STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On September 17, 2007

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on September 17, 2007 in the State Office Building.


Members Present:
Pasquale A. Pepe, Chairman

Lisa A. Musumeci, Vice Chairman





Edwin S. Greenberg, Secretary





Paul F. Cramer, Jr.





Bruce Josephy





Bennett Millstein


Staff Present:

Stanley T. Babiarz, Executive Director





Mary E. Goodhouse, Real Estate Examiner

Donna M. Perleone, Secretary I

(on behalf of Anna L. Candelario, Executive Secretary)

Chairman Pepe called the meeting to order.

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

OPEN SESSION  
DPW Annual Report to the State Properties Review Board for Fiscal Year 2007 (the period of July 1, 2006 through June 30, 2007) as required by Section 4b-2(a) of the Connecticut General Statutes.  Mr. Babiarz informed the Board that they have been provided with a copy of this report.  He stated that the Board’s review, along with its annual report, is due in the Governor’s Office by October 1, 2007.
COMMUNICATIONS
REAL ESTATE - UNFINISHED BUSINESS
REAL ESTATE - NEW BUSINESS
PRB #
07
-
258
Transaction/Contract Type:
RE / Sale
Origin/Client:
DEP / DEP
Buyer:
Norwich, City of 

Property:
NW/S of West Main St./Route 82 at Falls Avenue, NORWICH  CT  06360

Project Purpose:
DEP Conveyance of Property in Norwich, pursuant to Special Act 07-11,

Section 1
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Item Purpose:
Release of 0.126 acres abutting the Yantic River, West Branch, for use by 


City of Norwich for transportation and purposes related to the Yantic River 


Heritage Riverfront Park.
Ms. Goodhouse reported that Section 1 of Special Act No. 07-11 requires the Commissioner of Environmental Protection to convey the subject 0.126 acre of land to the City of Norwich for transportation and municipal purposes.  The property was originally conveyed to the Department of Transportation in 1982 and subsequently transferred to the custody and control of the Department of Environmental Protection in 1988.  She noted that the parcel is in the vicinity of other Norwich files relative to “the Yantic River Heritage Riverfront Park” project.

Ms. Goodhouse stated that the Special Act requires the parcel be conveyed to the City at a cost equal to the administrative costs of making the conveyance.  The City must use the property for transportation and municipal purposes.  If the City does not use said parcel for said purposes, does not retain ownership of all of said parcel, or leases all or any portion of said parcel, title reverts to the State.

Ms. Goodhouse recommended Board approval of this file to convey 0.126 acre of vacant land to the City of Norwich for $1,000 as it effects the terms of the Special Act, the Quitclaim Deed and release map are consistent, and have been approved by the Treasurer.
PRB #
07
-
259
Transaction/Contract Type:
RE / Admin. Settlement
Origin/Client:
DOT / DOT
Project Number:
42-292-2
Grantor:
Crooks, Rita A., et al

Property:
365-369 Burnside Ave., Route 44, EAST HARTFORD  CT  06108

Project Purpose:
Realignment of U.S. Route 44 in East Hartford

Item Purpose:
Acquisition of 17,472 sq. ft. of land and two-story mixed-use 2,128 sq. ft.


building at 365-369 Burnside Avenue, Route 44, East Hartford.
Ms. Goodhouse reported that the Department of Transportation (DOT) has acquired by condemnation (July 2007) a parcel of land consisting of 0.40 acre, or 17,472+/- sq. ft., improved with a two-family dwelling of 2,128 sq. ft.  The first floor has been converted to an owner-operated salon (Rita’s Health, Hair & Body Design).  The upper story is a tenant-occupied, five-room, three-bedroom apartment rented at $950 per month.  This file is a “total take” in conjunction with the realignment of U.S. Route 44 in East Hartford to eliminate a dangerous curve.

Ms. Goodhouse stated that DOT commissioned an appraisal, dated November 9, 2006, by John LoMonte Real Estate Appraisers and Consultants.  The Sales Comparison Approach analyzed three 
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recent sales on Burnside Avenue of mixed-use (commercial store fronts/apartments) properties indicating a value of $185,000.  She stated that Appraiser LoMonte also developed an Income Approach using rental data from six income-producing properties, five of which are on Burnside Avenue.  Using this data, Mr. LoMonte established a market rent for the beauty salon of $1,300 per month and confirms that the $950 per month contract rent of the subject’s three-bedroom apartment is consistent with market rent.  Ms. Goodhouse said that Mr. LoMonte concludes $200,000 using the Income Approach.  She indicated that DOT approved and registered the appraiser’s value of $190,000 on January 25, 2007.
Ms. Goodhouse noted that the DOT Administrative Settlement Statement, dated September 4, 2007, from Richard C. Allen, DOT Rights-of-Way Administrator, states that the owner submitted “a market evaluation, consisting of comparable sales and listings.”  The document provided to the Board was a letter from the owner asking for $299,000 and MLS market data on recent sales of five two-family dwellings shown in the table below.  One listing was included.  No market study, evaluation, or analysis accompanied the data.
Ms. Goodhouse further noted that Town assessment data indicates the sales/listings provided are not comparable to the subject.  As of October 2006, the Town of East Hartford began using a new property revaluation.  The subject property’s assessed value (100%) and the assessed values of the DOT comparable sales/listings are as follows:

	Address
	E. Hartford Valuation 10/2006
	Sale Price/Date

	375 Burnside (Subject)
	$139,830
	

	617 Burnside
	$236,720
	$265,000 / 11-2007

	748 Burnside
	$215,430
	$255,000 / 04-2007

	816 Burnside
	$250,790
	$260,000 / 11-2005

	867 Burnside
	$265,230
	$225,000 / 05-2005

	20-22 Pine 
	$213,780
	$265,000/  01-2007

	551 Burnside
	$253,560
	$255,000 (Listing)


Ms. Goodhouse observed that while Mr. Allen’s memo states that “after a thorough comparison, it was determined that the comparable sales and listings submitted by Ms. Crooks were a more reliable indication of market value than the sales data utilized by Mr. LoMonte”, DOT does not provide the thorough comparison to the Board, so the Board does not know the basis for rejecting Appraiser LoMonte’s highest and best use analysis, his market rent analysis, and his comparable sales of mixed commercial/residential use properties.
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Consequently, Ms. Goodhouse recommended to the Board that it return this proposal to DOT with the recommendation that DOT provide a new appraisal prepared by an independent, licensed, certified general appraiser to resolve the question of the value of the subject property for the following reasons:

1. The appraisal prepared by John LoMonte Real Estate Appraisers and Consultants supports damages of $190,000, with highest and best use being the current mixed use of commercial/residential.

2. DOT did not provide an adequate analysis that supports the negotiated settlement of $250,000 for the acquisition, an increase of $60,000 over appraised value.

3. DOT’s settlement is based on the premise that the highest and best use is for a two-family residence.  There is no analysis, study, or documentation supporting a change in highest and best use from that determined by the LoMonte appraisal, and no consideration of costs to convert the property from salon use to two-family residential use.

ARCHITECT-ENGINEER - UNFINISHED BUSINESS
ARCHITECT-ENGINEER - UNFINISHED BUSINESS 
PRB #
07
-
260
Transaction/Contract Type:
AE / Commission Letter
Contract No.:
BI-CTC-401-ARC
Project No.:
BI-CTC-401
Origin/Client
DPW / DHE           CL #5
Consultant:
Fletcher-Thompson, Inc. / Architectural

Property:
 Three Rivers Community College, Thames Valley Campus site at 


 574 New London Turnpike, Norwich 

 NORWICH  CT  06360

Project Purpose:
 Consolidation of Three Rivers Community College, Norwich.  Relocation 

 of existing Mohegan campus from Mahan Drive, Norwich, for consolidation 

 at the existing Thames Valley campus site at 574 New London Turnpike, 

 Norwich 

Item Purpose:
Compensate architect for providing an engineering consultant to revise the 


FEMA floodway/floodplain limits in order to redesign the parking for the 


college.

Mr. Cramer reported that this file is Commission Letter #5 for Architect Fletcher-Thompson, Inc. for the renovation and consolidation of the two campuses that comprise Three Rivers Community College (TRCC) at the Thames Valley Campus, 574 New London Turnpike, Norwich.  The overall project scope consists of the demolition of 4,900+/- gross sq. ft. of building area, the partial renovation of 
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98,000+/- gross sq. ft., and new construction of 175,000 gross sq. ft. of academic/office/support space, and the construction of a new 16,000 sq. ft. Central Utility Plant.  Site work consists of the installation of storm water catch basins, paved parking and landscaping.  Therefore, total project building area is approximately 289,000 gross sq. ft.  In order, construction and total project budgets are $65,130,000 ($225/sq. ft. of gross building area) and $81,624,198.
Mr. Cramer stated that under Commission Letter #5, the Architect will employ Roald Haestad, Consulting Engineer, for civil engineering consulting services to determine how best to redesign the expansion of the TRCC parking lot and access road so as not to adversely affect the floodway or peak water surface elevations.  He noted that the proposed services represent an increase in scope and complement the work completed by Purcell under Amendment One (PRB File #05-360) of the contract.

Mr. Cramer indicated that the area to be studied is the reach of Great Plains Brook from the headwall of the box culvert at New London Turnpike upstream to the TRCC upstream property line, Federal Emergency Management Agency (FEMA) Federal Insurance Study (FIS) Station E.  He said that the Consultant’s services under Commission Letter #5 are delineated in the commission letter document itself.  He observed that, once these services are complete, a final design and reconfiguration of the FEMA floodway/flood plain will be performed under a separate commission letter.
Mr. Cramer recommended Board approval of Commission Letter #5 for a fixed fee of $22,230, which includes $20,209 to compensate Mr. Haestad and a margin of $2,021 for the Architect’s 10% overhead and profit.
OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:
PRB FILE #07-258 – Mr. Greenberg moved and Mr. Josephy seconded a motion to approve PRB File #07-258.  The motion passed unanimously.
PRB FILE #07-259 – Mr. Greenberg moved and Ms. Musumeci seconded a motion to return PRB File #07-259 with the recommendation that the Department of Transportation (DOT) provides a new appraisal prepared by an independent, licensed, certified general appraiser to resolve the question of the value of the subject property for the following reasons:
1. The appraisal prepared by John LoMonte Real Estate Appraisers and Consultants supports damages of $190,000, with highest and best use being the current mixed use of commercial/residential.
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2. DOT did not provide an adequate analysis that supports the negotiated settlement of $250,000 for the acquisition, an increase of $60,000 over appraised value.

3. DOT’s settlement is based on the premise that the highest and best use is for a two-family residence.  There is no analysis, study, or documentation supporting a change in highest and best use from that determined by the LoMonte appraisal, and no consideration of costs to convert the property from salon use to two-family residential use.

Ms. Musumeci and Messrs. Pepe, Greenberg, Cramer and Josephy voted affirmatively.  Mr. Millstein abstained from the vote.
PRB FILE #07-260 – Mr. Cramer moved and Ms. Musumeci seconded a motion to approve PRB File #07-260.  The motion passed unanimously.
The meeting adjourned.

DMP/alc
