
STATE PROPERTIES REVIEW BOARD 
  

Minutes of Meeting Held On May 12, 2022 
– 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 May 12, 2022 
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 
Shane Mallory, Administrator - DAS 
 

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

 
Mr. Valengavich moved and Mr. Berger seconded a motion to approve the minutes of the May 10, 2022 
Special Meeting. The motion passed unanimously.   
 

2. COMMUNICATIONS  
 

3. REAL ESTATE- UNFINISHED BUSINESS  
 

PRB # 21-190 
Transaction/Contract Type: RE – Amendment 
Origin/Client: DAS/DCF 
Property: Manchester, Middle Turnpike West (364) 
Lessor: L & J Manchester III, LLC 
Project Purpose: Amendment to Renew Lease, Obtain Carpet/Paint Credit & 

Upgrades 
Item Purpose: First Amendment 

 
May 4, 2022 Update 
 
At its meeting held on January 6, 2022 the State Properties Review Board voted to suspend this item 
pending clarification of the following issues:  
 
• Does Jeff Z have any comments on this? I see that DAS has been paying L&J Manchester III but 

shouldn't there be some sort of agreement with this entity?  Is the difference between the two 
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entities; members/liability/etc.?  For risk/liability purposes, if L&J Manchester II goes bankrupt, 
what is State's recourse?   
DAS Response: DAS included a copy of the Omnibus Assignment and Assumption Agreement 
provided by the Lessor:  

 
Staff Response: The Omnibus Assignment and Assumption Agreement, dated December 13, 2021, 
and effective February 5, 2016, now provides a vehicle for L&J Manchester, LLC to assume all 
responsibilities as Lessor, including receiving rental payments from the State. OK 

 
• Can DAS amend the Base Lease with L&J Manchester II as the original Owner/Lessor when the 

Owner/Lessor is now L&J Manchester III? 
DAS Response: This Amendment has been updated to reflect the change of ownership that 
occurred in 2016, and other issues raised by SPRB to the original submission. All slip page 
approvals have been obtained and are included in the package. The Attorney General's Office  
has  also  reviewed  the  revised  assignment  language  in  the  Amendment,  as  well  as  the  attached  
Omnibus Assignment and Assumption Agreement provided by the Lessor 
Staff Response: Please provide relative communication from the AG regarding their approval of the 
Assignment Language and Omnibus Assignment and Assumption Agreement, as well as 
communications from DCF and OPM regarding their approvals of slip-sheeting pages into this First 
Amendment to Lease. 

 
DAS subsequently provided a chain of email communications with the AG, as well as 
communications from DCF and OPM for their approval of slip-sheeting the changes into the 
Amendment. OK 

 
RECOMMENDATION:  SPRB staff believes that in general, this First Amendment to Lease as 
negotiated, is a sound proposal and recommends approval for the following reasons:  
 
1. The annual rental during the first year of the initial 5-year term will be decreased by 26.14% to $11.82/sf 

($414,404.70/yr), representing a reduction in base rent of $191,570.34 (of which DAS states $164,217.30 
- $0.94/sf – for a carpet/paint credit). The rental increases to $16.50/nusf ($578,622/yr), fixed for the 
remaining four years of the renewal term.   

2. The Second Renewal Option, if exercised, will increase 7.58% in year six to $17.75/nusf ($622,457/yr);   
3. DAS reports the state will save $460,451.90 over the next 10 years, based on the existing options in the 

Lease (confirmed by Staff). 
4. Real Estate Taxes are currently $1.71/sf, included in the Base Rent; and 
5. All required affidavits are complete. 

 
 
 
At its meeting held on August 16, 2021 the State Properties Review Board voted to return this item 
pursuant to an August 12, 2021 request from DAS. The Board noted that prior to resubmitting this 
Proposal, DAS should address the following issues:  
 
1. The original Lease, approved by the AG on 1-21-2016, was with L & J Manchester II, LLC. 
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Research reveals that on February 9, 2016 L & J Manchester II, LLC conveyed the property 
by Warranty Deed (4371/121) to L & J Manchester III, LLC.  Also, it appears that the 
Legal Description in the February 2016 Warranty Deed differs from the Legal Description 
contained within the 2016 original Lease and not updated in the First Amendment document. 
We have no record of DAS presenting a Consent to Assign (Exhibit G) to the SPRB in our 
records. 
  
Our question is  “If there was a change in the ownership entity and the Lease was never 
formally assigned to that entity via Exhibit G, how can the original Lease be amended now 
that the Lease expired in April? And, what are the impacts on this proposed Amendment 
based on the other issues/concerns raised below?” 
DAS Response: It is our practice to complete the Consent to Assignment (Exhibit G) only if 
either the old or new lessor (or their lender) request it. DAS procedure is to submit a revised 
rent control card notifying the Comptroller and the user agency of the new lessor (see 
attached). Rental payments to L & M Manchester III, LLC commenced in or around March 
2016 following the transfer of the property and have been made to that entity ever since.  
Staff Response: Can DAS amend the Base Lease with L&J Manchester II as the original 
Owner/Lessor when the Owner/Lessor is now L&J Manchester III? 

 
2. The Corporate Authority was signed under L & J Manchester II, LLC, not L & J Manchester 

III, LLC and, the Corporate Authority is self-serving as Joseph Giannola is authorizing 
himself to enter into the contract, where the Statement of Financial Interest shows another 
Member (Jerome Chazen).  

 
  

Furthermore, OPM Form C was signed under L & J Manchester II, LLC, not L & J Manchester III, 
LLC, while OPM Form 1 (Campaign) and Form 7 (Iran) were signed by L & J Manchester III, 
LLC. 
DAS Response: See attached revised Corporate Authority. 
Staff Response: DAS provided updated Corporate Authority. OK 

  
3. The Statement of Financial Interest properly lists L & J Manchester III, LLC as having a financial 

interest, but it does not provide who are the individual Members of the LLC, as required by the 
document. The only exception is if the LLC were a publicly-held corporation. 
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DAS Response: See attached revised Statement of Financial Interest. 
Staff Response: DAS provided updated Statement of Financial Interest. OK 

 
 
 
Background  
 
The base Lease was approved by the SPRB in 1996 under PRB #96-094 for the use and occupancy of 25,906 
NUSF.  The 1996 was renewed under PRB #01-353 and the lease expired in 2006. A new lease for 
40,198 NUSF with 2 renewals was approved by the Board in 2008 under PRB #07-359.  This lease 
expired 2/9/2014. 
 
Under PRB #16-003, the Board approved a new base rental rate of $16.00/NUSF, a 10% increase over 
the 2008 (expired) rate of $14.50/NUSF. The parking included in the rate has been increased from 193 
spaces to 238 spaces. The leased area has been decreased by 13% to 35,068 NUSF, approximately 200 
NUSF per full time employee is assigned to this location.   
 
Under this Proposal (PRB #21-190), DAS and DCS now seek approval to a First Amendment to Lease 
for continued occupancy at 364 Middle Turnpike West in Manchester.  
 
The annual rental during the first year of the initial 5-year term will be decreased by 26.14% to $11.82/sf 
($414,404.70/yr), representing a reduction in base rent of $191,570.34 (of which DAS states $164,217.30 - 
$0.94/sf – for a carpet/paint credit). The rental increases to $16.50/nusf ($578,622/yr), fixed for the remaining 
four years of the renewal term.  The Second Renewal Option, if exercised, will increase 7.58% in year six to 
$17.75/nusf ($622,457/yr). Carpet/paint requirements are waived for the First Renewal Term. Carpet 
replacement is required in both renewal options, with a credit required if waived. Repaint is required at the 
Second Renewal Option. DAS reports the state will save $460,451.90 over the next 10 years, based on the 
existing options in the Lease (confirmed by Staff).  
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 New Lease - #16-003 First Amendment - #21-190 
Leased Premises, NUSF 
364 West Middle 
Turnpike, Manchester 

  25,906 nusf, 2nd floor 
   9,162  nusf, 1st floor 
35,068  nusf,      total 

  25,906 nusf, 2nd floor 
   9,162  nusf, 1st floor 
35,068  nusf,      total 

Base Rent $16.00/nusf = $561,087.96/year Yr #1: $11.82/nusf = $414,404.70/year 
Yrs #2-5: $16.50/nusf = $578,622/year (+3.125%) 

Parking in Base Rent 238 spaces on site (6.8 
spaces/1,000 nusf) 238 spaces on site (6.8 spaces/1,000 nusf) 

Additional Rent 
Same. DAS estimates 

$4.51/nusf for electricity and 
janitorial needs. 

Same. DAS estimates $2.57/nusf for operating expenses. 

Term 5 years 5 years 

Renewal Option 

5 years @ $17.28/nusf = 
$605,975.04 (+8.0%) 

5 years @ $18.66/nusf = 
$654.368.88 (+8.0%) 

5 years @ $17.75/nusf = $622,457 (+7.58%) 
 

Carpet & Paint 

Standard language regarding 
new carpet and paint at 
renewals. See note below 
regarding work to be done at 
beginning of the initial term 

Carpet waived in yrs 1-5 in lieu of credit.  
Carpet required in renewal option or credit if waived.  
Paint required in renewal option.  

Termination Option None None 

Other (#16-003) 

Exhibit D describes tenant improvement work to be paid for by Lessor. It includes addressing 
deficiencies in the HVAC system. A new network of thermostats and sensors will be 
installed.  The 4 large restrooms in the center of the second floor will be renovated. The 
27,000 sf roof will be treated with the ASTEC Re-Roof system that has a 10-year warranty. 
Some office and conference room space will be reconfigured.   

Other (#21-190) Requires Lessor to replace all second floor windows within one year of commencement of 
renewal. 

  
There are currently 195 employees in this office (per RFS) and seven additional vacant positions. The 
possibility of utilizing either existing state-owned space or purchasing a building was also considered. 
DAS states there is no  state-owned space available that meets DSS space needs and square footage 
requirements and no funding for a purchase sale. The RFS was initiated on March 4, 2021 
and approved on March 11, 2021.  
 
The state facility plan approved 38,546 square feet and $677,986 in funding for this 
location. 
 
DAS advertised the need pursuant to CGS §4b-34 in the Hartford Courant on March 19, 2021 (LP 21-
03).  
 
The following is a summary of responses to the advertisement (LP 21-03):  

 
 
DAS Leasing Staff had provided the following rental comparables in support of this proposed Lease: 
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SPRB Staff had asked following questions regarding this lease renewal. 
 
• Does Jeff Z have any comments on this? I see that DAS has been paying L&J Manchester III but 

shouldn't there be some sort of agreement with this entity?  Is the difference between the two 
entities; members/liability/etc.?  For risk/liability purposes, if L&J Manchester II goes bankrupt, 
what is State's recourse?   

• Can DAS amend the Base Lease with L&J Manchester II as the original Owner/Lessor when the 
Owner/Lessor is now L&J Manchester III? 

 
RECOMMENDATION:  Staff recommendation is to suspend this First Amendment to Lease for DCF 
continued use and occupancy of 35,068 square feet in this building, for the following reasons:  

 
• The RFS was initiated on March 4, 2021 and approved on March 11, 2021. 
• The State Facility Plan provides for 38,546 square feet and $677,986 in funding for this 

location. 
• The proposed rental rate will be decreased by 26.14% to $11.82/sf ($414,404.70/yr), representing a 

reduction in base rent of $191,570.34 (of which DAS states $164,217.30 - $0.94/sf – for a carpet/paint 
credit). The rental increases to $16.50/nusf ($578,622/yr), fixed for the remaining four years of the 
renewal term.  . 

• The need was advertised on March 19, 2021 (LP-21-03).  One response was received (current 
Lessor).  

• The proposed rental rate appears reasonable and is below the Cushman & Wakefield 3rd Quarter 
average listing price for full service gross leases of Class A Office Space at $22.56/sf.  

 
 
 
From PRB #21-117  
 
Background 
 
The base Lease was approved by the SPRB in 1996 under PRB #96-094 for the use and occupancy of 25,906 
NUSF.  The 1996 was renewed under PRB #01-353 and the lease expired in 2006. A new lease for 
40,198 NUSF with 2 renewals was approved by the Board in 2008 under PRB #07-359.  This lease 
expired 2/9/2014. 
 
This Proposal was received by the Board on 7-12-2021.  
 
On 7-20-2021 DAS was notified “Before we dig in more into reviewing this amendment, can you pl 
answer the following?  Let me know if you want to discuss this as well.  Thanks.” 
 
The original Lease, approved by the AG on 1-21-2016, was with L & J Manchester II, LLC. You 
stated in the Amendment the Lease expired on April 30, 2021, and both Lessee/Lessor executed 
prior to April 30.  
  
Research reveals that on February 9, 2016 L & J Manchester II, LLC conveyed the property by 
Warranty Deed (4371/121) to L & J Manchester III, LLC.  Also, it appears that the Legal 
Description in the February 2016 Warranty Deed differs from the Legal Description contained 
within the 2016 original Lease and not updated in the First Amendment document. 
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We have no record of DAS presenting a Consent to Assign (Exhibit G) to the SPRB in our records. 
  
Our question is  “If there was a change in the ownership entity and the Lease was never formally 
assigned to that entity via Exhibit G, how can the original Lease be amended now that the Lease 
expired in April? And, what are the impacts on this proposed Amendment based on the other 
issues/concerns raised below?” 
  
Other initial issues/concerns are:  
  
The Corporate Authority was signed under L & J Manchester II, LLC, not L & J Manchester III, 
LLC and, the Corporate Authority is self-serving as Joseph Giannola is authorizing himself to enter 
into the contract, where the Statement of Financial Interest shows another Member (Jerome 
Chazen).  

 
  
Furthermore, OPM Form C was signed under L & J Manchester II, LLC, not L & J Manchester III, LLC, 
while OPM Form 1 (Campaign) and Form 7 (Iran) were signed by  L & J Manchester III, LLC. 
  
And, the Statement of Financial Interest properly lists L & J Manchester III, LLC as having a financial 
interest, but it does not provide who are the individual Members of the LLC, as required by the 
document. The only exception is if the LLC were a publicly-held corporation. 
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On 8-12-21 DAS sent an email containing the following: “I just learned the landlord for Manchester is 
on vacation for the entire month of August so we will NOT be getting what we need until September. 
Hence, I am asking the file be returned to us. “ 
 
RECOMMENDATION:  SPRB staff recommend return of this Proposal pursuant to DAS’ 8-12-21 
request.  

 
4. REAL ESTATE – NEW BUSINESS 

 
PRB # 22-063 
Transaction/Contract Type RE/ Purchase & Sale Agreement 
Origin/Client DAS/DAS 
Property: Hartford, Trinity Street (18-20 & 30) 
Project Purpose: Sale of Surplus Property pursuant to CGS 42-21(e) 
Item Purpose: Purchase and Sale Agreement 

 
At 9:32 Mr. Mallory joined the Meeting to participate in the Board’s discussion of this Proposal. He left 
the Meeting at 10:35.  

 
Sale Price = $1,100,000 
 
18-20 Trinity Street consists of an 87,637 square foot office building on a .85 acre, level and 
essentially rectangular shaped lot with frontage on both Trinity Street and Clinton Street. There are 
43 on-site parking spaces on this parcel. The parcel has 122’ on Capitol Avenue & 103’ on Clinton 
Street. 
 
The site is improved with a vacant, 5-story, office building of approximately 87,637 gross square feet. 
The temperature control of the building is provided by hot and chilled water from CAS (Capital Area 
District Heating and Cooling System). The building has 3 passenger elevators. The property is located in 
a Historic Preservation District and is directly across the street from the Capitol and adjacent to the 
Bushnell. 

 
 

Courtesy: https://portal.ct.gov/RealEstate4Sale/18-20-Trinity-Street-Property/About 
 
30 Trinity Street consists of a 76,665 square foot office building on a .80 acre slightly sloping, rectangular 
shaped lot on the corner of Trinity Street and Elm Street. There are 24 on-site parking spaces on this 
parcel. The parcel has 142’ on Trinity Street & 261.7’ on Elm Street. 
 
The site is improved with a vacant, 4-story, office building of approximately 76,665 gross square feet. 
The temperature control of the building is provided by hot and chilled water from CAS (Capital Area 
District Heating and Cooling System). The building has 2 passenger elevators. The property is located 
in a Historic Preservation District and is directly across the street from the Capitol and adjacent to the 
Bushnell. 

https://portal.ct.gov/RealEstate4Sale/18-20-Trinity-Street-Property/About
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Courtesy: https://portal.ct.gov/RealEstate4Sale/30-Trinity-Street-Property/About 
 
The Properties are both located in a Mixed Use (MX-1) Zone, are within the Government district, 
are in the Central Business District and the Asylum Avenue historic district. The 18-20 Trinity Street 
parcel abuts Bushnell Theater and the 30 Trinity Street parcel looks on to Bushnell Park to the North. 
The Properties are directly across the Street from the State Capitol and within a short walk to the 
Legislative Office Building and State courthouses. They are within a mile walk or drive from Union 
Place and Sigourney Street stations, XL Center, Wadsworth Atheneum, UCONN Hartford, 
Connecticut Science Center, Capital Community College and Dunkin Donuts Park. 
 
DAS states the holding costs for this property averages $754,000 per year.   
 
DAS initiated the surplus process pursuant to CGS 4b-21(b) on January 13, 2021 when DAS declared 
the property surplus to its needs. All occupants were relocated to either 55 Farmington Avenue or 165 
Capitol Avenue.  OPM notified all state agencies and did not receive any re-use proposals. In February 
2021, OPM informed DAS to proceed with the sale process.  
 
DAS originally obtained two appraisals and subsequently obtained a third appraisal:  
 

 
 

Proponent Building Land  HABU 

    
CBRE – 18-20 Trinity $1,900,000 $900,000 Apt conver. 

CBRE – 30 Trinity $1,800,000 $900,000 Apt conver. 
    

Elm – 18-20 Trinity $1,340,000 N/A Apt conver. 
Elm – 30 Trinity $1,320,000 N/A Apt conver. 

    
Fazio – 18-20 Trinity $1,150,000 N/A Office 

Fazio  – 30 Trinity $980,000 N/A Office  
 
Pursuant to CGS 4b-21(e) and 3-14(b), on February 25, 2021 DAS offered to convey to the City of 
Hartford for the following:  
 

https://portal.ct.gov/RealEstate4Sale/30-Trinity-Street-Property/About
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The City responded it had no interest in the property.  
 
On March 2, 2021, the notice of the sale was published in the Environmental Monitor pursuant to CGS 
4b-47. No comments were received on the proposed sale.  
 
Pursuant to CGS 4b-21(f)(1)(C), on April 7, 2021 DAS notified the Members of the Legislative 
Delegation representing the City of Hartford.  
 
DAS issued the Request for Proposals (RFP) which commenced on April 16, 2021 and concluded on 
July 9, 2021.  Part of the RFP included the following:  

 
 
Included in the RFP was a requirement for each Respondent to meet the following Requirements:  
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DAS received the following six responses to the RFP: 
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DAS summarized their marketing efforts as follows: 
 
•  DAS began the process by offering these buildings to the City of Hartford to purchase at the 

City’s appraised value (statutorily required), which they ultimately declined (see enclosed 
from City of Hartford).  

•  The Land Transfer Notice was posted from March 2, 2021 through April 1, 2021 in the 
Environmental Monitor, which received no responses.  

• Once DAS received the city’s response and the Environmental Monitor posting period ended, 
the process of offering these buildings to the public began with the issuance of a Request for 
Proposal (RFP) which commenced on April 16, 2021 and concluded on July 9, 2021 (extended 
time was offered to ensure respondents had the necessary time to respond).  

• The RFP was advertised in the Hartford Courant on April 16, 2021, and again on April 18, 2021, 
on LoopNet, DAS’s procurement portal and on the State’s Real Estate website for the duration of 
the RFP period.  

•  Additionally, the RFP was distributed to the directors of the Regional Council of Governments 
and the local Real Estate Broker community.  

• An email was sent to developers, provided by CRDA. 
 

Staff inquired with DAS regarding the following:  
 
1. Please provide electronic copies of the three Real Estate Appraisal reports obtained by DAS;  

DAS Response: The appraisals (there are 6 in total) are in the review folder under Trinity Street 
Appraisals…  
Staff Response: DAS provided. OK 

2. Please provide electronic copies of each response to the RFP; and 
DAS Response: .. Tommy is getting you the electronic versions of the other submittals we received. 
Staff Response: DAS provided. OK 
 

3. Please clarify, beyond DAS’s quantitative/qualitative review, which Proponent offered the highest 
price for these two properties and provide each Proponent’s propose purchase price and anticipated 
closing date from each response to the RFP in the following Table: 
DAS Response: None 
Staff Response: Staff summarized in the following table. 
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Proponent Purchase Price Closing Financing Dev Plans 

     
Spinnaker $1.5MM* 

$100K earnest 
11 

months Pvt/Public 100+ units & 15k 
retail & restaurant 

     
Beacon $1.425MM 24 

months Pvt/Public 95 units,  
restaurant 

     
Pennrose $1.1MM 

$50K earnest 
12-15 

months Pvt/Public 110 units & 
restaurant 

     
Bushnell Not feasible 

$250K earnest 
6-9 

months Pvt/Public 104 units 

     Trinity 
Financial 

$1.0MM 
$100k earnest 

24 
months Pvt/Public 99 units 

     Spectra/ 
Wonderworks 

$1.8MM 
$180K earnest 

12 
months Pvt/Public 127 units, 5,500 

sf amenity space 
 
In a Memo to DAS Deputy Commissioner Petra, DAS summarized the following:  

 
DAS should provide an expanded narrative with respect to their conclusion that Beacon/Pennrose were 
‘two clear front runners’ in addition to why Pennrose’s offer was deemed superior. Additionally, DAS 
should provide specific reasoning with respect to rejecting Spectra’s $1.8MM offer and Spinnaker’s 
$1.5MM offer in light of both of these Proponents having successful development history in 
Connecticut.  
 
RECOMMENDATION:  Staff recommends that the Board suspend the purchase and sale agreement 
to the Buyer in the amount of $1,100,000 pending DAS response from DAS regarding their providing 
the following: the scoring matrix/documentation DAS utilized in selecting Pennrose, LLC as the 
preferred Buyer of these two properties; a written explanation with respect to why a Respondent’s 
$1,800,000, the highest price offered to the State, was excluded from further consideration, in light of 
the Respondent’s completion of four similar projects (554 residential units + 20ksf retail) in Hartford 
at 5 Constitution Plaza, 101 Pearl St, 111 Pearl St and 100 Trumbull St; and provide justification why 
DAS does not consider this a “state action” per CEPA given that the Statement of Objectives referenced 
specific type of development as a City Plan priority. 
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5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS 

 
6. ARCHITECT-ENGINEER - NEW BUSINESS 

 
7. OTHER BUSINESS 
 
8. VOTES ON PRB FILE:   

 
PRB FILE #21-190 – Mr. Halpert moved and Mr. Valengavich seconded a motion to approve PRB 
FILE #21-190. The motion passed unanimously. 
 
PRB FILE #22-063 – Mr. Berger moved and Mr. Josephy seconded a motion to suspend PRB FILE 
#22-063. The motion passed unanimously. 
 

9. NEXT MEETING – Monday, May 16, 2022. 
 

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