
STATE PROPERTIES REVIEW BOARD 
  

Minutes of Meeting Held On August 28, 2023 
– solely by means of electronic equipment - via telephone conference – 

  
Pursuant to CGS §1-225a, the State Properties Review Board conducted its Regular Meeting at 9:30AM 
on August 28, 2023. Pursuant to the statute, this Meeting was held solely by means of electronic 
equipment, with Participants connecting via telephone conference at (860)-840-2075 and used 
passcode 284890492#.  
 
The Notice provided designated this Regular Meeting as open to the public. Call in instruction were 
provided as:  Dial toll free (860)-840-2075 and use passcode 284890492#. If you have any questions or 
need assistance to attend these Meetings, you can contact SPRB Director Dimple Desai at 
dimple.desai@ct.gov to make appropriate arrangements. 
 
 

Members Present – solely by means 
of electronic equipment: 
 
Edwin S. Greenberg, Chairman 

Bruce Josephy, Vice Chairman 

John P. Valengavich, Secretary 

Jack Halpert 
Jeffrey Berger 
William Cianci 
 

 
Members Absent: 
 
 
Staff Present – solely by means of 
electronic equipment: 
 
Dimple Desai 
Thomas Jerram 
 

 
Guests Present – solely by means of 
electronic equipment: 
 
 

Mr. Valengavich moved and Mr. Halpert seconded a motion to enter into Open Session.  The motion 
passed unanimously. 
 
OPEN SESSION 
 
1. ACCEPTANCE OF MINUTES 

 
Mr. Valengavich moved and Mr. Berger seconded a motion to approve the minutes of the August 24, 
2023 Meeting. The motion passed unanimously.   
 

2. COMMUNICATIONS  
 
Staff informed Board Members that a Wednesday, September 6th, Site Inspection of a DoAG 
Proposal being reviewed under PRB #23-148-A has been confirmed with DoAG Staff.  

mailto:dimple.desai@ct.gov
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3. REAL ESTATE- UNFINISHED BUSINESS  
 
4. REAL ESTATE – NEW BUSINESS 
 

PRB # 23-129 
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
DOT Project #: 017-192-002 
Grantor: Renew Riverside, LLC 
Property:  Bristol, Riverside Ave (234) 
Project Purpose: Replacement of Bridge No. 04487 East Street over Pequabuck 

River 
Item Purpose:  Voucher 

 
DAMAGES: $18,000 
 

 
 

SITE DESCRIPTION:   
 
The subject site consists of a 66,211± square foot parcel at the southwest intersection of 
Riverside Avenue and East Street, as well as the intersection with East Street and 
Memorial Boulevard. The Pequabuck River forms the southerly boundary of the property.  
 
The property is located in the within the BHC – Route 72 Corridor Business District zone and 
is considered to be a legally non-conforming use as it preexists the establishment of the BHC 
zone. 
 
The site is improved with a one-story commercial building constructed in 1920.  The building 
contains 9,926± square feet and appears to be in average condition based on an exterior 
inspection. The building is a former auto dealership and has had many uses.   
 
There is currently a pending proposal for a hydrogen fuel cell facility before the Connecticut 
Siting Council. However, no approvals have been acquired, application received, nor any 
official site plan review, as the property awaits determination from the Connecticut Siting 
Council, as well as respective wetlands review and would require environmental testing prior to 
future development. 
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Courtesy: Google Maps 

 

 
Courtesy: Google Maps 

 
Highest and Best Use – As Vacant: Commercial development. 
 
Highest and Best Use – As Improved: Continued use as an auto sales and service repair garage 
along the BHC zoned Route 72 corridor. 

 
 

VALUATION:  The DOT appraisal was completed on April 24, 2023 by DOT Appraiser Austin 
N. Musulin.   
 
The valuation of the subject property is subject to the following Extraordinary Assumptions and 
Hypothetical Conditions:  
 
EXTRAORDINARY ASSUMPTIONS:  
 
For purposes of this assignment, we have included the following necessary extraordinary 
assumptions regarding the fuel cell in subsequent sections of this report. We have assumed 
there are no approvals granted, or any imminent construction plans to move forward with 
development of the site until the completion of the proposed bridge project. Therefore, if 
these assumptions prove to be different, I reserve the right to amend my opinion of value.   
 
 
HYPOTHETICAL CONDITIONS:  
 
The following hypothetical conditions are necessary to arrive at a value.  The 
methodology used in this report is a standard State format in the form of a before and after 
valuation appraisal used for eminent domain purposes.  This appraisal considers that there 
is a willing seller in an acquisition by eminent domain and has disregarded any effect on 
the market value brought on by the States project.  I have based my appraisal report on the 
hypothetical condition that the proposed road project will be completed as currently 
proposed, in the Department of Transportation construction plans, on the day after the “as 
of” date. No other conditions are necessary to arrive at a value.   
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Before Land Valuation: Based on the sales comparison approach, the appraiser considered three 
sales (2022) of similarly zoned land, with a similar highest and best use, as follows:  

 

 
 

After adjusting for Transactional, Locational and Physical characteristics, the Appraiser concluded 
that the fair market value of the subject land was $5.75/sf, calculated as follows:  
  

Item Calculation Value 
Land Valuation (Fee Simple) 66,211 sf x $5.75/sf $380,713 
 Rounded $381,000 

 
*Unaffected site improvements assigned X value. 
 
The appraiser estimated the contributory value of the site improvements –  
 

 
 
Before Building Valuation 
 
Sales Comparison Approach:  
 
Based on the sales comparison approach, the appraiser considered four sales (2021-2023) of 
similarly improved properties, as follows:  
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After adjusting for Transactional, Locational and Physical characteristics, the Appraiser concluded 
that the fair market value of the subject building was $50.25/sf x 9,926 sq.ft. = $498,782, rounded 
to $500,000.  

 
Reconciliation and Value Conclusion - Before 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $381,000 
Income Capitalization Approach – Building N/A 
Sales Comparison Approach Building $500,000 
Conclusion of Market Value  $500,000 
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TAKING DESCRIPTION:   
 
DOT requires acquiring the following:  
 

• A defined easement #1 for highway purposes acquired over an area of 399± square feet;  
• A defined easement #2 for highway purposes acquired over an area of 420± square feet; 
• A slope easement for the safety of the highway acquired over an area of 519± square feet;  
• A right to install sedimentation control system acquired over an area of 7± LF; and  
• A construction easement for the purpose of access, storage of equipment and 

materials, installation of temporary sedimentation & erosion control system, 
temporary cofferdams, concrete drive\way construction and grading acquired 
over an area of 4,596± square feet.  

    
IMPACT OF THE TAKING:   
 
The acquisitions are located entirely on the undeveloped portion of the subject property consisting of 
roughly paved outskirts. It includes two separate areas.  The first area is 399+/- square foot fee that 
measures approximately 23+/- linear feet in length and has a depth between 17+/- linear feet and 
18+/- linear feet. This area is located along East Street and is in close proximity to the entrance 
driveway from East Street that will be temporarily closed for the duration of the bridge construction. 
It consists primarily of an open lot that is improved with asphalt pavement in fair condition and its 
surrounding natural vegetation in the rear of the lot. The second area is on the opposite side of the 
Pequabuck River along Memorial Boulevard. The second taking area is 420+/- square feet that 
measures approximately 44+/- linear feet in length and has a depth between 7+/- linear feet to 10+/- 
linear feet. The acquisition also consists of a 519+/- square foot Easement to Slope for the Safety of 
the Highway. This easement is located within proximity to the northerly portion of the fee taking 
along East Street ending at the corner of Riverside Avenue (CT Route 72). It consists primarily of 
asphalt parking and natural vegetation.   
 
The Construction Easement is located along East Street. It is separated from Riverside Avenue by 
the fee taking area and easement to slope to north and the Pequabuck River and second fee taking 
area on the opposite side. The Construction Easement area consists primarily of open paved lot and 
natural vegetation. Additionally, the Construction Easement area consists of a portion of East Street 
in addition to a portion of the surrounding vegetation. There are no rights to be acquired from the 
subject property as part of the proposed project aside from the right to install a sedimentation control 
system of 7+/- linear feet.   
 
We note that the entrance driveway for means of ingress or egress will not be impacted After the 
acquisition, however during the acquisition the subject property owner will not have access to the 
entrance driveway, which will be closed for the duration of the 12-month temporary Construction 
Easement. This combined with the lack of additional entrance driveway/ ingress or egress to access 
this portion of the subject property results in temporary severance for the duration of the 12-month 
temporary Construction Easement.   
 
AFTER VALUATION:   
 
After Land Valuation: Based on the sales comparison approach, the appraiser considered the same 
sales as in the Before Valuation and concluded that the fair market value of the subject land was 
unchanged at $5.75/sf, calculated as follows:  
 

Item Calculation Value 
Land Valuation (Fee Simple) 64,873 sf x $5.75/sf $373,020 
Slope Easement 519 sf x $5.75/sf x 50% $1,492 
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Defined Easement #1 & #2 819 sf x $5.75/sf x 5% $235 
 Total $374,747 
 Rounded $375,000 

 
*Unaffected site improvements assigned X value. 
 
After Building Valuation  
 
After Sales Comparison Approach 
 
Based on the sales comparison approach, the appraiser considered the same three sales as in the 
Before Valuation and after adjusting for Transactional, Locational and Physical characteristics, the 
Appraiser concluded that the fair market value of the subject building was reduced by $0.50/sf for 
diminished utility due to easements to $49.75/sf x 9,926 sq.ft. = $493,819, rounded to $494,000. 
 
Reconciliation and Value Conclusion – After 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $375,000 
Income Capitalization Approach – Building N/A 
Sales Comparison Approach Building $494,000 
Conclusion of Market Value  $494,000 

 
Calculation of Permanent Damages 
 

Item Value 
Before Valuation $500,000 
After Valuation $494,000 
Permanent Damages $6,000 

 
Calculation of Temporary Damages 
 
The Appraiser then accounted for Temporary Damages and Temporary Severance Damages as 
follows:  
 
The temporary Construction Easement will be extinguished upon the completion of the 
project unless sooner extinguished by the State. The concrete bunker blocks will not be 
removed during the duration of the temporary construction easement. According to the 
project’s calendar day chart, the temporary Construction Easement will be needed by the 
State for 12-months from the commencement of the necessary bridge work.   
 
As a result, the appraiser has considered these conditions to result in temporary severance. 
To calculate the temporary severance, the appraiser multiplies 15% by the subject property’s 
Before valuation of $500,000. This results in the severance value as if permanent based 
upon the utility of the lot area affected by the acquisition. The figure of 15% represents the 
impact of the lost access driveway (ingress and egress to the site from East Street) due to the 
subject’s lack of available access to the site along East Street within the temporary 
Construction Easement area, which is no longer available to the owner during the 12-month 
temporary construction easement. Should the property have had additional curb cuts along 
Riverside Avenue to support the existing site and improvements due to the area within the 
temporary Construction Easement area, then lowering this percentage would be justified. 
This number is then multiplied by the result of 12/12 (one year or construction season), 
which represents the twelve-months out of the twelve-month year that the State requires the 
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temporary Construction Easement area. This number is then divided by 8, which represents 
the average number of years properties comparable to the subject property are typically held 
under one ownership (5-10 years avg. of 7.5 years). The 10% reflects the typical rental rate 
for properties similar to the subject.   
 
Temporary Severance: $500,000 x 15% (as if permanent) = $75,000 x 1 year (one 
construction season) / 8 year holding period = $9,375, or $9,500 rounded.   
 
Calculation of value of the land impacted as a result of the temporary Construction Easement:  
 
Temporary Construction Easement: 4,596 sf x $5.75/sf = $26,427. $26,427 x 10% = $2,642.70 x 1 
year (12-month construction period) = $2,643 or $2,500 rounded.   
 
Total damages are then Permanent Damages plus Temporary Damages plus Temporary Severance 
Damages, or $6,000 + $2,500 + $9,500 = $18,000. 
 
 
RECOMMENDATION:  Staff recommend the Board approval this proposal in the amount of 
$18,000 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 acquisition value is supported by the DOT appraisal report. 
 

PRB # 23-135 
Transaction/Contract Type: RE – Sale by Public Bid 
Origin/Client: DOT/DOT 
DOT Project #: 148-201-1A 
Grantee: Alan G. Faticone & Pierce B. Lindsay 
Property:  Wallingford, Center St (535) 
Project Purpose: Sale by Public Bid 
Item Purpose:  Quit Claim Deed 

 
  Sale Price: $140,000 plus $1,000 Admin Fee 
 
Description – The release parcel consists of an irregular shaped 6,720± square foot lot with 40± 
feet of frontage based on the DOT release map. The topography is gently sloping to rolling in 
the rear and Wharton Brook abuts the subject along its easterly boundary. The rear and side 
portions of the subject property are located within the 100 year flood zone. The subject is 
encumbered with a slope easement in favor of the State of Connecticut DOT along the front of 
the property and a DEEP Flood Management Certification. The subject property is also 
encumbered with an easement for sanitary sewers in favor of the Town of Wallingford. 
 

From DEEP Flood Management Certification 
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The subject is located in the R-6 (Residential) zone and the lot is legal nonconforming due to a 
frontage deficiency. The subject has The R-6 zone requires a minimum lot size of 6,250 square 
feet with 50 feet of frontage. 
 

 
 

From the Appraisal:  
 
The subject property consists of a colonial style single family home situated on a 
6,720± square foot lot. The home was constructed in 1990 and contains 1,330 square 
feet according to assessor records. The dwelling is constructed on a concrete slab 
foundation. The first floor layout includes a living room, kitchen, dining area, half bath 
and family room. The second floor includes 3 bedrooms and a full bath. The foundation 
of the subject consists of concrete slab. There is no garage serving the property and 
vehicular parking consists of a paved asphalt apron that can accommodate one vehicle. 
 
At the time of inspection on January 26, 2022 and December 5, 2022, the following 
physical depreciation was observed: the exterior wood trim around the windows, fascia 
and eaves is rotted and/or has peeling paint; exterior vinyl siding is discolored in areas 
and needs to be power washed; the wood deck is rotting and needs replacement. 
 
The following physical depreciation was observed on the interior of the subject at the 
time of inspection on January 26, 2022: wood laminate flooring in living room, dining 
area and family room is lifting in areas and needs replacement; laminate countertop 
in kitchen is discolored and needs to be replaced; carpeting on stairs, second floor 
hallway and bedrooms is soiled and needs replacement. It is additionally noted that the 
entire interior to include the walls, ceilings, and trim is in need of being repainted. 
Overall, the subject is considered in fair condition for its age. For additional commentary 
regarding repairs needed and estimated costs of repairs, see page 11 of this report 
which includes an estimate compiled by Barry J. Beauvais, DOT Building 
Construction Supervisor which supports the fair condition rating of the subject property. 
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The subject suffers from external obsolescence due to its location along a traffic 
influenced street coupled with nearby commercial uses being within view. The 
subject location has moderate levels of traffic volume with an average daily traffic 
count of 8,500 vehicles. The nearby commercial uses include a deli with parking lot 
which borders Wharton Brook to the east and a gas station with convenience store 
which is located diagonally across the street from the subject. A condominium 
complex is located directly across from the subject. 

DOT Communication 

 
 
The Appraiser opined the Highest and Best Use of the property, as vacant, is for single-family 
development and as-improved is current single-family use. 
 
The valuation of the subject property is subject to the following Extraordinary Assumptions and 
Hypothetical Conditions: 
 

It is noted that this appraisal is based on the extraordinary assumption that all 
mechanicals in the subject to include the gas fired heating system, hot water heater, 
central air conditioning unit and all appliances are functional. If this assumption is 
proven to be different, I reserve the right to change my opinion of value.  The appraisal 
is also based on the extraordinary assumption that the interior of the subject is in similar 
condition to the previous interior inspection conducted on January 26, 2022. See 
narrative portion of report for additional comments. 

 
Before Valuation – With the release of this parcel via a Sale by Public Bid, DOT Appraiser John 
P. Kerr appraised the property, as of December 5, 2022.  Based on the sales comparison approach, 
the Appraiser utilized three similar residential properties in Wallingford that sold between May 
2022 and November 2022. After adjusting for transactional, locational and physical characteristics 
the appraiser concluded the fair market value of the subject property was $165,000, or $124/square 
foot. 
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The Appraiser noted the following in their appraisal report:  
 

 
 

From the Administrative Acceptance:  
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https://portal.ct.gov/DOT/Properties/Active-Public-Bids/148-201-1A-Wallingford-Item-No-857 

 

https://portal.ct.gov/DOT/Properties/Active-Public-Bids/148-201-1A-Wallingford-Item-No-857
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Recommendation – Staff recommend approval of this Proposal - Sale by Public Bid - in the 
amount of $140,000 (plus $1,000 Admin Fee = $141,000 in QC Deed) for the following reasons:  
 
• The proposed sale complies with Sections §3-14b, and §13a-80 of the CGS in that the former 

owner of the single-family dwelling and the Town of Wallingford both declined the purchase 
and the legislative delegation received the required notification on February 17, 2022. 

• The release value of $140,000 is 85% of the appraised value, and it will return the property to 
the Wallingford tax rolls and relieve the State of all future expenses. 

• The description in the Quit Claim Deed is consistent with the survey map filed in the 
Wallingford Land Records. 

 
5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS 

 
6. ARCHITECT-ENGINEER - NEW BUSINESS 

 
7. OTHER BUSINESS 

 
8. VOTES ON PRB FILE:   
 

PRB FILE #23-129 – Mr. Valengavich moved and Mr. Halpert seconded a motion to approve PRB 
FILE #23-129. The motion passed unanimously. 
 
PRB FILE #23-135 – Mr. Berger moved and Mr. Valengavich seconded a motion to approve PRB 
FILE #23-135. The motion passed unanimously. 
 

9. NEXT MEETING – Special Meeting, Wednesday, August 30, 2023. 
 
 

The meeting adjourned. 
 
APPROVED: ________________________________ Date: ________  
                          John Valengavich, Secretary 
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