STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On October 30, 2008

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on October 30, 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

Members Absent:
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 SEPTEMBER 25, 2008.  Mr. Josephy moved and Mr. Millstein seconded a motion to accept the minutes of September 25, 2008.  The motion passed unanimously.
COMMUNICATIONS
Reimbursement of Expenses.  Mr. Josephy moved and Mr. Cramer seconded a motion to approve reimbursement of meeting and mileage fees to Mr. Millstein for his inspection of property in Enfield with Ms. Goodhouse on October 28, 2008 (PRB File #08-313).  The motion passed unanimously.

Mr. Josephy moved and Mr. Millstein seconded a motion to approve reimbursement of meeting and mileage fees to Mr. Greenberg for his inspection of property in West Haven on October 29, 2008 (PRB File #08-315).  The motion passed unanimously.

PRB File #08-309 – DOT – Voucher – River Road/Connecticut Route 32 project, Willington.  Ms. Goodhouse stated that at a previous meeting, the Board approved the acquisition of property located at 339 River Road, Willington, Connecticut, because it was determined that an underground storage tank located at the Department of Transportation’s (DOT) West Willington Maintenance Facility had failed and released copious gallons of gasoline into the soil and surrounding groundwater, thereby affecting the subject property’s well water.  In 1992, during the remediation cycle, the State had initiated 
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groundwater monitoring of five (5) gradient “private” wells.  At that time, it was determined that the subject property would benefit from a carbon treatment system, which the State installed.  However, the groundwater had seeped into the bedrock and all efforts to replace the subject’s potable water supply, on site, were deemed unsuccessful, as high levels of contaminate still remained.  Ms. Goodhouse indicated that Mr. Cramer had questioned the status of the other four (4) wells.
Ms. Goodhouse said that on October 29, 2008, she received an e-mail message from the Department of Transportation that indicates the following:

In 2002, DOT informed the CT DEP that sampling results indicated that the wells at the other four properties showed no signs of impact from the petroleum release at the DOT facility.  Therefore, no further sampling or action is required at those properties.

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
-
313
Transaction/Contract Type:
RE / Lease
Origin/Client:
DPW / JUD
Statutory Disclosure Exemption:  4b-27

The Board commenced its discussion concerning the subject Lease Proposal at 9:38 a.m.

Shane Mallory, Administrator of Leasing and Property Transfer, and William Falletti, Property Agent II, Department of Public Works, joined the meeting at 9:55 a.m. to discuss the lease proposal.  Messrs. Mallory and Falletti left the meeting at 10:20 a.m.

The Board concluded its discussion at 10.22 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.
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After discussion on the above lease proposal, Mr. Millstein moved and Mr. Greenberg seconded a motion to reject PRB File #08-313 as follows:
At its meeting on October 30, 2008, the Board voted to reject the above-referenced lease. The Board’s decision to reject is based on, but not limited to, the following reasons:

1.    Congruent with industry practice, the rental rate for the above-referenced industrial building should be the market rent for industrial space plus the cost of tenant improvements.  The proposed lease base rents, that range from $16.00 to $20.24/SF, are Class B+ to A- office building rental rates, which are not applicable to this Class C industrial building.  The rents for this 1965+/- vintage industrial building in this market range from $4.50 to $5.50/SF/NNN.

The State’s cost to convert the lease premises from warehouse to office space is a property betterment in favor of the Lessor, and that is why it is the commercial leasing industry standard of practice for the tenant to pay an industrial rental rate when the tenant is also paying to convert the lease premises from warehouse to office space.

2.    The exhibits concerning Option to Purchase and Right of First Refusal should take into account the State’s cost to convert a portion of the property from industrial to office space, and adjust the State’s purchase price accordingly.  The market value added as a result of the State’s office improvements are apt to exceed the State’s cost of the improvements.  As written, the lease exhibits would result in the State paying for the improvements twice:  first at the time of construction and second at the time of purchase when it is stipulated that the State will pay market value with no credit given to the State for the contribution its improvements made to the market value of the subject property.
The Board recognizes the imperative of providing the Judicial Department with suitable space as soon as practicable but, regrettably, cannot justify the extraordinary base rental rates contained in the proposed lease.
The motion passed unanimously.

Mr. Josephy left the meeting at 10:23 a.m.
OPEN SESSION
REAL ESTATE - UNFINISHED BUSINESS
REAL ESTATE - NEW BUSINESS
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PRB #
08
-
235
Transaction/Contract Type:
RE / Sale
Origin/Client:
DOT / DOT
Project Number:
82-000(MISC)-112
Grantee:
DeSena Enterprises, LLC
Representative:
John DeSena, owner; represented by Attorney Michael F. Dowley

Property:
W/S of Newfield Street (Connecticut Route 3), MIDDLETOWN  CT

Project Purpose:
DOT, Sale of Excess Property, Middletown 
Item Purpose:
Release of 2,403+/- sq. ft. of non-conforming, vacant land to the 

Grantee/sole abutter for assemblage.

Ms. Goodhouse reported that on September 4, 2008, the Department of Transportation (DOT) withdrew the subject proposal because of an error in the deed, which has now been corrected.  She said that the subject proposal is to release a portion of the Route 3, Middletown, highway right-of-way to the sole abutter.  The release area is pavement that has been used by the abutter in conjunction with an auto repair garage.  The width of the highway right-of-way would decrease between 9 feet at the south boundary to 20 feet at the north boundary.  The remaining right-of-way would be 80 feet in width.

Ms. Goodhouse said that before the assemblage, the abutting property is a commercially zoned .16-acre parcel (7,014 sq. ft.) with 169 feet of frontage on Route 3, improved with a 1,915 sq. ft. (former) auto repair facility with three bays.  At the time of the appraisal, hot tubs were being sold from the building.  This is a legally allowed but non-conforming use, due to regulatory setback requirements adopted after the building was constructed.  She said that after the assemblage 169 feet of frontage remains and the subject’s area increases by 2,403 sq. ft. creating a new parcel of .2162 acre or 9,417 sq. ft. 
Ms. Goodhouse indicated that the subject property is located in the NPC zone, which is the Newfield Street Planned Retail Business Commercial Zone, and its highest and best use is for assemblage for renovation of the existing structure to allow for its continued use as an auto repair facility.  Water, sewer and gas utilities are available at this site.  She said that to establish the value before assemblage, the appraiser relied on three sales of commercial properties, two in Middletown and one in Middlefield.  The Middletown properties were auto repair facilities, with sale one being vacant.  After making adjustments for comparability with the subject, the sales indicated a value range of $200,000 to $235,000.  The subject was determined to be at the low end of the range, and valued at $210,000.
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The same sales were used to value the property after assemblage, and the appraiser concluded an increase in value of $20,000, to wit:


After Assemblage, .2162 Acres, Value:       $230,000


Before Assemblage, .16 Acres, Value:         $210,000

Release Value:  


          $  20,000

Ms. Goodhouse recommended Board approval of the subject release for the following reasons: 

1. DeSena Enterprises has agreed to pay the State’s full asking price of $20,000 plus a $1,000.00 administrative fee.
2. The deed stipulates that grantee agrees that if DOT needs the property for transportation purposes, it would re-acquire a highway easement for the same unit value used in the sale and any appurtenances on the property would have to be removed.
3. The release complies with Section 13a-80 of the CGS which governs the disposition of excess property by the commissioner of transportation.

4. The appraisal report supports the consideration of $20,000 to be paid for the subject property.

PRB #
08
-
311
Transaction/Contract Type:
RE / Sale
Origin/Client:
DOT / DOT
Project Number:
52-42-14D
Grantee:
The Hill House, Inc.

Property:
NW/S of Connecticut Turnpike (Westbound Roadway) at Riverside 


Avenue (bounded to the North by the Mianus River),


GREENWICH  CT

Project Purpose:
DOT, Sale of Excess Property pursuant to Special Act No. 08-8, 


Section 12), Greenwich 
Item Purpose:
Release of 2.70+/- acres of land, for use by Grantee for elderly congregate 


housing purposes only; with reversion to State if used otherwise.

Pursuant to Section 12 of Special Act No. 08-8, Ms. Goodhouse recommended that the Board approve the subject release of 2.70+/- acres of land, for use by the Grantee, The Hill House, Inc., for elderly congregate housing.  
Ms. Goodhouse stated that the 2.70+/- acre parcel is located at the Connecticut Turnpike and on the 
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Mianus River.  It is a portion of five parcels totaling 6.33 acres purchased between 1952 and 1956 for $148,500.  She said that the fiscal note accompanying the Special Act assigns this parcel a value of $340,000.  

Ms. Goodhouse said that The Hill House, Inc., located at 10 Riverside Avenue, Riverside (Greenwich), is a non-profit congregate housing facility for people 62  years of age and over offering individual apartments with kitchen and private baths.  She said that three meals a day are served in congregate dining areas.  Services provided are 24-hour security, housekeeping, recreation and transportation.
Ms. Goodhouse noted that the Department of Transportation is conveying said parcel of land at a cost equal to the administrative costs of making such conveyance, which is $1,000.00.  She said pursuant to Section 12 of S.A. 08-8, The Hill House shall use said parcel for elderly congregate housing purposes only.  If the Hill House, Inc.:

(1) Does not use said parcel for said purposes; 

(2) Does not retain ownership of all of said parcel; or

(3) Leases all or any portion of said parcel,

the parcel shall revert to the state of Connecticut. 

PRB #
08
-
315
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
156-170-014
Grantor:
City of West Haven

Property:
1 Forest Road (Route 122) abutted by 9-27 Celini Place and 5 Forest 


Street (vicinity Orange Avenue/Route 1), WEST HAVEN  CT
Project Purpose:
Intersection Improvements U.S. Route 1 and Connecticut Route 122, 


West Haven 
Item Purpose:
Acquire a total of 14,190+/- sq. ft. of land, in fee, from two non-

contiguous parcels (Parcel 1/5,445+/- sq. ft. and Parcel 2/8,745+/- sq. ft.) 

and rights to grade, construct driveways and sidewalks; landscape and

install plantings; and relocate benches, lights and clock.

Mr. Greenberg reported on his site visit of the subject property.  He said that the Department of Transportation (DOT) proposes to acquire a total of 14,190+/- sq. ft. of land from two parcels of municipal land for intersection improvements at Route 1 and Route 122 in West Haven.  Further, the damages caused by the taking include the loss of site improvements and the loss of six (6) parking spaces at the community center.
STATE PROPERTIES REVIEW BOARD

Minutes of Meeting, October 30, 2008

Page 7

Mr. Greenberg said that the State’s acquisition affects two sites:  (1) The Allingtown Community Center, improved with a Senior Center and Library, formerly the Forest Road School, at One Forest Road is 44,866 sq. ft.; and (2) Allingtown Park at Celini Place, which is a municipal park containing 20,038 sq. ft.  The City of West Haven acquired the property in 1911 and 1915.  Site improvements consist of typical municipal landscaping with excellent plantings.  There are veterans’ memorials, a decorative clock, mature oak trees, concrete and brick walkways, decorative lights, flagpoles and benches.  Mr. Greenberg noted that the Park is a beautiful, well-kept parcel and is adjacent to the Senior Center.  He indicated that the land is located in a Planned Residential Commercial Zone and its highest and best use is as a continued community center and municipal park.  

Mr. Greenberg commented that the Allingtown Park is limited to park use by a deed restriction.  He recommended that the subject proposal be suspended in order to get an opinion as to whether or not the State can take the property for highway purposes.
PRB #
08
-
316
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
058-282-002
Grantor:
Jerome Properties 2-6, LLC
Representative:
Brian Navarro, Sole Member 

Property:
2-6 West Main Street (U.S. Route 1), GROTON  CT
Project Purpose:
Rehabilitation of Bridge No. 00362 (U.S. Route 1 Bridge over Mystic 


River), Groton 
Item Purpose:
Acquisition of a temporary work area easement for placement of construction 


work barges [6,692+/- sq. ft.] affecting 125 linear feet of riparian rights to the 


Mystic River for a period of four years.
Ms. Goodhouse reported that in connection with the rehabilitation of Bridge No. 00362 (drawbridge on U.S. Route 1 over the Mystic River), the Department of Transportation (DOT) proposes to acquire a 6,692+/- sq. ft. temporary work area easement for placement of construction work barges affecting 125 linear feet of riparian rights for a period of four (4) years.  She said that the subject property consists of .07 acres improved with a 5,814 sq. ft. wood frame building used for retail and apartments.  Ms. Goodhouse indicated that the building is located partially over the river and supported by pilings.
Ms. Goodhouse stated that the data provided by DOT Staff Appraiser Michael J. Corazzelli justified compensating the Grantor $49,680 for the 6,692+/- sq. ft. work area.
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PRB #
08
-
317
Transaction/Contract Type:
RE / Voucher
Origin/Client:
DOT / DOT
Project Number:
061-138-015
Grantor:
Westwoods Properties, LLC
Representative:
Mark Romano d/b/a Westwoods Properties, LLC 

Property:
55 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:
To acquire a 2,893+/- sq. ft. temporary work area easement and a 


785+/- sq. ft. easement to slope for safety of the highway.

Ms. Goodhouse recommended Board approval to expend the sum of $7,700 to acquire a 2,893+/- sq. ft. temporary work area easement and a 785+/- sq. ft. slope easement in connection with the Whitney Avenue/Route 10 Intersection Improvements at Mount Carmel Avenue/State Route 453 and West Woods Road in Hamden.  She said the subject property is zoned B2 and located in a neighborhood that is a mix of commercial and residential uses.  The acquisition will allow for the construction of a temporary road for use during reconstruction of the intersection.
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 #08-235 – Ms. Musumeci moved and Mr. Millstein seconded a motion to approve PRB File #08-235.  The motion passed unanimously.
PRB FILE #08-311 – Ms. Musumeci moved and Mr. Millstein seconded a motion to approve PRB File #08-311.  The motion passed unanimously.
PRB FILE #08-315 – Mr. Greenberg moved and Ms. Musumeci seconded a motion to suspend PRB File #08-315 pending receipt of written confirmation of why the taking for highway purposes is not legally compromised by a deed restriction which limits this property’s use to park purposes.  The motion passed unanimously.
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PRB FILE #08-316 – Mr. Millstein moved and Mr. Greenberg seconded a motion to approve PRB File #08-316.  The motion passed unanimously.
PRB FILE #08-317 – Mr. Cramer moved and Mr. Millstein seconded a motion to approve PRB File #08-317.  The motion passed unanimously.
The meeting adjourned.

ALC
