
STATE PROPERTIES REVIEW BOARD 
  

Minutes of Meeting Held On August 8, 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 August 8, 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  
 
Members Absent: 
William Cianci 
 
Staff Present: 
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 August 4, 2022 
Meeting. The motion passed unanimously.   
 

2. COMMUNICATIONS  
 

3. REAL ESTATE- UNFINISHED BUSINESS  
 

4. REAL ESTATE – NEW BUSINESS 
 

PRB #: 22-116 
Transaction/Contract Type: RE – Administrative Settlement 
Origin/Client: DOT/DOT 
DOT Project #: 080-128-001 & 080-128-005 
Grantor:  Elderkin, Richard 
Property: Middlebury, Straits Turnpike (1050) &  

Waterbury, Umberfield Rd (Lots #1 & 12)  
Project Purpose: Improvements on Routes 63, 64, and I-84 WB Interchange 17 
Item Purpose:  Administrative Settlement 

 
DAMAGES/SETTLEMENT: $1,056,000/$1,350,000 
 
Project Background 
 
The purpose of the project is to improve traffic operations and address safety concerns within the project 
limits.  The project involves the following improvements to facilitate traffic operations and address 
safety concerns: 
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• Route 64 improvements:  It is proposed to widen a section of Route 64 from its intersection with 

Chase Parkway to Route 63 to provide one additional lane in the westbound direction.  It is also 
proposed to lower Route 64 to improve sight lines which may result in constructing retaining 
walls on both sides of the roadway to stabilize the embankment slope. 

• Route 63 improvements:  It is proposed to widen a section of Route 63 from its intersection with 
Route 64 to Woodside Avenue to provide one additional lane in the southbound direction.  The 
traffic signals at Route 63/Route 64 and Route 63/Woodside Avenue intersections will be 
replaced to accommodate the proposed approaches at these intersections. 

• Construct a new roadway (Chase Parkway Extension) to connect Chase Parkway with Route 63 
at the intersection of Woodside Avenue:  Chase Parkway Extension will consist of one lane in 
each direction.  A new traffic signal will be installed at the intersection of Chase Parkway 
Extension and Route 64.  A multi-use trail is proposed on the westerly side of the roadway which 
will connect to the Middlebury Greenway.  It is also proposed to construct a new commuter lot at 
the southeast corner of the Route 63/Woodside Avenue/Chase Parkway Extension intersection. 

• Widen the I-84 Westbound Interchange 17 off-ramp to Chase Parkway from one lane to two 
lanes:  An exclusive left turn lane onto Chase Parkway Extension will be provided at this new 
signalized intersection. 

 
There are right-of-way impacts associated with the proposed improvements.  It is anticipated that two (2) 
total acquisitions and approximately thirteen (13) partial acquisitions with numerous 
permanent/temporary easements and temporary rights for construction will be required. 

 
Google 

 

SITE DESCRIPTION:  The site consists of three adjacent parcels of land totaling 4.85 acres (211,266 
square feet) with 1,227.66 feet of frontage on Straits Turnpike and additional frontage on Old Waterbury 
Road and Old Middlebury Road. The site is subject to a 110-foot and 25-foot power line easement as well 
as an easement to the state for discharge of surface water. Site improvements include a gravel driveway, 
lawns and retaining walls. 
 
The site is improved with a single-family dwelling containing 960 square feet constructed in 1964.  
 
The Middlebury portion of the subject is located in the Arterial Commercial (CA-40) zone and the 
Waterbury land is located in the Commercial Office Zone. Minimum site requirements are as 
follows:  
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EXTRAORDINARY ASSUMPTIONS: None. 
 
HYPOTHETICAL CONDITIONS:  
 
The methodology used in this report is a Standard State appraisal format in the form of a before 
and after valuation appraisal used for 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 proposed in the 
Department of Transportation construction plans, on the day after the “as of” date.  
 
VALUATION:  The DOT appraisal was completed June 16, 2021 by independent Appraiser Walter 
Kloss.   
 
Land Valuation: Based on the sales comparison approach, the appraiser considered the following three 
sales (2021) of similarly zoned land and similar highest and best use: 
 

  
 
After adjusting for Transactional, Locational and Physical characteristics, the Appraiser concluded that 
the fair market value of the subject land was $5.00/sf, calculated as follows:  
 

Item Calculation Value 
Land Valuation 211,266 sf x $5.00/sf $1,056,330 
 Rounded $1,056,000 
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Staff inquired with DOT regarding the following:  
 
1. Please provide a copy of the Grantor’s appraisal (Kane) utilized in the Department’s justification of 

this Administrative Settlement.  
DOT Response: Provided on 7-25-2022. 
Staff Response:  Staff reviewed the appraisal. It provided a well-reasoned highest and best use as 
medical/office development for up to 42,560. This was beyond what information the Grantor had 
previously submitted to local land use for an initial screening of a potential development in 2017. 
The added building area was reasonably concluded that land within the right-of-way could be 
utilized for parking and thus, it was reasoned, the site could support more building area. A 
secondary use as a c-store/gas facility was also reasoned as a probable use.  
 
The primary difference in the two appraisal’s is that the Grantor’s appraiser utilized a unit of 
comparison relative to the sale price per approved building area, concluding $45/sf of approved 
building area (potential), or $1.9MM.  
 
In reviewing the DOT appraisal, research was completed to determine the price range utilizing the 
same unit of comparison - the sale price per approved building area:  
• 1685 Straits Tnpk - $1,225,000 / 42,000 sf medical = $29/sf of approved GBA;  
• 1680 Straits Tnpk - $1,320,000 / 4,464 sf c-store/gas = $296/sf of approved GBA; and 
• 1628 Straits Tnpk - $2,260,000 / 30,861 sf auto dealer = $73/sf of approved GBA.  

 
Both appraisers utilized 1685 Straits Tnpk. However the Grantor’s appraiser utilized comparable 
sales for development with office uses whereas the DOT appraiser utilized similarly-zoned land in 
Middlebury, but with different commercial uses.  
 
After reviewing both appraisals, both Appraisers supported their conclusion with market-based 
data. And, the Grantor’s appraiser provides sufficient data to indicate a higher value may be 
concluded.  

  
RECOMMENDATION:  Board approval of damages in the amount of $1,350,000 is recommended 
given the conclusions provided in both the DOT and the Grantor’s appraisals, providing sufficient 
additional data, that indicates a higher value may be concluded. 

 



Minutes of Meeting, August 8, 2022 
Page 6 
 

 
 

 
 
5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS 

 
6. ARCHITECT-ENGINEER – NEW BUSINESS 

 
7. OTHER BUSINESS 

 
8. VOTES ON PRB FILE:   

 
PRB FILE #22-116 – Mr. Berger moved and Mr. Valengavich seconded a motion to approve PRB FILE 
#22-116. The motion passed unanimously. 

 
9. NEXT MEETING – Thursday, August 11, 2022. 

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