STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On August 12, 2010

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on August 12, 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:

Anna L. Candelario, Executive Secretary




Melanie Attwater-Young, Temporary Worker Retiree
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 AUGUST 5, 2010.  Mr. Norman moved and Mr. Millstein seconded a motion to accept the minutes of August 5, 2010.  The motion passed unanimously.
COMMUNICATIONS
PRB File #10-195 – DOT – Administrative Settlement – AMTRAK Railroad Transportation Corridor – Hartford, West Hartford and Newington – Project No. 171-305-041.  At its meeting on August 2, 2010, the Board decided to hold its approval of the subject proposal pending receipt of additional information from the Department of Transportation (DOT) concerning environmental contamination of the easement area to be acquired by the State for the New Britain-Hartford Busway project.
On August 10, 2010, the Board received a memorandum from Richard C. Allen, Rights-of-Way Administrator, and an attached e-mail from Gregory M. Dorosh, Principal Engineer of DOT’s Environmental Compliance Section that indicates a subsurface site investigation was conducted along the entire length of the AMTRAK property where the proposed easement is required (See Attachment A).  
Upon review of the correspondence from DOT, the Board unanimously decided to continue to hold its approval of the subject proposal to obtain further information from DOT that indicates the level of contamination and the State’s liability in environmental remediation.
REAL ESTATE - UNFINISHED BUSINESS
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REAL ESTATE - NEW BUSINESS

PRB #
10
-
204
Transaction/Contract Type:
RE / Sale

Origin/Client:
DOT / DOT
Project Number:
151-171-9A

Grantee:
FIKRI Development, LLC

Representative:
c/o Joseph Antonios 
Property:
NE/S of Interstate 84 Westbound at Austin Road, WATERBURY  CT

Project Purpose:
DOT, Sale of Excess Property, Waterbury

Item Purpose:
Release of 4,763+/- sq. ft. of land to Grantee/sole abutter; all rights of 


ingress and egress to and from I-84W are denied.
Mr. Greenberg reported that the subject proposal is to release 4,763+/- sq. ft. of unimproved, non-conforming land located northeasterly of the non-access highway line of Exit Ramp #25A off of I-84, at Austin Road, Waterbury.  The City expressed no interest in the non-conforming parcel when it was contacted in 2006 and 2010 as required by CGS Section 3-14b.  No public advertisement is required for a sale at market value to the sole abutter, FIKRI Development, LLC.  

The purchase price is $36,700, and includes an administrative fee in the amount of $1,000.  The release will allow for the assemblage with two abutting parcels at 45 Austin Road and 24 Matteson Street, both owned by FIKRI Development.  45 Austin Road is zoned General Commercial; 24 Matteson Street is zoned Residential.

The release value was based on the presumption that the highest and best use is assemblage for commercial purposes, and consequently based on the assumption that the assembled site can be developed for commercial purposes.  This assumption is advantageous to the State as commercial acreage in Waterbury is higher in value than residential acreage. DOT Appraiser Anthony J. DeLucco contacted local zoning officials and is fairly confident that a zone change from residential to commercial at 24 Matteson Street would be granted.  The appraisal concludes a release value of $35,700 as of October 21, 2009.  The appraiser has valued the buyer’s property, land only, before the assemblage at $220,500; and thereafter at $256,200, indicating $35,700 of enhancement in value resulting from the release.

PRB #
10
-
205
Transaction/Contract Type:
RE / Sale

Origin/Client:
DOT / DOT
Project Number:
37-000-33A

Grantee:
Kowalski, John and Carmella
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Property:
SE/S of Guilford Road-Connecticut Route 77 at Mica Hill Road,


DURHAM  CT

Project Purpose:
DOT, Sale of Excess Property, Durham
Item Purpose:
Release of 22,608+/- sq. ft. of vacant land, together with any rights, title 


or interest that State has or may have in former Durham-North Guilford 


Road, to Grantee/sole abutter for assemblage.
Mr. Greenberg reported that the Department of Transportation (DOT) proposes to release 22,608+/- sq. ft. of residential land located on the easterly side of Route 77 at Mica Hill Road, Durham.  The Town of Durham expressed no interest in the non-conforming parcel when it was contacted in January 2010 as required by CGS Section 3-14b.  
DOT Appraiser John P. Kerr appraised the property as of June 15, 2009.  The release value was appraised based on the assumption that the abutter’s property would be enhanced by ownership of the assembled acreage.

The site does not conform to the zoning requirements, is irregular in shape and had been improved with two wood frame structures (recently removed by DOT) formerly used for DOT highway maintenance purposes.  There is some asphalt pavement that needs to be removed, and the abutter would want to create a landscape barrier to prevent motor vehicles from entering onto the property from Route 77.  There was an underground gasoline storage tank (now removed) and one of the structures on the release parcel was formerly used for salt storage.  According to the appraisal report monitoring wells have been installed, the soils were tested, and remediation work has been done on the site.  The site was appraised as though clean.

Before assemblage, the adjacent site is 6.38 acres.  Before assemblage, the appraised value of 6.38 acres is $180,000; after assemblage the 6.90 acre lot has an appraised value of $190,000; resulting in an increase in value of $10,000. 

The purchase price of $8,000 is the result of further negotiation and appears to be very reasonable considering the prior use of the property. 
PRB #
10
-
206
Transaction/Contract Type:
RE / Sale

Origin/Client:
DOT / DOT
Project Number:
070-66-12B

Grantee:
Rogan, Dennis
Property:
Bozrah Street Extension,  BOZRAH  CT
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Project Purpose:
DOT, Sale of Excess Property, Bozrah
Item Purpose:
Release of 11,549+/- sq. ft. of land to the Grantee/sole abutter for 


assemblage.
Mr. Greenberg reported that the subject proposal is to release 11,549+/- SF of residential land located on the northerly side of Bozrah Street Extension, Bozrah.  The Town of Bozrah expressed no interest in the non-conforming parcel when it was contacted in  January  2010  as  required  by  CGS  Section 3-14b.  
DOT Appraiser Mark J. Mickiewicz appraised the property as of August 11, 2009.  The release value was appraised based on the assumption that the abutter’s property would be enhanced by ownership of the assembled acreage.

Before assemblage, the adjacent site is 2.60 acres.  The appraised value of the 2.60 acres is $110,000; after assemblage the 2.865 acre lot has an appraised value of $120,000; resulting in an increase in value of $10,000. 

The purchase price of $9,000, which includes an administrative fee of $1,000, is the result of further negotiations between the State and the abutting property owner.  Due to the fact that no one other than the owner of the abutting property can purchase the property, DOT is recommending the release of this parcel for $9,000.
PRB #
10
-
211
Transaction/Contract Type:
RE / Voucher

Origin/Client:
DOT / DOT
Project Number:
135-291-2

Grantor:
Alam, Mohamed S.
Property:
37 Clinton Avenue, STAMFORD  CT
Project Purpose:
Rehabilitation of Bridge No. 03824 U.S. Route 1 over the Rippowam


River, Stamford

Item Purpose:
Acquisition of 320+/- sq. ft. easement to construct and maintain concrete, 


granite veneer end wall; with contributory value for vegetation.
Mr. Greenberg reported that the subject acquisition concerns the rehabilitation of Bridge No. 03824, which carries Route 1 (Tresser Boulevard) over the Rippowam River in Stamford.  He said that the subject proposal is to compensate the owners for a 320+/- sq. ft. easement to construct and maintain concrete, granite veneer end wall in the easement area shown on the survey map.  The Department of Transportation (DOT) will remove and replace a chain link fence. Some vegetation will be removed.
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VALUATION:  Based on an estimate of compensation prepared by Raymond C. Boucher, as of June 10, 2010, a unit value of $200.00 per sq. ft. became the basis for the value of the easements acquired.  This is supported by sales data researched by State Properties Review Board (SPRB) staff for land sales in the R5 zone in Stamford. 

	Acquisition
	Valuation
	Damages

	Easement to construct and maintain concrete, granite veneer, end wall
	320 SF x $200/SF x 10%
	$6,400

	Contributory value of affected vegetation
	
	1,000

	Total
	
	$6,500


Mr. Greenberg recommended Board approval of this proposal.

PRB #
10
-
212
Transaction/Contract Type:
RE / Sale

Origin/Client:
DOT / DOT
Project Number:
138-000-123

Grantee:
Harborside Associates, LLC

Representative:
Attorney Benjamin S. Proto, Jr. 
Property:
S/S of U.S. Route 1, STRATFORD
Project Purpose:
DOT, Sale of Excess Property, Stratford
Item Purpose:
Release of 3,363+/- sq. ft. of land, a portion of the former right-of-way 


of the Route 1 road bed, to Grantee/sole abutter; with State reserving a 


full and perpetual easement for existing utilities.
Mr. Greenberg reported that in March 2009, the Board approved an exchange of land between the Department of Transportation (DOT) and Harborside Associates, LLC (PRB #09-28) for access to State land for bridge inspections at the Washington Avenue Bridge.  DOT was to acquire a permanent access easement over 8,240+/- sq. ft. from Harborside.  The acquisition easement was valued at $66,000.  In exchange, DOT was to release to Harborside, an area of 3,363+/- sq. ft. in fee simple.  Harborside currently uses this land for parking.  The release parcel was valued at $54,000.

Value of Release Parcel
-
$16.00/SF x 3,363 SF = 53,808, or $54,000 (rounded)

Value of Easement Acquired
-
$16.00 SF x 8,240 SF x 50% = $65,902, or $66,000 (rounded)
The exchange could not go forward because a lien holder has refused to sign the subordination agreement required by DOT for the access easement.  Consequently, DOT will take the easement over 
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8,240+/- sq. ft. of Harborside property through the condemnation domain process.  DOT currently has no access over Harborside land.

Consequently, this proposal is for Harborside to purchase the release parcel for the appraised value of $54,000, plus $1,000 administrative fee, for a total of $55,000.

VALUATION:  The appraisal was prepared by DOT Staff Appraiser Michael Aletta.  He used the following sales to determine a unit value, in fee simple, of $16.00 per sq. ft. 
	
	SUBJECT
	SALE #1
	SALE #2
	Sale #3

	Address
	946 Ferry Boulevard, Stratford
	295 Old Gate Road, Milford
	302 Woodmont Road, Milford
	833 Boston Post Road, Milford

	Proximity
	 
	5+/- miles
	5+/- miles
	5+/- miles

	Sale Date
	12/3/2008
	9/14/2007
	2/15/2006
	5/25/2005

	Land Area (Acres)
	3.90
	3.91
	3.77
	3.313

	Land Area (SF)
	169,884
	170,320
	164,221
	144,314

	Zoning Distract
	WF, Waterfront
	ID, Industrial
	ID, Industrial
	CDD-1, Commercial/Ind

	Present Use
	Commercial
	Hotel
	Commercial
	Commercial/Retail

	Highest & Best Use
	Mixed Com/Res
	Comm. Dev.
	Comm. Dev.
	Comm. Dev.

	Utilities
	All Public
	All Public
	All Public
	All Public

	Location
	Good/Waterfront
	Good
	Good
	Good

	Sales or Financing Concessions
	N/A
	N/A
	Demolition
	N/A

	Sale Price
	 
	$2,200,000
	$2,400,000
	$2,885,000

	Sale Price/SF
	 
	$12.92
	$14.61
	$19.99

	Adjustments $
	 
	$1.29
	$1.96
	-$2.00

	Adjustments %
	 
	9.99%
	13.41%
	-10.00%

	Adjusted Sale Price
	 
	$14.21
	$16.57
	$17.99

	Indicated Value
	$16.00
	 
	 
	 

	Indicated Value, Before
	169,884 SF x $16.00/SF = $2,718,144 , say $2,718,000

	Indicated Value, After
	173,247 SF x $16.00/SF = $2,771,952,  say $2,772,000

	Value of Release Parcel
	                                                                           $54,000 


Board approval of the release is recommended.  The appraisal report supports the value to be received.  In accordance with DOT policy, the release area has been reviewed by DOT divisions who concurred with the decision to release the parcel.  As required by CGS Section 3-14b, the property was offered to the Town of Stratford for appraised value.  The town expressed no interest in acquiring the parcel.  The area legislators were notified of the release pursuant to Section 13a-80(a).

The Harborside property is 3.9 acres of waterfront zoned land, situated on the west side of the Housatonic River.  It is presently improved with a restaurant building with supporting parking.  Eight 
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of the parking spaces are on State land.  Proposed plans, approved by the Town of Stratford in 2007, are for a mixed use development to include 40 condominium units, retail, restaurant, and marina.  The Town of Stratford has indicated that if the 8 parking spaces on State land are not acquired, a variance will be granted so that the mixed use development can go forward.

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 #10-204  –  Mr. Pepe moved and Mr. Norman seconded a motion to approve PRB File #10-204.  The motion passed unanimously.
PRB FILE #10-205  –  Mr. Pepe moved and Mr. Norman seconded a motion to approve PRB File #10-205.  The motion passed unanimously.
PRB FILE #10-206  – Mr. Pepe moved and Mr. Millstein seconded a motion to approve PRB File #10-206.  The motion passed unanimously.
PRB FILE #10-211  –  Mr. Pepe moved and Mr. Norman seconded a motion to approve PRB File #10-211.  The motion passed unanimously.
PRB FILE #10-212 – Mr. Norman moved and Mr. Greenberg seconded a motion to approve PRB File #10-212.  The motion passed unanimously.
The meeting adjourned.
ALC
