification as to whose responsibility it would be to maintain, repair and replace the pavement on Parcel 2 in the future.  The lease term ends in 2018, with an option to renew to 2023.
Ms. Goodhouse recommended that the Board suspend the subject Amendment until a response to the memorandum is received from DOT.

Mr. Millstein moved and Mr. Cramer seconded a motion to go out of Open Session.  The motion passed unanimously.
Mr. Millstein moved and Mr. Cramer seconded a motion to enter in to Executive Session.  The motion passed unanimously.
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EXECUTIVE SESSION
PRB #
08
-
147
Transaction/Contract Type:
RE / License Agreement
Origin/Client:
DPW / JUD
Statutory Disclosure Exemption:  4b-27
The Board commenced its discussion concerning the subject License Agreement at 9:45 a.m. and concluded at 9:50: a.m.

Mr. Millstein moved and Mr. Cramer seconded a motion to go out of Executive Session.  The motion passed unanimously.

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

OPEN SESSION
PRB #
08
-
148
Transaction/Contract Type:
RE / Admin. Settlement
Origin/Client:
DOT / DOT
Project Number:
(156)106-116-031
Grantor:
Foremost Co., LLC

Property:
24 Railroad Avenue (vicinity of Rail Line), WEST HAVEN  CT 

Project Purpose:
West Haven Railroad Station Project, West Haven 
Item Purpose:
Acquisition of 17,801+/- sq. ft. of land, improved with a 9,686+/- sq. ft. 



commercial/industrial building, a "total take".

Mr. Pepe reported that he viewed the site, which is one of sixteen parcels being taken by the Department of Transportation (DOT) for the construction of a new commuter rail station.  He reported that this is a total take of .39 acre improved with a one-story commercial/industrial special purpose building, operating as a meat packaging and shipping company under the name “Foremost Foods”.  The majority of the 9,686 gross building area is improved with 8,514 sq. ft. of warehouse with cooler and freezer units; approximately 1,172 sq. ft. is office space.  There are 5 loading docks.  The use pre-exists the current zoning and is a legal, non-conforming use. The construction is concrete block, on slab. The zone is TOD, which is a new transportation development zone for the proposed railroad station.  Public utilities included water, sanitary sewer and natural gas. The site has 117 feet of frontage on Railroad Avenue.  The DOT commissioned two appraisals, and the owner’s appraiser Hilton Rome provided information concerning the size of the building, as follows:
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	Appraiser
	LoMonte
	Kloss
	Rome

	Date
	10/10/2007
	10/16/2007
	

	Sales Comparison Approach
	
	
	

	  Unit Value/SF
	$68.00
	$80.00
	

	   SF of GBA
	9,112
	9,112
	9,686

	  Conclusion, this approach
	$620,000
	$729,000
	

	Income Capitalization
	
	
	

	  Base Rent/SF
	$7.00
	$7.50
	

	  Capitalization Rate
	8.25%
	8.48%
	

	  Net Operating Income
	$55,743
	$61,633
	

	  Conclusion, this approach
	$675,000
	$727,000
	

	  Conclusion
	$645,000
	$728,000
	


Mr. Pepe said that the initial DOT offer of $728,000 was based on a valuation by Appraiser Walter Kloss at $80.00 per sq. ft. of Gross Building Area (GBA).  The owner agreed with the unit value, but disagreed with the square feet of his building.  The two appraisals commissioned by DOT were based on 9,112 sq. ft., and the owner provided documentation prepared by Hilton H. Rome, an appraiser, supporting an actual building area of 9,686 sq. ft.  The current assessment record (data collection:  1991) reads 9,112 sq. ft.   A prior assessment record (1979) indicated 9,686 sq. ft., which is in fact correct.  The owner requested $80 per sq. ft. multiplied by 9,686 sq. ft. equals $778,000 (rounded).  The parties eventually agreed to $750,000 ($77.43 per sq. ft. of GBA).  This represents an increase of 3.02% over DOT’s original offer.  After viewing the site, Mr. Pepe concurred that the $750,000 valuation is reasonably supported.

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 #08-144 – Mr. Pepe moved  and Mr. Millstein seconded a motion to suspend PRB File #08-144, pending, but not limited to, resolution of the following issues:
1. A copy of the approved contractor’s bid to prepare and pave the 51,315 square feet of unimproved land that has constituted Parcel 2 of the leased premises since the inception of the original Lease and Operating Agreement with Hartford Tees, Inc., Second Party, should accompany the submittal.
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2. The First Amendment to the Lease and Operating Agreement with the Second Party is a proposal to abate rent for 20 months beginning 01/01/2003 through 08/01/2004.  Why did the Board receive the Amendment with a recommendation to approve on May 7, 2008, approximately 5.3 years after the fact?

3. The original Lease & Operating Agreement does not obligate the State to improve, maintain or repair Parcel 2. Parcel 2 is defined as an unimproved part of the leased premises that the Second Party must maintain only. The proposed Amendment, however, obligates the state to pay for paving in absence of the following:

· The Amendment fails to describe the nature, location and dimensions of the paved area contained within Parcel 2 that the State will pay for by means of the rent abatement.

· The Amendment fails to define the future and ongoing responsibilities of the State and/or Second Party with regard to maintenance, repairs and repaving concerning all or any portion of Parcel 2. 
The motion passed unanimously.
PRB FILE #08-147 – Mr. Pepe moved  and Mr. Millstein seconded a motion to approve PRB File #08-147.  The motion passed unanimously.
PRB FILE #08-148 – Mr. Pepe moved  and Mr. Millstein seconded a motion to approve PRB File #08-148.  The motion passed unanimously.
The meeting adjourned.

MEG
