
STATE PROPERTIES REVIEW BOARD 
  

Minutes of Meeting Held On May 25, 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 May 25, 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 May 22, 
2023 Meeting. The motion passed unanimously.   
 

2. COMMUNICATIONS  
 
Director Desai and Mr. Berger provided an update with respect to proposed Legislation that may 
impact the Board. 

 
3. REAL ESTATE- UNFINISHED BUSINESS  

 
4. REAL ESTATE – NEW BUSINESS 

mailto:dimple.desai@ct.gov
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PRB # 23-071 
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
DOT Project #: 060-160-001 
Grantor: K Brothers, LLC 
Property:  Haddam, Saybrook Rd (1598) 
Project Purpose: Modern Roundabouts at Route 82 and Route 154 
Item Purpose:  Voucher  

 
DAMAGES: $12,500 
 
PROJECT BACKGROUND  
 
This project is located in the Town of Haddam at the northern and southern intersections of Route 
82 and Route 154, and includes the overlapping section of Route 82 and 154 between these two 
intersections. The northern intersection is located at Route 82 (Bridge Road) and Route 154 
(Saybrook Road), and the southern intersection is located at Route 82 (Route 9 Connector) and 
Route 154 (Saybrook Road). 
 
The purpose of this project is to reduce congestion while improving vehicular, bicyclist, and 
pedestrian safety within the corridor. This project proposes to replace both existing T-type 
intersections with single-lane modern roundabouts. In addition, Bridge No. 00622, Saybrook Road 
over Clark Creek, will be replaced as part of this project.  

 

 
 

SITE DESCRIPTION:   
 
The subject property consists of a 0.91 acre (39,720 sf) corner lot with 200.05’ feet on the 
northerly side of Saybrook Rd and 197.17 feet of frontage on the north side of Bridge Road. The 
topography slopes upward west to east. There are no inland wetlands soils and the site is not 
within a flood zone. A 2019 CT DOT traffic survey reports that approximately 4,400 
vehicles pass the subject property daily on Saybrook Road. The same DOT traffic survey 
reports that 10,000 vehicles pass daily at the Saybrook Road/Bridge R oa d intersection, 
which is directly in front of the subject property. 
 
The site is improved with an asphalt-paved parking area striped for 12 cars, a convenience 
store (2,280 sf) , a retail bank building (1,182 sf) , four underground fuel storage tanks, 
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monitoring wells and equipment, fencing, landscape beds, concrete pads, walks, signage, 
utility connections and a septic system.  
 
The subject property is located within the Tylerville Village District zone and is conforming 
regarding use.  
 

 
Courtesy: Google Maps 

 
Highest and Best Use – As Vacant: Retail and residential rental development.  
 
Highest and Best Use – As Improved: Continued commercial use.  
 
VALUATION:  The DOT appraisal was completed June 11, 2022 by independent Appraiser 
Barbara J. Pape.   
 
The Appraisal is subject to the following Extraordinary Assumptions and Hypothetical Conditions.  
 
Extraordinary Assumptions: None 
 
Hypothetical Conditions: The methodology used in this report is a standard State format 
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 State’s project. No other conditions are necessary to arrive at a value.  
 
Before Valuation  
 
Based on the sales comparison approach, the Appraiser considered four commercially-zoned 
comparable sales in Haddam (2018-2022). Two of the sales are located on Bridge Road, just east 
of the subject property.  
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After adjusting for transactional, locational and physical characteristics the appraiser concluded 
the fair market value of the subject land was $10.10/square foot x 39,720 SF = $401,172, rounded 
to $400,000. 
 
The Appraiser estimated the value of the impacted site improvements – two evergreen trees and 
roughly twelve plants and mulch – had a contributory value of $7,500. 
 
Building Valuation:  
 
Income Capitalization Approach: The Appraiser analyzed rentals of convenience stores with 
gasoline sales as well as commercial space for retail bank branches in the greater market area 
(Middlesex County). 
 
After fully supporting market-based vacancy, operating expenses and capitalization rate, the 
Appraiser estimated Net Operating Income and Market Value as follows:  
 

  
 

 
Sales Comparison Approach: The Appraiser considered four comparable sales in the greater 



Minutes of Meeting, May 25, 2023 
Page 5 
 
 

market area (2021-2022). Two of the sales are located in Haddam (#1 on same street), with the 
others located in Clinton and Old Saybrook.  

 
 

After adjusting for transactional, locational and physical characteristics the appraiser concluded 
the fair market value of the subject building was $378.50/square foot. The value of the buildings, 
before the taking, is then 3,462 sq.ft. x $378.50/sq.ft. = $1,310,367, rounded to $1,310,000. 
 
Reconciliation and Value Conclusion - Before 
 

Approach Opinion of Market Value 
Sales Comparison Approach – Land $400,000 
Sales Comparison Approach $1,310,000 
Income Capitalization Approach  $1,310,000 
Conclusion of Market Value  $1,310,000 

 
 
The Taking: DOT will acquire the following:  
 
1. Taking area in fee simple of 487± SF acquired;  
2. A right to grade, construct bituminous driveway, install bituminous concrete lip curbing 

and install catch basin and R.C. Pipe acquired over an area of 2,724± SF;  
3. A right to install sedimentation control system acquired over an area of 28± LF; and 
4. A right to restripe parking spaces acquired.  
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After Valuation:  
 
Based on the sales comparison approach, the Appraiser considered the same four sales of land as 
in the Before Valuation and after adjusting for transactional, locational and physical characteristics 
concluded the fair market value of the subject land was unchanged at $10.10/SF x 39,233 sq.ft. = 
$396,253, rounded to $395,000. 
 
After Building Valuation  
 
 
Income Capitalization Approach: The appraiser considered the same rentals of convenience stores 
with gasoline sales as well as commercial space for retail bank branches in the greater market area 
(Middlesex County). 
 
After fully supporting market-based vacancy, operating expenses and capitalization rate, the 
Appraiser estimated Net Operating Income and Market Value was unchanged at $1,310,000.  
 
 
Sales Comparison Approach: The Appraiser considered the same four comparable sales in the 
greater market area (2021-2022) and after adjusting for transaction, locational and physical 
characteristics concluded the Market Value was unchanged at $1,310,000.  
 
Reconciliation and Value Conclusion - After 
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Approach Opinion of Market Value 
Sales Comparison Approach – Land $395,000 
Sales Comparison Approach $1,310,000 
Income Capitalization Approach  $1,310,000 
Conclusion of Market Value  $1,310,000 

 
Calculation of Permanent Damages 
 

Item Value 
Before Valuation $1,310,000 
After Valuation $1,310,000 
Difference:  $0 
Less:   
Loss of Land $5,000 
Loss of Site Improvements $7,500 

Total Permanent Damages $12,500 
 
 
RECOMMENDATION:  Board approval of damages in the amount of $12,500 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 appraisal report. 
 
 

PRB # 23-077 
Transaction/Contract Type: RE / Amendment 
Origin/Client: DOT / DOT 
DOT Project #: 3.17.01(23) f/k/a 301-0060 
Parties: Town of Fairfield & May Fairfield CT, LLC 
Property:  Fairfield, Ash Creek Blvd (160, 219 & 300) 
Project Purpose: Fairfield Commerce Drive Train Station Agreement 
Item Purpose:  Amendment to Agreement 

 
Project Background 
 
At the State Properties Review Board meeting held on April 24, 2003, the Board approved a 
Purchase and Sale Agreement for the State to partner with the Town of Fairfield and Black Rock 
Realty, LLC to develop a transit-oriented development project at this 35.5 acre site. The 
Agreement was approved by the AG on May 1, 2003.  
 
The three Parties to the original Agreement were required to make certain improvements toward 
the completion of the Project, including the following:  
 
1. State of Connecticut DOT Contribution:  

 
a) Construction of a vehicular and pedestrian bridge adequate to handle the traffic generated 

by the Project over rail lines at Frank Street and Timko Street (the “Bridge’);  
b) Construct train platforms on both sides of the rail lines, including canopies, signage and 

platform amenities; 
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c) Construct stairways and elevators to the Bridge;  
d) Relocate United Illuminating transmission towers and Metro North catenaries;  
e) Construct roadway improvements associated with the above; and  
f) Provide all design work and acquire all rights of way with the above.   

 
It is noted that all of the State DOT’s contribution to this Project have been completed. 

 
2. Town of Fairfield Contribution:  

 
a) Acquire land from Developer ($3,750,000), construct a 1,500 car, paved, lighted and 

striped surface parking lot (“Surface Parking”) and subsequently convey to State of 
Connecticut; 

b) Lease approximately 1.49 acres of land from Developer for the Commuter Waiting Area 
Land (“CWAL”) for $99/entire term,  expiring on 99th year from when train station 
opens, and subsequently assign to State of Connecticut; 

c) Construction of certain Intersection Improvements to Kings Highway East, Black Rock 
Turnpike, Kings Highway Cutoff, Kings Highway, Fairfield Drive, additional 
improvements to Commerce Drive under DOT Project No. #50-188, and select local 
roadways as defined within the Agreement;  

d) Provide all design work and acquire all rights of way with the above, as well as with the 
Parking Land as described in Section 5.1(a) of the Agreement and to the Commuter 
Waiting Area Land as described in Section 5.1(d) of the Agreement.   
 
It is noted that all of the Town of Fairfield’s contribution to this Project have been 
completed. 

 
3. Black Rock Realty, LLC Contribution:  

 
a) Demolition and removal of certain improvements as described in Section 5.3 of the 

Agreement to the Parking Land to permit the Town to construct the Surface Parking;  
b) Construction of a divided access road through the Public Project Area, with appropriate 

driveways and intersections from the Bridge to Black Rock Turnpike (“Road”) over land 
to be acquired by the Town of Fairfield (at Fairfield’s expense), as described in Section 
4.4(d) of the Agreement;  

e) Remediation with respect to the Road Land as described in Section 5.1(b) of the 
Agreement and to the Commuter Waiting Area Land as described in Section 5.1(d) of the 
Agreement.  

f) Construction of the Commuter Waiting Area above CWAL;  
g) Construction of the Train Depot;  
h) Provide all design work for all above described work; 
i) Post Train Depot and Excess Remediation Expense Letter of Credit as described in 

Section 5.4 of the Agreement (this requirement is deleted as part of the Amendment 
under this Proposal); and 

j) Post all other letters of credit or performance bonds as required by the Agreement. 
 
It is noted that most of Black Rock Realty’s contribution to this Project have been 
completed. All that remains is construction of the Commuter Waiting Area and Train 
Depot.  
 
On July 7, 2022, Black Rock Realty, LLC conveyed their interest in this property (160 & 
219 Ash Creek Blvd) to May Fairfield CT, LLC for $27,000,000 (SP WD 6333/288).  

 
• 160 Ash Creek Blvd is a 1.58 acre parcel known as CWAL, to be developed with the 

Commuter Waiting Area.  
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• 219 Ash Creek Blvd is 23± parcel with full approvals for a transit-oriented development 
identified as The Crossings at Fairfield Metro.  
 

 
Courtesy: https://nerej.com/accurate-completes-acquisition-of-

the-crossings-at-fairfield-metro-development 
 

 
Under this Proposal (PRB #23-077), DOT seeks SPRB approval for an Amendment to Agreement 
to establish May Fairfield CT, LLC as a party to the Agreement and remove Black Rock Realty, 
LLC and to make changes to the original Agreement, as follows:   
 
 
1. Concourse Building Project. Developer shall construct the Concourse Building Project. Accordingly 
certain sections of the Original Tri-Party Agreement are amended as follows, to permit Developer to perform, 
as the original time periods for performance by Original Developer have lapsed: 
 
A. The term “Commuter Waiting Area” as used in the Original Tri-Party Agreement is hereby 

deleted and replaced with the “Concourse Building Project” as used in this Amendment. The 
Concourse Building Project includes the Train Depot. 

 
B. Section 3.1(b)(ii) of the Original Tri-Party Agreement is hereby deleted and replaced with: “In the 

event the Concourse Building Project is not Substantially Complete within five (5) years from the date 
of the last Approval (the “Completion Date”) Developer obtains for the Concourse Building 
Project, Developer or its assignee shall, within sixty (60) days from the Completion Date, transfer 
to Conn DOT the Commuter Waiting Area Land and all improvements thereon, by limited warranty 
deed for $1.00 dollar; provided, however, that if Developer posts a performance and payment 
bond prior to Completion Date guarantying the prompt construction and completion of the 
Concourse Building Project in a form and by a date, both reasonably acceptable to Conn DOT and 
the Town, Developer shall not be obligated to make such conveyance.” 
 

C. The CWA Expiration Date, as set forth in Section 3.1(b)(iii), shall mean December 31, 2060. 
 

D. The phrase “shall transfer to the Town the Commuter Waiting Area Land, and any improvements 
thereon, by limited warranty deed for $1.00” contained within Section 3.1(b)(iii) of the Original 
Tri-Party Agreement is hereby deleted and replaced with: “shall transfer to Conn DOT the Commuter 
Waiting Area Land, and that portion of the Concourse Building Project consisting of the Train 
Depot only, by limited warranty deed for $1.00.” 
 

E. Sections 4.4(a)-(c) of the Original Tri-Party Agreement is hereby deleted in its entirety and replaced 
with the following: 
 
“4.4 The Developer Improvements. 

 
(a)Subject to obtaining the Approvals (as hereafter defined), Developer, in accordance with the 
schedule annexed hereto as Exhibit A (the “Schedule”), shall construct and install the Concourse 
Building Project. Developer shall promptly seek and diligently pursue all required or appropriate 
approvals and permits from Federal, State and local authorities in final and unappealable form 
(the “Approvals”), including but not limited to those outlined on Exhibit B annexed hereto, and 
shall follow required applicable or appropriate procedures in doing so. 
 

https://nerej.com/accurate-completes-acquisition-of-the-crossings-at-fairfield-metro-development
https://nerej.com/accurate-completes-acquisition-of-the-crossings-at-fairfield-metro-development
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(b)The Concourse Building Project, which shall consist of a mixed-use commercial building that 
may contain the improvements outlined on Exhibit C annexed hereto. The Concourse Building 
Project shall be constructed on the Surface Parking Area and shall connect to the train 
platform. The Concourse Building Project shall contain commercial and/or retail space and 
shall include parking areas sufficient to accommodate the 148 public parking spaces leased by 
Conn DOT pursuant to the CWA Land Lease. The Concourse Building Project shall also 
contain the Train Depot as outlined in Section 5.6. 
 
(c) Developer shall design and construct the Concourse Building Project in compliance with 
Federal, State and local building codes and the Americans with Disabilities Act of 1990, 
including those legal requirements set forth on Exhibit D annexed hereto.” 
 
F.    Section 5.4 of the Original Tri-Party Agreement is hereby deleted in its entirety and any 
references to Section 5.4, including the “Train Depot and Excess Environmental Expense Letter 
of Credit” in the Original Tri-Party Agreement are deleted in their entirety. 

 
2. Train Depot. Section 5.6 of the of the Original Tri-Party Agreement is hereby deleted in its entirety 
and replaced with the following: 
 
“5.6  Train Depot. 
 

(a) Specifications. A public train depot waiting area of at least two thousand (2000) square feet (the 
“Train Depot”) shall be constructed as part of the Concourse Building Project, unless Conn DOT 
provides written notice to Developer that a Train Depot is not required. The Train Depot shall be 
constructed simultaneously with the other elements of the Concourse Building Project, in 
accordance with the Schedule and the specifications set forth in Exhibit I of the Original Tri-
Party Agreement. Approximately 500 square feet of the Train Depot shall be designated and 
designed for the use of Town police and emergency services. 
 

(b) Lease. Upon Substantial Completion of the Train Depot, if constructed, Developer shall lease 
to Conn DOT the Train Depot for a period expiring simultaneously with the CWA Land Lease 
and in accordance with the terms and conditions of the CWA Land Lease. Pursuant to the CWA Land 
Lease, Conn DOT shall be permitted to sublease or other permit the Town to use the 500 square 
foot public safety area. To the extent required, upon Substantial Completion of the Train Depot 
the Parties shall enter into an amendment to the CWA Land Lease memorializing the terms set 
forth herein.” 

 
The original Agreement is also amended to reflect updated statutory language outlined in Exhibit 
D of the amended Agreement. 
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Note: Yellow arrow points in general direction of future Concourse Building Project to include 
Train Depot.  The Concourse Building Project is described in the amended Agreement as follows:  

 
 
Note: Red arrow points in general direction of future The Crossings at Fairfield Metro as follows:  
 
The Crossings at Fairfield Metro- Renderings courtesy of: 
http://www.sullivanarchitecturalgroup.com/fairfield-metro?lightbox=dataItem-kg8215jj5 
 

 
 
RECOMMENDATION:  Staff recommends that the Board approve the Amendment to 
Agreement for the following reasons:  
 

1) The amended Agreement is required as May Fairfield CT, LLC acquired the property and 
interests in the property from Black Rock Realty, LLC in July 2022;   

2) The amended Agreement permits May Fairfield CT, LLC to complete improvements within 
the transit-oriented development – now identified as the Concourse Building Project, 
including Train Depot – as contemplated in the original Agreement;  

3) The amended Agreement provides an extension to complete the Concourse Building Project, 
including Train Depot, but also includes specific timelines for May Fairfield CT, LLC to 
perform; and  

4) The amended Agreement now contemplates a future conveyance of the Commuter Waiting 
Area Land, and that portion of the Concourse Building Project consisting of the Train 
Depot only to the DOT, by limited warranty deed for $1.00. 

   
Mr. Valengavich moved and Mr. Halpert seconded a motion to go out of Open Session and into 
Executive Session at 10:18. The motion passed unanimously.  
 

EXECUTIVE SESSION 
 

PRB #: 23-091-A 
Transaction/Contract Type: AG / PDR 
Origin/Client: DoAG/DoAG 
 

Statutory Disclosure Exemptions:  1-200(6) & 1-210(b)(7)  

http://www.sullivanarchitecturalgroup.com/fairfield-metro?lightbox=dataItem-kg8215jj5
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Mr. Valengavich moved and Mr. Halpert seconded a motion to go out of Executive Session and 
into Open Session at 10:34.  The motion passed unanimously.   

 
OPEN SESSION 

 
 
5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS 
 
6. ARCHITECT-ENGINEER – NEW BUSINESS 
 
7. OTHER BUSINESS 

 
8. VOTES ON PRB FILE:   
 

PRB FILE #23-071 – Mr. Valengavich moved and Mr. Halpert seconded a motion to approve PRB 
FILE #23-071. The motion passed unanimously. 
 
PRB FILE #23-077 – Mr. Halpert moved and Mr. Valengavich seconded a motion to approve PRB 
FILE #23-077. The motion passed unanimously. 
 
PRB FILE #23-091-A – Mr. Valengavich moved and Mr. Halpert seconded a motion to suspend 
PRB FILE #23-091-A. The motion passed unanimously. 

 
9. NEXT MEETING – Tuesday, May 30, 2023 – will be held solely by means of electronic 

equipment. 
 

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