STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On June 2, 2008

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on June 2, 2008 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





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 MAY 27, 2008.  Mr. Pepe moved and Mr. Millstein seconded a motion to accept the minutes of May 27, 2008.  The motion passed unanimously.
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Cramer moved and Mr. Josephy seconded a motion to approve reimbursement of meeting and mileage fees to Mr. Pepe for his inspection of properties in Hamden on May 30, 2008 (PRB Files #08-150 & #08-153).  The motion passed unanimously.

Billboard Appeal Hearings.  Ms. Goodhouse provided the Board with a copy of an e-mail she received on May 30, 2008 from Leo Smith, Board of Directors, International Dark Sky Association (IDA), as well as being a member of the Illuminating Engineering Society of North America, IDA/IES Joint Task Force to Develop the Model Outdoor Lighting Ordinance, IES Roadway Lighting Committee, and Northeast Regional Director of IDA.  She said that the e-mail indicates that the IDA requests that a letter he sent to the Governor (an attachment to the e-mail) be entered as written testimony in the public hearing to be held June 10, 2008 on the proposed regulations concerning Appeals from Owners of Outdoor Advertising Structures.  Ms. Goodhouse said that IDA will not be able to attend the public hearing because of a conflict with out-of-state travel on June 10, 2008, but would request Intervenor status in any future proceedings involving the Outdoor Advertising industry, under proposed Section 4b-3(f)-5, subsection (b) wherein the participation of IDA and Leo Smith as its Northeast Regional 
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Director, is in the interests of justice and will not impair the orderly conduct of the proceeding (See Attachment A).
REAL ESTATE - UNFINISHED BUSINESS
REAL ESTATE - NEW BUSINESS
PRB #
08
-
150
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
061-138-001
Grantor:
Ferraro, Gaetano John

Property:
3480 Whitney Avenue (Route 10) at West Woods Road, HAMDEN  CT

Project Purpose:
Whitney Avenue/Route 10 Intersection Improvements at Mount Carmel 


Avenue/State Route 453 and West Woods Road, Hamden
Item Purpose:
Acquisition of 22,473+/- sq. ft. of land, in fee; "right to remove building" 


(2,856 sq. ft. brick facility); with contributory value relative to paving, 


landscaping, and lighting; and severance.

PRB #
08
-
153
Transaction/Contract Type:
RE / Admin. Settlement
Origin/Client:
DOT / DOT
Project Number:
061-138-014
Grantor:
Ferraro, Gaetano John

Property:
3450 Whitney Avenue (Route 10), HAMDEN CT  

Project Purpose:
Whitney Avenue/Route 10 Intersection Improvements at Mount Carmel 


Avenue/State Route 453 and West Woods Road, Hamden
Item Purpose:
Acquisition of land, in fee, totaling 1,585+/- sq. ft., from two, non-contiguous 



parcels (Parcel 1:  386+/- sq. ft. and Parcel 2:  1,199+/- sq. ft.).

Mr. Pepe reported that he traveled to Hamden to inspect two properties owned by the same Grantor, Gaetano John Ferraro, located at 3450 and 3480 Whitney Avenue.  He said that the Department of Transportation (DOT) proposes to acquire land from both properties and the right to remove a building.
Mr. Pepe said that under PRB File #08-150, the DOT proposes to acquire 22,473 sq. ft. of commercial land and will remove a 2,856 sq. ft. retail building located at 3480 Whitney Avenue.  The retail 
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building currently has three tenants:  a deli, a hair salon, and a pizza restaurant.  After the “taking”, the Grantor will have 8,455 sq. ft. of commercial land, with 88 feet of frontage on the south side of relocated West Woods Road.  With the land the Grantor owns to the south (PRB File #08-153), he will assemble this parcel to relocate his business.
Mr. Pepe said that the property was appraised as follows:

	Appraiser
	MacCormack
	Kloss

	Date
	1/10/2008
	1/4//2008

	Description, Before
	30,928 SF site, improved with 2,856 SF retail building
	32,670 SF site, improved with 2,856 SF retail building

	  Land Value
	$355,000    ($11.48/SF)
	$288,690  ($7.00/SF)

	  Site Improvements
	$  25,453
	$  25,000

	  Retail Building
	$319,547    ($111.89/SF)
	$219,000 ($76.69/SF)

	Market Value, Before
	$700,000
	$472,700

	Description, After
	8,455 SF site, vacant
	10,197 SF site, vacant

	Market Value, After
	$  68,000 ($8.03/SF)
	$  71,400   ($7.00/SF)

	Damages
	$632,000
	$401,300


Appraiser MacCormack obtained rental data from the owner, and developed an Income Approach to Value.  The annual (contract) rent for the subject retail building is $58,500 or $22.50 per sq. ft.    Tenants pay for utilities and snow removal.  He said that Mr. MacCormack concluded that market rent is $25.00 per sq. ft. on a modified gross basis and concluded a Net Operating Income at $52,662, which he capitalized at 8% to arrive at $658,000 via the Income Approach.   Mr. MacCormack’s analysis of three recent sales of commercial buildings, also located along Route 10 in Hamden, led him to conclude $714,000, using the Sales Comparison Approach.  He reconciled the approaches to value and concluded $700,000 for the value before the taking.

Mr. Pepe indicated that after the taking, Mr. MacCormack relied on the Sales Comparison Approach to value the premises, which will be 0.194 acres of vacant land.  Comparable Sale #2 is a .20 acre parcel of commercial land which sold for $60,000, supporting the appraiser’s ultimate conclusion of $68,000 as the value after the “taking”.
With respect to PRB File #08-153, the DOT will acquire two small strips of commercial land, totaling 1,585 sq. ft., located at 3450 Whitney Avenue.  Mr. Pepe said that DOT commissioned one appraisal for this acquisition from Walter Kloss, whose before and after analyses of market value concluded $7,900 or $5.00 per sq. ft.  However, the problem for DOT was that they were contemporaneously negotiating a “take” on adjacent land (PRB File #08-150) of the same owner.  The “take” of the adjacent land was supported by an appraisal by Steven MacCormack indicating a value of $11.48 per sq. ft.  Therefore, the owner asked for $11.48 per sq. ft. for the subject acquisition.  Mr. Pepe said that the parties settled on $10.00 per sq. ft.
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Mr. Pepe said that based upon his review of the file and site inspection, he recommends Board approval of PRB Files #08-150 and #08-153.
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 into Executive Session.  The motion passed unanimously.

EXECUTIVE SESSION  
PRB #
08
-
151
Transaction/Contract Type:
RE / Lease
Origin/Client:
DPW / OCSA
Statutory Disclosure Exemption:  4b-27
The Board commenced its discussion relative to the subject Lease proposal at 10:10 a.m. and concluded at 10:18 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
-
158
Transaction/Contract Type:
RE / Lease-Out
Origin/Client:
DAS / DMHAS
Lessee:
Connelly, Kathryn

Property:
Connecticut Valley Hospital, 2 Bow Lane, MIDDLETOWN  CT  

Project Purpose:
DAS/DPW State Housing Lease-Out, Middletown

Item Purpose:
Lease-out of a 7 room single-family, colonial-style dwelling known as 


Unit MHCVCO2 on a month-to-month basis not-to-exceed 2 years; to 


facilitate hospital employee's ability to fulfill responsibilities as an 


"IT" Manager.

Ms. Goodhouse reported that the subject proposal is a single-family lease-out for State employee 
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housing on the grounds of Connecticut Valley Hospital, Middletown.  In concert with the Governor’s directive, rents are 70% of market value.  The term of the lease is on a month-to-month basis not-to-exceed two (2) years and is subject to termination by either party with 30 days prior notice or upon the death of the tenant.

Ms. Goodhouse provided the Board with a spreadsheet outlining the details of the lease-out (See Attachment B) and recommends approval.

ARCHITECT-ENGINEER - UNFINISHED BUSINESS
PRB #
08
-
132
Transaction/Contract Type:
AE / Commission Letter
Contract No.:
BI-CTC-409-CAd
Project No.
BI-CTC-409
Origin/Client
DPW / CTC            CL #2
Consultant:
Gilbane Building Company / Construction Admin.

Property:
 Downtown Gateway Community College, Church St., “Macy's/Malley's 



 Block”, NEW HAVEN  CT  

Project Purpose:
 Downtown Gateway Community College, New Haven 

Item Purpose:
Compensation for expanded scope to provide "Schematic Redesign" 



construction administration services; also adds administrative language.

Mr. Babiarz reported that on May 1, 2008, the subject Commission Letter #2 was withdrawn by the Department of Public Works (DPW) pending resolution of the following:

1. Connecticut General Statutes 4b-23(l) requires the Commissioner of Public Works to monitor the costs of all proposed and approved facility projects and advise the Secretary of the Office of Policy and Management (OPM) and the Governor when forecast costs to complete the project exceed the approved costs by 10% or more.  The approvals of OPM, the Board, Bond Commission and Governor are required to continue the project.

Based on the probability that a budget decrease in excess of 12.7% (current total budget increase 22.7% - 10.0% threshold) is unlikely in the absence of significant project downsizing, the submittal should document that the Commissioner of Public Works, OPM, Bond Commission and the Governor are cognizant of the projected increase in Total Project Budget and have approved the continuation of this project.

2. The submittal should allocate the budgeted cost of “New Construction” ($143,383,193) between the new 358,500+/- GSF building and new 600 vehicle parking garage.  This will promote an understanding of current and future changes in project cost and scope.

STATE PROPERTIES REVIEW BOARD
Minutes of Meeting, June 2, 2008

Page 6

3. Article II B of the Construction Administration contract proscribes any reimbursements for travel expenses unless specifically noted by the Commissioner of Public Works as a reimbursable expense.  Therefore, the amount of Commission Letter #2 should be revised from $46,600 to $46,450, a decrease of $150, to exclude the Consultant’s estimate of the cost of travel which is incorporated in the Commission Letter.

Mr. Babiarz advised the Board that on May 30, 2008, the DPW resubmitted Commission Letter #2 for a revised fee of $46,450, resulting in a savings of $150.00.  Further, the requirements of C.G.S., Section 4b-23(l) have been satisfied.  Reference is made to Public Act 07-7, Section 21(m)(2) (June Special Session), which provided approval of funding for approximately $36,600,000 (See Attachment C).
Based upon the above, Mr. Babiarz recommended Board approval of PRB File #08-132.
ARCHITECT-ENGINEER - NEW BUSINESS
OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:
PRB FILE #08-132 – Mr. Cramer moved and Ms. Musumeci seconded a motion to approve PRB File #08-132.  The motion passed unanimously.
PRB FILE #08-150 – Mr. Pepe moved and Mr. Josephy seconded a motion to approve  PRB  File #08-150.  The motion passed unanimously.
PRB FILE #08-151 – Mr. Josephy moved and Ms. Musumeci seconded a motion to approve PRB File #08-151.  The motion passed unanimously.
PRB FILE #08-153 – Mr. Pepe moved and Mr. Josephy seconded a motion to approve  PRB  File #08-153.  The motion passed unanimously.
PRB FILE #08-158 – Ms. Musumeci moved and Mr. Josephy seconded a motion to approve PRB File #08-158.  The motion passed unanimously.
The meeting adjourned.

ALC
