STATE  PROPERTIES  REVIEW  BOARD

Minutes of Meeting Held On November 4, 2010

State Office Building, Hartford, Connecticut
The State Properties Review Board held its regularly scheduled meeting on November 4, 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:

Brian A. Dillon, Director





Mary E. 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 OCTOBER 28, 2010.  Mr. Norman moved and Mr. Josephy seconded a motion to accept the minutes of October 28, 2010.  The motion passed unanimously.
COMMUNICATIONS
Change in Meeting Schedule.  Mr. Dillon reminded the Board that because of State holiday, the Board would meet on Wednesday November 10, 2010.  The Secretary of the State has been notified of the change in meeting schedule.
Correspondence concerning Public Act 10-1.  Mr. Dillon reported that the Board had received a letter concerning a release of Department of Transportation property authorized by Public Act 10-1, Section 7.  The property is 1.517 acres located in Manchester.  There is no proposal currently before the Board.  The public act provides for the transfer of the property for road alignment and traffic mitigation purposes.

REAL ESTATE - UNFINISHED BUSINESS

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

Mr. Josephy moved and Mr. Millstein seconded a motion to enter into Executive Session.  The motion passed unanimously.
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EXECUTIVE SESSION
PRB #
10
-
183
Transaction/Contract Type:
RE / Lease

Origin/Client:
DPW / GOWC

Statutory Disclosure Exemptions:  4b-23(e); 1-200(6) & 1-210(b)(7)

The Board commenced its discussion concerning the subject Lease proposal at 10:00 a.m. and concluded at 10:02 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
REAL ESTATE - NEW BUSINESS

PRB #
10
-
277
Transaction/Contract Type:
RE / Assignment of Easements
Origin/Client:
DOT / DOT
Project Number:
015-229-1A

Grantee:
City of Bridgeport
Property:
Located along Hughes Avenue, BRIDGEPORT  CT

Project Purpose:
DOT, Assignment of Easements, Bridgeport

Item Purpose:
Assignment of easements to the City for highway purposes.  A town road 


release file designation, as agreed to between the State and City, Agreement 


No. 2.06-05(96), dated September 12, 1996.
Ms. Goodhouse said that the Department of Transportation (DOT) acquired and is proposing to release real property, which was originally acquired for the replacement of Bridge No. 04946 at Hughes Avenue over Rooster River. Pursuant to Agreement 02.06-05(96) between the City of Bridgeport and the State, the easements will be released to the City.  The project is complete. This is a release within the City’s right-of-way for highway purposes only and there is no monetary consideration.  All requisite payments from the City to the State have been made as required by the agreement.  The Quitclaim deed releases 4,795 square feet and 63 linear feet of easements.

Ms. Goodhouse recommended approval of the item because the conveyance complies with Section 13a-80 of the CGS governing the release of excess property by the Commissioner of Transportation, 
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and the descriptions in the Quitclaim to release the real property are consistent with the descriptions in the DOT acquisition deeds.

PRB #
10
-
278
Transaction/Contract Type:
RE / Conveyance of Property
Origin/Client:
DOT / DOT
Project Number:
63-540-4A

Grantee:
City of Hartford
Property:
Located along Woodland Street, HARTFORD  CT

Project Purpose:
DOT, Conveyance of Property, Hartford

Item Purpose:
Conveyance of land totaling 12,969+/- sq. ft. to the City for highway purposes. 


A town road release file designation, as agreed upon between the State and 


City, Agreement No. 5.27-05(97), dated March 12, 1998.
Ms. Goodhouse said that the Department of Transportation (DOT) acquired and is now releasing real property, which was originally acquired for the reconstruction of Woodland Street.  Pursuant to Agreement 5.27-05(97) between the City of Hartford and the State, the land will be released to the City.  The project is complete. This is a release along a city street for highway purposes only and there is no monetary consideration.  All requisite payments from the City to the State have been made as required by the agreement.  The Quitclaim deed releases 12,969 square feet of land to the City.
Ms. Goodhouse recommended approval of the item because the conveyance complies with Section 13a-80 of the CGS governing the release of excess property by the Commissioner of Transportation, and the descriptions in the Quitclaim to release the real property are consistent with the descriptions in the DOT acquisition deeds.

PRB #
10
-
307
Transaction/Contract Type:
RE / Voucher

Origin/Client:
DOT / DOT
Project Number:
166-099-005

Grantor:
DiNatale, Joseph, et al
Property:
1498 Wolcott Road, WOLCOTT  CT

Project Purpose:
Intersection Improvements on Route 69 with Woodtick Road and



Longswamp Road, Wolcott

Item Purpose:
Acquisition of 3.2 acres of vacant land, in fee, a "total take".
Ms. Goodhouse said that Department of Transportation (DOT) provided information on the project which will require five real estate acquisitions, of which this is the most significant.  The current proposal seeks approval to purchase 3.21 acres at the intersection of Route 69 and Woodtick Road, Wolcott.  Although the entire 3.21 acres is not required for the project, the remaining area not used for project purposes, although it exceeds the zone’s minimum lot size requirements, will be 91% wetlands 
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and is therefore an “uneconomic remnant”.  Consequently the DOT will purchase the entire property because the taking will cause the remaining land to be incapable of development of any kind under the Wolcott inland wetlands regulations.

In addition, the Connecticut Department of Environmental Protection (DEP) permit activity will require the DOT to provide a wetlands mitigation site.  The acquisition of the total parcel has been incorporated into the DEP Inland Wetland Permit to remain as a wetland preservation area.  DOT will be restricted from selling any of the subject property that is surplus to highway purposes, but must retain the land to preserve its existing condition as an inland wetland.

The subject property is an irregular, triangular parcel of 3.21 acres of vacant commercial land, with 721.83 feet of frontage on Route 69 (Wolcott Road) and 621.33 feet of frontage on Woodtick Road.  The soils are predominantly Ridgebury, Leicester and Whitman soils, which are inland wetland soils.  

Regarding the property valuation, Ms. Goodhouse said that the DOT is relying on the value concluded as of February 1, 2010 by independent fee appraiser Norman R. Benedict, MAI, who determined that the highest and best use is assemblage “to adjacent land to expand its buildable area.”  That is, an assemblage can increase the development potential of adjacent land by satisfying open space or building density requirements of subdivision regulations.

Mr. Benedict was unsuccessful in finding any properties that had similar attributes to the subject.  His analysis examined one sale in Wolcott and two sales in Waterbury of vacant commercially zoned land.  Before adjustments, the sales prices ranged from $1.05 per sq. ft. to $2.90 per sq. ft.  After making adjustments for highest and best use, location, size, available utilities, topography and wetlands, the sales indicated a value from $0.29 per sq. ft. to $0.31 per sq. ft.  Mr. Benedict selected a value of $.30 per sq. ft. x 139,827.6 sq. ft. = $42,500 (rounded).

DOT appraiser Bruce C. Cowdrey wrote an appraisal in which he analyzed additional sales of commercial land located in wetland areas, and he concluded that when these sales are considered with respect to the subject parcel, “proportionate adjustments can not be reasonably or reliably determined without a high degree of speculation.”  He reviewed his own data and Mr. Benedict’s data, and arrived at a conclusion consistent with Mr. Benedict’s valuation.

Ms. Goodhouse recommended approval of the item for the following reasons:

1. 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.
2. The purchase price is $0.30 per sq. ft. is based on independent fee appraiser Norman  Benedict’s value conclusion, supported by DOT Appraiser Bruce Cowdrey’s appraisal, with additional research and analysis provided.

3. Mr. Cowdrey provides a reasonable opinion that the property’s value lies in its economic uses for the realignment of the roadbed, and for satisfying the wetland mitigation requirements.
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4. The purchase price is at the low end of the range for land values in Wolcott.  Data from Conn-Comp, a “raw” data service on vacant land sales, shows 32 vacant land sales occurred in Wolcott between January 2007 and September 2010.  Of the 32 sales reported, 5 sold between $7,722 per acre and $10,274 per acre.  The remaining 27 parcels sold between $19,231 per acre and $660,377 per acre.  The proposed purchase is at the rate of $13,250 per acre.
ARCHITECT-ENGINEER - UNFINISHED BUSINESS

ARCHITECT-ENGINEER - NEW BUSINESS

PRB #
10
-
297
Transaction/Contract Type:
AE / Commission Letter

Contract No.:
BI-2B-034A-ARC
Project No.:
BI-2B-034A
Origin/Client
DPW / DPW           CL #2

Consultant:
Hoffmann Architects, Inc. / Architectural
Property:
 25 Sigourney Street - Garage (DPW Building No. 21500), HARTFORD  CT  
Project Purpose:
 Garage Repairs, 25 Sigourney Street, Hartford 
Item Purpose:
To provide architectural and engineering services for an emergency visual 


inspection of the parking garage; amends Contract by incorporating State's 


Rights of Inspection, Audit and Collection; Maintenance of Records; 


Indemnification; and Non-Discrimination provisions.
Mr. Dillon said that the Sigourney Street garage contains 247,800 sq. ft. of deck area distributed over six (6) levels with a parking capacity of 850 vehicles. The brick paved circular entrance plaza is located above the 3rd level of the parking garage near the main entrance of the building.  In 1999, Desman, Inc. was selected under an “On-Call” Contract to design garage repairs at a fee of $99,000 (PRB #99-11) or 7.62% of an approximate $1.30 million construction bid, that was not funded by the Bond Commission.
The original project objectives included the rehabilitation of the parking garage consistent with the previous scope of work designed by Desman, Inc. but modified to reflect current conditions and code and design requirements. The project scope was further expanded to include the review and improvement of garage electrical and mechanical systems, replacement of the garage’s water damaged suspended ceiling and the complete rehabilitation of the circular garage entrance plaza. Construction and Total Project Budgets are $4,250,000 ($5,000/parking space) and $5,377,500.

Mr. Dillon said that Hoffmann Architects, Inc. was originally approved for this contract under PRB 06-095 for a contractual fee of $374,950.  A contract modification via Commission Letter #1 was executed by DPW in March 2007 as a contractual change and did not require SPRB action.  Commission Letter #1 revised the Architect’s contract to remove all work associated with the existing fire alarm system and insert the need for the “design, repair and replacement for sections of trench drain in the garage.”  
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Commission Letter #2 which is the scope of this current request shall task Hoffmann Architects with providing professional services to conduct emergency visual inspections of the parking garage.  Specifically, this work is being requested due to the deterioration of concrete sections and the visible exposure of post-tensioning strands within the garage.  Funds are available for the commission letter.  The additional project funding is being provided from DPW Minor Capitol Improvement Funds.
OTHER BUSINESS, REAL ESTATE/ARCHITECT-ENGINEER
The Board took the following votes in Open Session:
PRB FILE #10-183 – Mr. Norman moved and Mr. Josephy seconded a motion to suspend PRB File #10-183, subject, but not limited, to the results of a site inspection which is scheduled for Friday, November 5, 2010. The motion passed unanimously.
PRB FILE #10-277  –  Mr. Pepe moved and Mr. Norman seconded a motion to approve PRB File #10-277.  The motion passed unanimously.
PRB FILE #10-278  –  Mr. Pepe moved and Mr. Norman seconded a motion to approve PRB File #10-278.  The motion passed unanimously.
PRB FILE #10-297  –  Mr. Norman moved and Mr. Pepe seconded a motion to approve PRB File #10-297.  The motion passed unanimously.
PRB FILE #10-307  –  Mr. Norman moved and Mr. Pepe seconded a motion to approve PRB File #10-307.  The motion passed unanimously.
The meeting adjourned.
BAD:MG/alc
