STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On August 2, 2010

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on August 2, 2010 in the State Office Building.


Members Present:
Edwin S. Greenberg, Chairman





Bennett Millstein, Vice Chairman





Bruce Josephy, Secretary

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 JULY 26, 2010.  Mr. Norman moved and Mr. Josephy seconded a motion to accept the minutes of July 26, 2010.  The motion passed unanimously.
COMMUNICATIONS
REAL ESTATE - UNFINISHED BUSINESS
PRB #
10
-
190
Transaction/Contract Type:
RE / Voucher

Origin/Client:
DOT / DOT

Project Number:
161-118-007B

Grantor:
Young's Nurseries, Inc.

Representative:
R. Thomas Daily, Jr., Vice President/ Treasurer 
Property:
209 and 211 Danbury Road (U.S. Route 7 and Route 33 Norwalk-Danbury 


Road) at Orem Lane, WILTON  CT

Project Purpose:
Reconstruction of Route U.S. 7, Wilton 
Item Purpose:
To acquire an easement to slope for support of the highway consisting of 


851+/- sq. ft.
In response to Mr. Greenberg’s request for additional information on current listings for commercial land for sale in Wilton, Ms. Goodhouse reported that her search found only one listing in the amount of
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$750,000 for .5 acres of commercial land at 255 Danbury Road, located approximately one-half mile north of the subject property, which is consistent with the conclusion reached by the independent fee appraiser for the project.  Concerning closed sales, the data is limited.  The average number of commercial land sales for the past 5 years has been one per year.  The appraisal report prepared by Appraiser B. A. Pape states that between 2004 and April 2010 there have been five commercial land sales in Wilton, ranging from $182,000 per acre to $4,320,000 per acre.

REAL ESTATE - NEW BUSINESS

PRB #
10
-
191
Transaction/Contract Type:
RE / Voucher

Origin/Client:
DOT / DOT

Project Number:
153-113-037

Grantor:
The Watertown Construction Company

Representative:
Robert F. Santamaria, President 
Property:
Berkshire Drive, WATERBURY  CT and 



50 Sunnyside Avenue, WATERTOWN  CT

Project Purpose:
Reconstruction of Sunnyside Avenue, Watertown

Item Purpose:
Acquisition of a 2,698+/- sq. ft. drainage right-of-way and an undefined 


easement to drain.
Ms. Goodhouse reported that the project concerns the reconstruction of Sunnyside Avenue, Watertown, for which it is necessary at this property to install drains to a scour hole.  The proposal is to compensate the owners for a drainage right-of-way of 2,698+/- sq. ft. and a right to drain.  The affected property is 20.10 acres of vacant residential R-30 land. The property has two accesses - 50.01 feet along Sunnyside Avenue, where the drainage right-of-way and easement will be located, and 51.34 feet at the terminus of Berkshire Drive.  City of Waterbury water and sewer systems are available to the site from Berkshire Drive.  The Watertown Construction Company intends to eventually develop the sites for affordable residential units, possibly restricted to residents over 55 years of age.

Department of Transportation (DOT) staff appraiser Anthony DeLucco estimated a unit value of $2.00 per sq. ft. based on an appraisal prepared as of June 2, 2010.  The sales he considered ranged from $1.72 per sq. ft. to $4.72 per sq. ft. and on that basis he selected a value of $2.00 per sq. ft.
	Acquisition
	Valuation
	Damages

	Drainage Right of Way
	2,698 SF x $2/SF x 75%
	$4,047

	Easement to Drain
	$2,500 (Lump Sum)
	$2,500

	Total
	$6,547, say
	$6,550
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Ms. Goodhouse recommended approval because the acquisition complies with Section 13a-73(c) of the CGS which governs the acquisition of property by the commissioner of transportation required for highway purposes; and the acquisition value is supported by the value estimate prepared by DOT.

Mr. Pepe reviewed file documents and found fault with a document entitled “corporate resolution” authorizing the president of Watertown Construction Company, Inc. to deliver a deed of the easement to the State, and he asked that a corrected resolution be provided.

PRB #


  10-195
Transaction/Contract Type:
RE / Admin. Settlement

Origin/Client:
DOT / DOT

Project Number:
171-305-041

Grantor:
National Passenger Railroad Corporation (AMTRAK)
Property:
A portion of the 29-mile AMTRAK railroad transportation corridor known



as the New Haven-Springfield Line running from Newington at the south 


then northeasterly through West Hartford to Hartford
Project Purpose:
New Britain/Hartford Busway, Hartford, Newington and West Hartford 
Item Purpose:
To acquire a varying width easement for transportation purposes totaling 


1,110,000+/- sq. ft. (25.482+/- acres) extending 5.327 miles; easements to 


slope, construct and maintain retaining wall, barrier wall and/or precast 


concrete barrier curb, install metal beam rail and maintain guide railing and 


end anchorage, to drain, and drainage right-of-way; and rights to install 


sedimentation control system, and install culvert.  Other impacts include the 


removal of 10 advertising billboards situated along the corridor requiring 


relocation, and the removal of a small 604 sq. ft. cinder block building 


located at 34 Francis Avenue, rear, Hartford.
Ms. Goodhouse said that this proposal is to purchase the referenced rights and easements, including the removal of 10 advertising billboards, and the removal of the small cinder block building at 34 Francis Avenue, in Hartford.
The New Britain/Hartford Busway project will be built along a 9.4 mile corridor from central New Britain to Hartford’s Union Station.  This proposal is for the Department of Transportation (DOT) to purchase the requisite easements to construct 5.327 miles of the Busway that will be located adjacent to the part of the Amtrak New Haven-Springfield passenger line.

The parties have agreed to a sale price of $17,375,000.  In addition to the rights to remove ten billboard locations that are within or adjacent to the easement area, and the right to remove the small cinder block building, the purchase will allow for the following:
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1. A linear easement for transportation purposes encompassing approximately 26 acres.

2. Easement to Slope:  450 sq. ft. 

3. Easement to Slope:  5,584 sq. ft.
4. Easement to construct and maintain retaining wall, barrier wall, and/or precast concrete barrier curb, and associated grading:  155,300 sq. ft.
5. Drainage right of way area:  6,258 sq. ft.
6. Easement to construct and maintain superstructure:  11,550 sq. ft.
DOT’s negotiating position was based on an appraisal completed by fee appraiser Howard B. Russ, SRPA, and on October 10, 2008 the State tendered an offer of $13,150,000 to The National Passenger Railroad Corporation (Amtrak).  Amtrak relied on an appraisal report by Daniel L. McCown, MAI.  Salient conclusions of the appraisal reports are summarized as follows:
	Party
	Amtrak
	State of CT

	Date
	7/7/2008
	4/10/2008

	Land Appraised
	Daniel L. McCown, MAI

5.35 miles, 29 acres.  
	Howard Russ, SRPA

Before:  69 Acres along 5.35 miles of track; After:  Same with DOT easements encumbering 29 acres along 5.35 miles of track

	H & B Use
	corridor
	corridor

	Parcel ATF Valuation:
	 
	 

	   Newington, Industrial
	$2.30
	$3.50

	   Newington, Residential
	NA
	$12.00

	   West Hartford, Comm/Ind
	$9.18
	$10.00

	   Hartford, Commercial
	$11.48
	$12.50

	   Hartford, Industrial
	$6.89
	$4.50

	   Hartford, Downtown
	$4.59
	 

	   Hartford, Residential RO-1
	NA
	$25.00

	   Hartford, Residential R-2 
	NA
	$3.50

	ATF Total
	29 Acres = $8,088,000
$6.40/sf
	69 Acres = $27,346,036
$9.10/sf

	Corridor Factor
	x 2.00
	x 1.50

	Market Value, Land
	$16,000,000
	$41,020,000

	Value of Billboard Income 
	$2,800,000
	$555,900

	Sack Building Value
	Not valued
	$100,000

	Total Before Value
	$18,800,000
	$41,675,900

	Market Value, After
	NA
	$28,536,364

	Damages
	$18,800,000
	$13,138,536

	Damages, Rounded
	$18,800,000
	$13,150,000


Segmentation:  The appraisers examined macro sales data, and developed Across The Fence (ATF) values based on the distribution of zoning districts along the corridor.  The table above shows the unit 
STATE PROPERTIES REVIEW BOARD

Minutes of Meeting, August 2, 2010
Page 5

values developed by each appraiser with respect to residential, commercial, industrial and “downtown Hartford” zoning districts.

Corridor/Plottage Factor:  Amtrak’s appraiser presented data on 22 sales of corridors that indicated “enhancement” factors from .88 to 4.62 times the ATF value.  From the data, using elements of comparison, primarily examining corridors through commercial, industrial and densely developed suburban residential areas, the appraiser selected a corridor factor of 2.0, or 200%.  Without adequate explanation or support, the DOT appraiser selected a factor of 1.5, or 150%.

Easement Factor:  The fee simple title is not being acquired.  Appraiser Howard Russ who prepared the appraisal report that was certified by DOT believed that the easement for transportation purposes diminished value by a factor of 80%, whereas Amtrak considers that damages are 100% of value because the Busway corridor will be physically separated from the unencumbered Amtrak property by a 9.5’ high barrier wall and fence.

Extensive negotiations resulted in the proposed Administrative Settlement.  DOT recognized that McCown applied a more thorough analysis establishing the corridor factor, estimating the affect of the takings on the fee simple interest in the affected land, and assessing the damages attributable to the lost billboard income.
Market Value of Income Stream from Billboards:  The appraisal reports diverged in their opinion of the value of the income stream generated by sites in the affected Amtrak corridor.  Both use the Income Approach which estimates market value based on the present worth of current and future benefits arising from property ownership.  Amtrak provided Appraiser McCown with the billboard income and expenses for the 5 year period from 2004-2008.  McCown used Direct Capitalization, which converts one year of income to an indication of value. Based on the data provided, McCown estimated an annual stabilized income of $250,000, then deducted a 2% management fee to conclude annual effective income of $245,000 which he capitalized using an overall rate of 8.75%, thereby concluding the capitalized value of the income stream to be $2,800,000.  Appraiser Russ’s estimate understated the net income Amtrak receives from the Billboard sites, and discounted the income stream over a 5 year period at an 8% rate to arrive at a present value of $555,000 which he identified as the rental value of the affected billboard sites.

Ms. Goodhouse recommended approval of the Administrative Settlement for the reasons articulated in DOT’s memorandum to the Board dated July 19, 2010.  The taking of an easement for transportation purposes will prevent Amtrak’s use of the easement area.  The DOT will construct a 9.5’ barrier separating Amtrak from its remainder interest in the property.  Ms. Goodhouse concurred with Amtrak appraiser McCown that the taking is tantamount to 100% of use and value. In further support of this easement factor, prior takings by the DOT for easements for transportation purposes have been negotiated at 99% of market value as opposed to the 80% damages use in the DOT certified appraisal report prepared by Howard B. Russ, SRPA.  Should condemnation proceed, it is unlikely that the DOT would succeed in reducing the purchase price because the appraisal report prepared by Daniel L. McCown firmly supports the corridor factor of 200% applied to the Across The Fence land values; and STATE PROPERTIES REVIEW BOARD
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the appraised market value of the lost billboard income stream of $2.8 million is based on income and expense data provided for the affected billboard sites.

ARCHITECT-ENGINEER - UNFINISHED BUSINESS

ARCHITECT-ENGINEER - NEW BUSINESS

Mr. Josephy moved and Mr. Norman seconded a motion to go out of Open Session.  The motion passed unanimously.

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

EXECUTIVE SESSION
PRB #
10
-
194
Transaction/Contract Type:
AE / New

Contract No.:
BI-RS-283-OR, Owner's Representative

Project No.:
BI-RS-283
Origin/Client
DPW / SCSU

Statutory Disclosure Exemptions:  1-200(6) & 1-210(b)(7)

The Board commenced its discussion concerning the subject contract at 10:07 a.m. and concluded at 10:13 a.m.

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

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

OPEN SESSION
OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:
PRB FILE #10-190 – Mr. Greenberg moved and Mr. Norman seconded a motion to approve PRB File #10-190.  The motion passed unanimously.
PRB FILE #10-191  – Mr. Pepe moved and Mr. Millstein seconded a motion to approve PRB File #10-191.  The motion passed unanimously.  Mr. Pepe asked that the file be held until DOT has provided a corrected corporate resolution authorizing the president of the corporation to deliver necessary documents.
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PRB FILE #10-194 – Mr. Norman moved and Mr. Millstein seconded a motion to approve PRB File #10-194.  The motion passed unanimously.  
PRB FILE #10-195 – Mr. Norman moved and Mr. Millstein seconded a motion to approve PRB File #10-195.  The motion passed unanimously.  The Board decided to hold its approval of this file pending receipt of additional information from the Department of Transportation.
The meeting adjourned.
MG:ALC
