
STATE PROPERTIES REVIEW BOARD 
  

Minutes of Meeting Held On April 22, 2021 
– remotely via telephone conference – 

  
Pursuant to Governor Lamont’s Executive Order No. 7B regarding suspension of In-Person Open Meeting 
requirements, the State Properties Review Board conducted its Regular Meeting at 9:30AM on April 22, 2021 
remotely via telephone conference at (866)-692-4541, passcode 85607781.  
 

Members Present: 
Edwin S. Greenberg, Chairman  
Bruce Josephy, Vice Chairman  
John P. Valengavich, Secretary 
Jack Halpert 
Jeffrey Berger 
William Cianci 
 
Members Absent: 
 
Staff Present: 
Dimple Desai 
Thomas Jerram 
 
Guests Present 
 
 

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 April 19, 2021 
Meeting. The motion passed unanimously.   
 

2. COMMUNICATIONS  
 
Chairman Greenberg reminded Board Members to make sure that their Statement of Financial Interests is 
filed with the Office of State Ethics. 
 
Mr. Berger provided Board Members with an update on his ongoing conversations and review about 
certain proposed legislation that affects the State Properties Review Board. 
 

3. REAL ESTATE- UNFINISHED BUSINESS  
 

4. REAL ESTATE – NEW BUSINESS 
 

PRB # 21-044  
Transaction/Contract Type: RE – Conveyance 
Origin/Client: DOT/DOT 
Project #:  92-522-14A 
Grantee: New Haven Port Authority 
Property: New Haven, Stiles Street (Lot 900) 
Project Purpose: DOT Conveyance of 0.86 acres  
Item Purpose: Legislative Conveyance pursuant to SA 19-3 (1) 

RELEASE PRICE: $205,000  
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Under this proposal (#21-044), DOT is seeking to convey an 37,305 square foot, industrially zoned, 
parcel of land to the New Haven Port Authority pursuant to Special Act 19-3 (1). The price of the 
conveyance is established by the Special Act.  The conveyance is subject to the following restrictions:  
 

(b) The New Haven Port Authority shall use said parcel of land for the purpose of supporting 
multimodal movement of freight transiting the Port of New Haven. If the New Haven Port 
Authority:  

 
(1) Does not use said parcel for said purpose; or  
(2) Does not retain ownership of all of said parcel, the parcel shall revert to the state of 
Connecticut.  

  

 
 

The State acquired the property from the New Haven Port Authority on February 26, 2019, as recorded 
in a Certificate of Condemnation in the New Haven Land Records, in volume 9820, beginning on page 
249.  
 
The Special Act Language is as follows: 
 
Section 1. (Effective from passage) (a) Notwithstanding any provision of the general statutes, the 
Commissioner of Transportation shall convey to the New Haven Port Authority a parcel of land located 
in the city of New Haven at a cost not to exceed two hundred five thousand dollars. Said parcel of land 
has an area of approximately 0.8 acre and is identified as Lot 900 in Block 954 of city of New Haven 
Tax Assessor's Map 78. The conveyance shall be subject to the approval of the State Properties Review 
Board.  
 

(b) The New Haven Port Authority shall use said parcel of land for the purpose of supporting 
multimodal movement of freight transiting the Port of New Haven. If the New Haven Port 
Authority:  

 
(1) Does not use said parcel for said purpose; or  
(2) Does not retain ownership of all of said parcel, the parcel shall revert to the state of 
Connecticut.  

 
(c) The State Properties Review Board shall complete its review of the conveyance of said parcel of 
land not later than thirty days after it receives a proposed agreement from the Department of 
Transportation. The land shall remain under the care and control of said department until a 
conveyance is made in accordance with the provisions of this section. The State Treasurer shall 
execute and deliver any deed or instrument necessary for a conveyance under this section, which 
deed or instrument shall include provisions to carry out the purposes of subsection (b) of this 
section. The Commissioner of Transportation shall have the sole responsibility for all other incidents 
of such conveyance. Approved June 18, 2019 

 
RECOMMENDATION: Staff recommends approval of the legislative conveyance for the following reasons:  
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1. The Quit Claim deed is consistent with Section 1 of Special Act 19-3, signed by the Governor on 

June 18, 2019;  
2. The conveyance requires the New Haven Port Authority to use the property for the purpose of 

supporting multimodal movement of freight transiting the Port of New Haven. 
3. There is a reverter clause if not used for its stated purpose, or if the port authority does not retain 

ownership of the parcel.  
4. The deed description is consistent with the map description. 

 
PRB # 21-046  
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
Project #:  092-614-001 
Grantor: Yale University 
Property: New Haven, College St (35) 
Project Purpose: New Haven Downtown Crossing, Phase 3 
Item Purpose: Voucher 

 
DAMAGES: $216,000 
 
PROJECT:  Downtown Crossing is a City of New Haven infrastructure project that rebuilds the former 
Route 34 expressway into a system of urban boulevards, reestablishes the urban street grid by 
reconnecting the city streets, and reclaims portions of land that had long been unavailable for 
development due to the expressway right-of-way (courtesy of www.downtowncrossingnewhaven.com.)  
 
To lessen construction impacts and to maintain safety, transportation, and economic activities while 
construction is underway, the Downtown Crossing project has been split into three phases.  
 
Phase 3 will connect Temple Street to Congress Avenue via a bridge that will be designed to 
accommodate motor vehicle, pedestrian, and bicycle traffic. Phase 3 construction will enable access to 
two land parcels for new development. 
 
The extension of Temple Street to Congress Avenue will provide another multi-modal connection 
between Downtown New Haven and the Hill neighborhood, reclaim more land for development, include 
measures to improve traffic flow and reduce congestion in the areas surrounding Temple Street Garage, 
and beautification and place-making measures. 
 
Once completed, Phase 3 improvements will enable access to two land parcels for new development: 
1.63 acres between College and Temple Streets and 1.23 acres between Temple and Church Streets. In 
addition to being previously inaccessible, these parcels were unavailable for use or development due to 
the former Route 34 expressway right-of-way.  
 
In Phase 3, a bridge will be constructed to extend Temple Street to Congress Avenue, over the Route 34 
corridor. The Temple Street bridge will be designed to accommodate motor vehicle, pedestrian, and 
bicycle traffic, providing another multi-modal connection between Downtown New Haven and the Hill 
neighborhood. Phase 3 will also include streetscape and landscape improvements, and a retention basin 
to clean storm-water and reduce flooding. 
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SITE DESCRIPTION:  The subject site consists of a 1.940-acre (84,506 sf) parcel of land with 554.5 
linear feet of frontage along Congress Avenue, 387.7 linear feet along South Frontage Road, and 
422.4 linear feet of frontage along College Street. The site is improved with a 56,306 square foot, 
professional office constructed in 1957, in average to good condition. The property is located within the 
BA Zone. 

 

 
 

 
 
HIGHEST AND BEST USE - AS VACANT 
 
The highest and best use of the subject property is for development of an office building, due 
predominantly to the subject’s zoning and location in a regional employment hub. 
 
HIGHEST AND BEST USE - AS IMPROVED 
 
The highest and best use of the subject property as improved would be for its continued present use 
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as an office property. Continued present use is physically possible, legally permissible, financially 
feasible, and the most profitable uses of the subject property as improved. There is no alternate use 
that would yield a higher present value indication for the subject property as presently improved. 

 
BEFORE VALUATION:  The DOT appraisal was completed November 5, 2020 by independent 
Appraiser Michael Fazio, MAI.   
 
Land Valuation: Based on the sales comparison approach, the Appraiser considered four sales in New 
Haven (2018-2020) of similarly-zoned land with similar highest and best use and concluded that the fair 
market value of the subject land was $5,746,500, or $68.00/square foot (84,506 sf x $68/sf = 
$5,746,408). 

 
 
Building Valuation:  
 
Sales Comparison Approach: The Appraiser analyzed five sales of similar properties, three in New 
Haven (2015-2016) and two in Hamden (2019). Sale prices ranged from $6,250,000 to $44,000,000, and 
after adjustments, concluded that the fair market value of the subject property was, $160/sf x 56,306 sf = 
$9,008,960, rounded to $9,010,000. 
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Income Capitalization Approach: The Appraiser analyzed four rentals of similar properties in New 
Haven (2017-2020) and concluded that the fair market rental value of the subject property was, $20/sf 
on a gross plus utilities basis.  
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After fully supporting market-based operating expenses, the Appraiser estimated Net Operating Income 
as follows:  

 
 

After fully supporting market-based overall capitalization rate, the Appraiser estimated the value of the 
property by the Income Capitalization Approach as follows: 

 
 
Reconciliation and Value Conclusion 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $5,746,500 
Income Capitalization Approach – Building $8,770,000 
Sales Comparison Approach Building $9,010,000 
Conclusion of Market Value  $8,770,000 

 
TAKING DESCRIPTION:   
 
DOT requires acquiring the following:  
 
• Partial take of 1,636 sf of land in fee simple;  
• An easement to slope for support of the highway acquired over an area of 924 sf 
• A right to construct paved parking lot, install striping, pipe, and drainage structure acquired over 

an area of 9,781 sf.  
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IMPACT OF THE TAKING:   
 
After the Taking, the subject property will be comprised of a 1.90-acre parcel of land, improved with a 
56,306 square foot professional office, constructed in 1957. The property will remain located in the BA 
zone. The Connecticut DOT proposes to expand the existing sidewalk and roads (South Frontage Road 
and Congress Avenue) into the subject property as part of an extension of Temple Street. The expansion 
will remove three parking spaces permanently. The existing retaining wall, which runs along South 
Frontage Road and Congress Avenue, will be removed. Additionally, chain link fencing, curbing, and 
pavement will be removed. The existing parking lot, which slopes downwards to the east, will be raised, 
which will temporarily impact the use of 51 parking spaces at the subject (during the three-month 
construction period). The total of 51 spaces includes three spaces to be temporarily impacted by the 
change in location of the dumpster during construction. A total of 21 of the 51 temporarily lost parking 
spaces will be shortened from 18 feet to between 15 and 17 feet (along South Frontage Road). 
Additionally, there will be a 924 square foot permanent slope easement. Per the DOT, the future use of 
the permanent slope easement will be rarely utilized. The Taking will remove a curb cut along Congress 
Avenue (currently unused). The reduced parking will have a negative impact on the property. To replace 
the temporary loss of parking, substitute parking spaces will need to be rented during the construction 
period. The permanent loss of three parking spaces and a curb cut will negatively impact the market rent 
and value of the subject property in the future. The retaining wall will not be replaced after the 
completion of the project. Additionally, the subject will encumbered by a 924 square foot slope 
easement, and a sign on the property will be relocated by the DOT Acquisition Section. 
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The “After” valuation of the subject property is subject to the following Extraordinary Assumptions and 
Hypothetical Conditions:  
 
EXTRAORDINARY ASSUMPTIONS: 
 
The appraisal is subject to the extraordinary assumption that the existing sign located within the 
taking area can be relocated to a suitable location on the subject property that will not impact the 
remainder. If the sign cannot be relocated to a suitable location on the subject property that will not 
impact the remainder the value is subject to change. 
 
HYPOTHETICAL CONDITIONS: 
 
The methodology used in this report is in the form of a 29 Point “Before” and “After” Appraisal Report 
format used for eminent domain purposes. The 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 
State’s project. The appraisal report was based 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 were necessary to arrive at a credible 
value. 
 
After Land Valuation: Based on the sales comparison approach, the Appraiser considered the same four 
sales in New Haven (2018-2020) of similarly-zoned land with similar highest and best use and 
concluded that the fair market value of the subject land was $68.00/square foot, calculated as follows:  
 

 
 
The effect of the fee-simple take and slope easement reduced the land value by $117,500.  
 
Building Valuation:  
 
After Sales Comparison Approach: The Appraiser analyzed the impact of the taking and calculated the 
impact on market value due to the impacts of the Taking. The Appraiser estimated the permanent loss of 
three parking spaces resulted in a $0.06 reduction of market rental value. The Appraiser estimated the 
permanent loss of one curb cut and a reduction in depth of parking spaces resulted in an additional $0.06 
reduction and market rental value.  
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After Income Capitalization Approach: The Appraiser analyzed the impact of the taking and calculated 
the impact on market value due to the impacts of the Taking. The Appraiser estimated the permanent 
loss of three parking spaces resulted in a $0.06 reduction of market rental value. The Appraiser 
estimated the permanent loss of one curb cut and a reduction in depth of parking spaces resulted in an 
additional $0.06 reduction and market rental value. 
 
After fully supporting market-based operating expenses, the Appraiser estimated Net Operating Income 
as follows:  
 

 
 
After fully supporting market-based overall capitalization rate, the Appraiser estimated the value of the 
property by the Income Capitalization Approach as follows: 
 

 
The effect of the loss of 3 parking spaces, curb cut and reduced-depth parking resulted in a loss of 
market value $77,500. 
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After Reconciliation and Value Conclusion 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $5,629,000 
Income Capitalization Approach – Building $8,569,500 
Sales Comparison Approach Building $8,809,500 
Conclusion of Market Value  $8,569,500 

 
 
Calculation of Permanent Damages 
 

Item Value 
Before Valuation $8,770,000 
After Valuation $8,569,500 

Permanent Damages $200,500 
 
Calculation of Temporary Severance 
 
Temporary severance damages due to the need to acquire parking for 51 vehicles during the 3 month 
construction period. The Appraiser provided a survey of parking rates at nearby parking garages and 
concluded a rental of $100/space per month, and calculated Temporary Severance Damages as follows:  
 

 
 
Total damages are then Permanent Damages plus Temporary Severance Damages, $200,500 + $15,500 
= $216,000. 
 
 
RECOMMENDATION:  Board APPROVAL of damages in the amount of $216,000 is recommended 
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 independent Appraiser’s estimate of value. 
 

PRB # 21-047  
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
Project #:  092-614-002 
Grantor: WE 2 Church Street South, LLC 
Property: New Haven, Church Street South (2) 
Project Purpose: New Haven Downtown Crossing, Phase 3 
Item Purpose: Voucher 
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DAMAGES: $166,000 
 
PROJECT:  Downtown Crossing is a City of New Haven infrastructure project that rebuilds the former 
Route 34 expressway into a system of urban boulevards, reestablishes the urban street grid by 
reconnecting the city streets, and reclaims portions of land that had long been unavailable for 
development due to the expressway right-of-way (courtesy of www.downtowncrossingnewhaven.com.)  
 
To lessen construction impacts and to maintain safety, transportation, and economic activities while 
construction is underway, the Downtown Crossing project has been split into three phases.  
 
Phase 3 will connect Temple Street to Congress Avenue via a bridge that will be designed to 
accommodate motor vehicle, pedestrian, and bicycle traffic. Phase 3 construction will enable access to 
two land parcels for new development. 
 
The extension of Temple Street to Congress Avenue will provide another multi-modal connection 
between Downtown New Haven and the Hill neighborhood, reclaim more land for development, include 
measures to improve traffic flow and reduce congestion in the areas surrounding Temple Street Garage, 
and beautification and place-making measures. 
 
Once completed, Phase 3 improvements will enable access to two land parcels for new development: 
1.63 acres between College and Temple Streets and 1.23 acres between Temple and Church Streets. In 
addition to being previously inaccessible, these parcels were unavailable for use or development due to 
the former Route 34 expressway right-of-way.  
 
In Phase 3, a bridge will be constructed to extend Temple Street to Congress Avenue, over the Route 34 
corridor. The Temple Street bridge will be designed to accommodate motor vehicle, pedestrian, and 
bicycle traffic, providing another multi-modal connection between Downtown New Haven and the Hill 
neighborhood. Phase 3 will also include streetscape and landscape improvements, and a retention basin 
to clean storm-water and reduce flooding. 
 

 
 
SITE DESCRIPTION:  The subject site consists of a 3.323-acre (144,748 sf) parcel of land with 521.6 
linear feet of frontage along Lafayette Street, 65.1 linear feet along Washington Avenue, 147.6 linear 
feet along Congress Avenue, 434.0 linear feet along South Frontage Road, and 388.1  linear  feet  of  
frontage  along  Church  Street  South. The site is improved with a 66,326 square foot, medical office 
building constructed in 1963, in average to good condition. The property is located within the BA Zone. 
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HIGHEST AND BEST USE - AS VACANT 
 
The highest and best use of the subject property is for development of medical office building, due 
predominantly to the subject’s zoning and location a major regional hospital. 
 
HIGHEST AND BEST USE - AS IMPROVED 
 
The highest and best use of the subject property as improved would be for its continued present use 
as a medical office. Continued present use is physically possible, legally permissible, financially 
feasible, and the most profitable uses of the subject property as improved. There is no alternate use 
that would yield a higher present value indication for the subject property as presently improved. 
 

 
BEFORE VALUATION:  The DOT appraisal was completed November 5, 2020 by independent 
Appraiser Michael Fazio, MAI.   
 
Land Valuation: Based on the sales comparison approach, the Appraiser considered four sales in New 
Haven (2018-2020) of similarly-zoned land with similar highest and best use and concluded that the fair 
market value of the subject land was $9,843,000, or $68.00/square foot (144,748 sf x $68/sf = 
$9,842,864). 
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Building Valuation:  
 
Sales Comparison Approach: The Appraiser analyzed five sales of similar properties, three in New 
Haven (2015-2016) and two in Hamden (2019). Sale prices ranged from $6,250,000 to $44,000,000, and 
after adjustments, concluded that the fair market value of the subject property was, $215/sf x 66,326 sf = 
$14,260,090, rounded to $14,260,000. 

  
 
Income Capitalization Approach: The Appraiser analyzed four rentals of similar properties in New 
Haven (2017-2020) and concluded that the fair market rental value of the subject property was, $18/sf 
on a net, net, net basis.  
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With most expenses the responsibility of the tenants, the Appraiser estimated Net Operating Income as 
follows:  

  
 

After fully supporting market-based overall capitalization rate, the Appraiser estimated the value of the 
property by the Income Capitalization Approach as follows: 

  
 
Reconciliation and Value Conclusion 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $9,843,000 
Income Capitalization Approach – Building $14,240,000 
Sales Comparison Approach Building $14,260,000 
Conclusion of Market Value  $14,240,000 

 
TAKING DESCRIPTION:   
 
DOT requires acquiring the following:  
 

• Partial take of 1,622 sf of land in fee simple;  
• An easement to slope for support of the highway acquired over an area of 2,116 sf 
• A right to construct paved parking lot, install bituminous island, striping, pipe, and drainage 

structure acquired over an area of 15,272 sf.  
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IMPACT OF THE TAKING:   
 
After the Taking, the subject property will be comprised of a 3.286 -acre parcel of land, improved 
with a 66,326 square foot medical office, constructed in 1963. The property will remain located in the 
BA zone. The Connecticut DOT proposes to expand the existing sidewalk and roads (South 
Frontage Road and Congress Avenue) into the subject property as part of an extension of Temple 
Street. Fencing, curbing, and landscaping (trees, bushes) which currently runs along South Frontage 
Road and Congress Avenue, and Washington Avenue will be removed. The parking lot, which 
currently slopes downwards to the north, will be raised. The construction will temporarily impact 52 
parking spaces at the subject during the three-month construction period, estimated by the 
Connecticut DOT. The reduced parking will temporarily have a negative impact on the property 
(parking spaces to substitute for the spaces temporarily lost will need to be rented). However, 
access to the unaffected parking spaces on the western portion of the parking lot will be maintained 
throughout the construction period. Additionally, as a result of the taking, 5 parking spaces will be 
permanently reduced to 16 feet in length (from 18 feet currently). However, based upon the location 
of the spaces and configuration of the parking lot, the decrease in length does not appear to impact 
the remainder. The slope easement is a permanent easement; however, per the DOT, future use of 
the easement will be rarely utilized. The fencing, curbing, and landscaping removed will not be 
replaced after the completion of the project. 
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The “After” valuation of the subject property is subject to the following Extraordinary Assumptions and 
Hypothetical Conditions:  
 
EXTRAORDINARY ASSUMPTIONS: 
 
No extraordinary assumptions. 
 
HYPOTHETICAL CONDITIONS: 
 
The methodology used in this report is in the form of a 29 Point “Before” and “After” Appraisal Report 
format used for eminent domain purposes. The 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 
State’s project. The appraisal report was based 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 were necessary to arrive at a credible 
value. 
 
After Land Valuation: Based on the sales comparison approach, the Appraiser considered the same four 
sales in New Haven (2018-2020) of similarly-zoned land with similar highest and best use and 
concluded that the fair market value of the subject land was $68.00/square foot, calculated as follows:  
 

 
 
The effect of the fee-simple take and slope easement reduced the land value by $125,000.  
 
Building Valuation:  
 
After Sales Comparison Approach: The Appraiser analyzed the impact of the taking and calculated the 
impact on market value due to the impacts of the Taking. The Appraiser deducted the impacted market 
value of the land and site improvements.  
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After Income Capitalization Approach: The Appraiser analyzed the impact of the taking and calculated 
the impact on market value due to the impacts of the Taking. The Appraiser deducted the impacted 
market value of the land and site improvements. 
 

  
 
 
After Reconciliation and Value Conclusion 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $9,718,000 
Income Capitalization Approach – Building $14,090,000 
Sales Comparison Approach Building $14,110,000 
Conclusion of Market Value  $14,090,000 

 
 
Calculation of Permanent Damages 
 

Item Value 
Before Valuation $14,240,000 
After Valuation $14,090,000 

Permanent Damages $150,000 
 
Calculation of Temporary Severance 
 
Temporary severance damages due to the need to acquire parking for 52 vehicles during the 3 month 
construction period. The Appraiser provided a survey of parking rates at nearby parking garages and 
concluded a rental of $100/space per month, and calculated Temporary Severance Damages as follows:  
 

 
 
Total damages are then Permanent Damages plus Temporary Severance Damages, $150,000 + $16,000 
= $166,000. 
 
Staff inquired with DOT regarding the following issue:  
 
• Please clarify why the owner, WE 2 Church Street South, LLC, hasn’t executed the Voucher in 

light of the DOT stating that they were awaiting action by Yale University to approve of the DOT 
takings. 
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DOT Response:  

 
Staff Response: OK. 
 
RECOMMENDATION:  Board approval of damages in the amount of $166,000 is recommended 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 independent Appraiser’s estimate of value. 
 

5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS 
 
6. ARCHITECT-ENGINEER - NEW BUSINESS 
 
7. OTHER BUSINESS  
 
8. VOTES ON PRB FILE:   

 
PRB FILE #21-044 – Mr. Halpert moved and Mr. Valengavich seconded a motion to approve PRB FILE 
#21-044. The motion passed unanimously. 
 
PRB FILE #21-046 – Mr. Valengavich moved and Mr. Berger seconded a motion to approve PRB FILE 
#21-046. The motion passed unanimously. 
 
PRB FILE #21-047 – Mr. Valengavich moved and Mr. Berger seconded a motion to approve PRB FILE 
#21-047. The motion passed unanimously. 
 

9. NEXT MEETING – Monday, April 26, 2021. 
 
The meeting adjourned. 
 
APPROVED: ________________________________ Date: ________  
                          John Valengavich, Secretary 
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