STATE PROPERTIES REVIEW BOARD

Minutes of Meeting Held On March 28, 2019
450 Columbus Boulevard, Hartford, Connecticut

The State Properties Review Board held a Regular Meeting on March 28, 2019 in Suite 2035, 450
Columbus Boulevard, Hartford, Connecticut.

Members Present:

Edwin S, Greenberg, Chairman
Bruce Josephy, Vice Chairman
John P. Valengavich, Secretary
Jack Halpert

Members Absent:

Staff Present:

Dimple Desai

Thomas Jerram

Guests Present

Shane Mallory, Administrator DAS Leasing & Property Transfer (9:54-11:22a.m.)
Thomas Pysh, Property Agent 2, DAS Leasing & Property Transfer (9:54-11:22a.m.)

Chairman Greenberg called the meeting to order.

Mr. Valengavich moved and Mr. Halpert seconded a motion to enter into Open Session. The motion
passed unanimously.

OPEN SESSION

1. ACCEPTANCE OF MINUTES: March 26, 2019 and March 27, 2019.

Mr. Valengavich moved and Mr. Halpert seconded a motion to accept the minutes of the March 26,
2019 and March 27, 2019 meetings. The motion passed unanimously.

2. COMMUNICATIONS
Director Desai informed Board Members of a communication from DAS Leasing regarding the notice
- to the Lessor of 55 Elm Street, Hartford, that the state will be terminating its L.ease as of march 31,
2020.

3. RFEAL ESTATE- UNFINISHED BUSINESS

PRB # 19-016

Transaction/Contract Type: RE —Voucher

Origin/Client: DOT/DOT

Project Number: 33-8001-16

Grantee: Robert & Mary Cieri

Property: Cromwell, Ryan CT (2)

Project Purpose: Reconstruction of Coles Rd from Route 9 to Route 3
Item Purpose: Voucher

DAMAGES: $37,000.00

UPDATE: March 26,2019




On March 14, 2019, DOT provided a response to the Board’s suspension from their in-house
appraiser (see aftached).

The Board had approved a file under PRB #18-163 for the same project where DOT appraiser had
established the initial value at $1,000. However, the owner rejected that offer and DOT established
a revised value based on the actual cost of planting the trees and second equivalent form of
screening. This price was negotiated. DOT did not follow the same evaluation procedure for this
proposal.

RECOMMENDATION: Staff recommends REJECTION and require that DOT re-negatiate the
payment after establishing a base line for cost to replant the trees within the easement area,

UPDATE: February 21,2019

At its meeting held on February 14, 2019 the State Properties Review Board voted to suspend this
item pending but not limited to the following reasons:

e ' Why a “Cost to Cure” was excluded from analysis in light of the Total Severance ($35,600)
¥ The appraiser excluded a cost to cure in his analysis due to the fact the acquisition will
remove 100+ linear feet of fully mature, 10+ high arborvitae which cannot be replaced.
Additionally, a zoning variance permit from the town of Cromwell would be required in
order to replace the trees with fencing along the perimeter.

% Staff further discussed this with DOT regarding the Cost-to-Cure as a test of
reasonableness with the DOT Appraiser’s adjustment for a diminished view amenity
due to the taking. It was noted that an earlier Estimate of Compensation was completed
by the DOT Acquisition division that valued the taking at $9,900 which was rejected
by the owner due to loss of privacy provided by the mature arborvitae,

o Please show where the town’s right of way is on Coles Road
» DOT provided a map highlighting the town’s right of way.
o Clarify if these trees are within the Town’s right of way
» The DOT surveyor stated that the arborvitae are not located within the town right of way.

Staff inquired if DOT had investigated relocating the mature atborvitae away from the easement
area. DOT responded that based on prior projects there is a failure rate associated with tree
relocation and rather than require confractors to revisit the site to replace dead trees it is more
efficient to compensate the owners for the loss of the trees. Furthermore, the location of a pipe
fence and subterrancan electronic dog fence were located in the area immediately adjacent to the
easement area and would require relocation of the fencing and there is an unknown expense for
relocating the fencing. And finally, DOT discussed an issue for sight lines at the intersection with
town policy requiring a 25-setback from the road.

Staff reiterated their concerns to DOT regarding the appraiser’s adjustment for the diminished view
amenity — responding to the owner’s concern of the loss of mature arborvitae and privacy for
second floor bedroom window. Staff acknowledge that the mature arborvitae do provide screening
to west-bound traffic on Coles Road, there is no privacy afforded the dwelling to east-bound traffic.
Stafl also reiterated concern regarding lack of support for the appraiser’s adjustment for the
diminished view amenity utilized in the appraisal.

RECOMMENDATION: Staff recommends SUSPENSION and require that DOT re-negotiate the
payment after establishing a base line for cost to replant the frees within the easement area.




February 14. 2019 Memo

DOT PROJECT: The town of Cromwell will perform minor widening, drainage improvements,
pavement rehabilitation and sidewalk installation on Coles Road from Shunpike to the Route 9
underpass. Based upon a preliminary assessment, the construction cost will be approximately
$2,349,880. The Federal Highway Administration and State of Connecticut will provide 100% of
the construction cost with the Town providing funding for design.

The Department is involved with this local road improvement project as it is part of the state’s
Local Transportation Capital Improvement Program (LOTCIP). This program provides State funds
to urbanized area municipal governments in lieu of Federal funds otherwise available through
Federal transportation legislation. LOTCIP is provided for in Section 74 of Public ACT 13-239.
The LOTCIP program is established with substantially fewer constraints and requirements than
currently exist when using Federal Title 23 USC funds, The host municipality must request DOT’s
assistance with Rights of Way acquisitions.

Subject Property Description, Before the Taking: The subject property consists of a 0.57 acre
corner fot with 122.8+ feet of frontage on the westerly side of Ryan Court and an additional
183.05+ feet of frontage on the northerly side of Coles Road. The site is improved with a 2,386
square foot, colonial-style dwelling with 7 rooms, 3 bedrooms and 2 full baths and 2 half-baths, The
dwelling was constructed in 2000,

The Taking: DOT will acquire the following: #1. A 232+ SF parcel of land; and #2. A right
to install temporary sedimentation control system over an area of 190+ LF,

One hundred fifty-five feet of mature arborvitaes will be removed from the site due to the
installation of the Right to Install Sedimentation Control System. The DOT Appraiser noted the
arborvitae cannot be replaced as a zoning variance likely will not be approved. The DOT Appraiser
opines the loss of arborvitae will diminish the “view amenity” of the property, and adjusted
accordingly in the “After” valuation.

Valuation: A Uniform Residential Appraisal Report (Form 1004) was done by DOT Abpraiser
Michael Aletta, as of 10/09/2018. Based on the sales data comparison approach, the appraiser
concluded that the fair market value of the entire property (dwelling and land) was $435,000
($182.31/5f).

Item , Damages

Market Value — Before the Taking; $435,000
Market Value — After the Taking: $398.,000
Total Damages: $37,600
DOT Estimate of Value of Land - partial take $1,400
DOT Estimate of Damages due to Severance $35,400

Staff had the following inquiries regarding this proposal:

¢ Why a “Cost to Cure” was excluded from analysis in light of the Total Severance ($35,600)
s  Please show where the town’s right of way is on Coles Road
e Clarify if these trees are within the Town’s right of way

RECOMMENDATION: Staff recommend SUSPENSION uniil writien responses are received
regarding staff inquiries.
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REAL ESTATE — NEW BUSINESS

PRB #
Transaction/Contract Type:
Origin/Client:
DOT Project #
Grantor:
Property:
Project Purpose:
Item Purpose: .

19-065

RE -- Sale by Public Bid
BOT/DOT

102-115-1408

Route 7 and Maple, L1.C
Norwalk, Maple St @ Route 7
Sale by Public Bid

Quit Claim Deed




Description — This DOT sale consists of an 8,437 sq.ft. (0.1937 acre) residentially zoned lot,
determined to be excess property, with 79 feet of frontage on the northerly side of Maple Street, 71
feet of frontage on the west side of Berkeley Street and 28 feet on the southerly side of Lynes Place.
There is 164 feet of non-access frontage on Fthan Allen Highway (Rt 6) and the Norwalk River
Valley Trail utilizes the state ROW for their trail. It is the remnant of an original, 0.35 acre
acquisition (3), acquired in 1965-1967, for a total of $77,500, for the construction of Ethan Allen
Highway.

The site is generally level and cleared, primarily seeded lawn, but the northerly portion, adjacent to
the two family dwelling located at 14 Lynes Place. It is located in the AAA Residential Zone, with
a 43,560 sf minimum lot size, with 150 width requirement. Public ufilities include electric, natural
gas, sewer and water, The land is pre-existing non-conforming regarding zoning requirements.
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Valuation — A ‘Before and After’ appraisal was completed by DOT Staff Appraiser Thomas L. Fox
as of June 12, 2018. His analysis concluded assemblage to the northerly sole abutter as the highest
and best use (2-family dwelling). '

The table below shows the analysis of three comparable sales.
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The unadjusted sale price was $440,000, $495,000 and $500,000. After adjusting for location, land
area, living area and zoning, among others, the sales indicated a value range of $422,100, $471,700
and $443,800. He concluded $450,000,




Minutes of March 28, 2019

Appraiser Fox then provided three land sales to estimate the market value of the underlying land of
the northerly abutter and the DOT parcel.

He concluded the market value of the northerly abutter at $25.50/sf x 4,320 sq.fi. = $110,160,
rounded to $110,000.

He concluded the marlket value of the DOT parcel at $11.55/sf x 8,437 sq.ft. = $97,500. This value
is utilized in the After Valuation to support the *Site’ size line item adjustment.

After Appraisal
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In the After Appraisal, the same three sales are considered in the analysis, the difference is the
‘Site” size adjustment of “+$97,500” to each comparable. All other adjustments are identical to the
Before Appraisal. In the After, the sales indicated a value range of $569,600, $612,200 and
$591,300. He concluded $575,000.

Market Value

"Before" $450,000
"After" $575,000
Release Value $125,000

Based on the DOT Appraisers Release Value, there is a $27,500 benefit to the northerly abutter as a
result of the assemblage of the DOT parcel ($125,000 - $97,500 = $27,500).

Public Bid & Negotiations — The public bid was held 9/12/2018 with an asking price of $145,000.
No bids were received. One week later, on 9/19/18, a bid was submitted by Belpointe Development,
LLC in the amount of $161,000, which was accepted by DOT. It should be noted Belpointe is
related to the entity that developed the mixed use retail/apartment complex across the street named
The Berkeley at Waypointe. Belpointe requested to take title to the property in the name of Route 7
and Maple, LLC.

Recommendation — Staff recommends Board approval of the sale of the residentially-zoned
parcel 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.
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2. The 8,437 sq.ft. non-conforming lot is selling $161,000, or $19.08/sf of land area. The sale
price represents 128.8% of the appraised value.

View, looking northerly. Grantee is related to the developer of luxury apartment complex in right of
nhoto,

View looking southerly with paved parking located on the DOT land.

PRB # 19-066

Transaction/Confract Type:  RE - Voucher

Origin/Client: DOT/DOT

DOT Project #: 044-154-001

Grantor: Town of East Lyme

Property: East Lyme, Main Street (16 & 22)

Project Purpose: Construction ~ Easements (2) for  painting and
equipment/materials storage

Item Purpose: Voucher

DAMAGES: $50,806.00
DOT PROJECT:

The Department of Transportation (Department) will conduct a Public Information Meeting concerning
the proposed rehabilitation of Bridge No. 06026, Route 156 over Niantic River in the town of East Lyme.
The purpose of the project is to rehabilitate the bridge structure and its architectural, mechanical and
electrical components; which include replacement of the wearing surface on the bridge deck, removal and
replacement of bridge joints, repainting the superstructure, upgrades to the operator’s control house and
repairs to the vertical sheeting of the fender system around the main pier. Some of the mechanical and
electrical system components are obsolete with replacement parts unavailable and need to be replaced.
This project will provide a 25 to 30 year service life of the bridge. Right-of-way impacts associated with
the proposed project are andicipated.
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Construction is anticipated to begin in spring 2020 based on the availability of funding, The estimated
construction cost for this project is approximately $15 million. This project is anticipated to be
undertaken with 80 percent Federal funds and 20 percent State funds (from DOT).

Subject Property Description, Before the Taking: The subject property consists of four contiguous
parcels containing a total of 3.03 acres at the terminus of Main Street. The site is improved with a 106-
car, asphalt-paved municipal parking lot and four fishing vessel docks.

The Taking: DOT will acquire two Construction Easements as follows:

Construction Easement No. 1 for the purpose of the erection of painting containment
during rehabilitation of Bridge No. 06026 Route 156 over the Niantic River —
Easement Area = 3,554+ sq.ft. '

Construction Easement No. 2 for the purpose of the storage of materials and/or
equipment during the rehabilitation of Bridge No. 06026 Route 156 over the Niantic
River — Fasement Area = 6,754+ sq.1t.

The impact of the two easements is as follows:

1.

Construction Easement No. 1: The loss of utilizing six parking spaces during the 2-
year construction and the estimated average loss of revenue ($336.54/space) to the
Town of East Lyme.

Construction Easement No. 2:The loss of utilizing 24 parking spaces and one dock
space during the 2-year construction and the estimated average loss of revenue
($336.54/space & $3,600/season) to the Town of East Lyme.

Construction Easement No. 1: The DOT Appraiser states 8 parking spaces outside
Easement Area No.l, on land owned by Amtrak, are impacted by Construction
Easement No. 1.
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|. Casement Area #2. Property of Amtrak.

Valuation: The DOT appraisal completed 11/8/18 by Kenneth N. Golgberg concluded the
following:
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ftem Calcuiation Damages
Construction Easement #1 | 3,554+ SF @ $11.85/SFx 8% x 2 yis $6,738.38
Construction Easement #2 | 6,754+ SF @ $11.85/SF x 8% x 2 yrs $12,805.58
Loss of Parking Revenue

{Present Value)

Revenue for 38 spaces X $336.54 Avg. Revenue/Space (per Town)

Year #1: [ $12,788.52
PV @ 8% - Year #2: | $11,599.56

Lass of Dock Revenue
{Present Value) .
Revenue for 1 dock space [ X $3,600 Revenue/Year (per Town)
Year #1: | §3,600.00
PV (@ 8% - Year #2: | $3,265.31
Total Damages | $50,797.35
Rounded: | $50,800

Within the DOT Appraiser’s estimate of Total Damages includes revenue to 8 parking spaces
outside the easement area on land owned by Amtrak. The Damages on Amtrak-owned land are
calculated as follows: :

Loss of Parking Revenue
{Present Value)

Revenue for 8 spaces X $336.54 Avg. Revenue/Space (per Town)

Year #1: | $2,692.32

PV @ 8% - Year #2; | $§2,442.01

Total; | $5,134.33

Staff had requested the following clarifications from DOT regarding this proposed Release:

#1. The appraiser states that there are 30 parking spaces and 8 unmarked spaces in the gravel area
(38 total) within the construction easement area. On the attached map I can only identify 30. Can
you have the appraiser or property agent clarify where the additional spaces are?

¢ DOT provided the map identifying the 8 spaces outside the easement areas on land owned by

Amtrak.

#2. Please clarity how DOT can compensate the Town for loss of parking revenue derived from the
eight (8) parking spaces outside of Construction Easement Area No. 1, located on land owned by
Amtrak, and not referenced in the actual easement language.

L ]

The parking spaces, while mostly on Amtrak property, cross the property line. As the construction
easement goes all the way to the property line, we are technically impacting at least some portion,
albeit small, of the parking spaces within the boundaries of the subject property.

The property boundary lines and pavement markings, as depicted on the map, conform to class D
rather than A-2 survey standards. This means that the parking space stiping could actually be a little
more or a little fess on the subject property. Our appraisers are aware of these survey standards and
typically give the benefit of the doubt to the property owner.

The parking lot is operafed/maintained by the Town and functions, as a whole, across both
properties. While no written lease agreement is in place, The Town confinmed that they do have an
unwritten agreement with Amtrak to use the property and do indeed receive revenue for those
parking spaces.

Given the design of the parking lot across both properties, if it was not looked at as a whole, there
could be major severance implications. In other words, if you only look at the Town property, then
construction easement no. 1 impacts the only entry/exit point for the lot.

Taking all of this information into consideration, it was the appraisers opinion that the Town
has rights to utilize and receive compensation for those spaces and he chose to assign damages
accordingly.
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RECOMMENDATION: Board recommendation is rejection of this proposal.

The Board recommends DOT resubmit this proposal under two separate files/vouchers:

1) A voucher for damages compensable to the Town of East Lyme due to Construction Easements

#1 & #2 on land owned by the Town of East Lyme; and
2) A voucher for damages the DOT believes are compensable to the Town of East Lyme, but on

land owned by Amtrak,

PRB #
Transaction/Contract Type:
Origin/Client:

DOT Project #:

Grantor:

Property:

Project Purpose:

Item Purpose:

DAMAGES: $5,135.60

DOT PROJECT:

19-067
RE — Voucher

DOT/DOT

173-468-6.

Allonge Holding, LLC

Fairfield, Post Road (1657)

Defined Traffic Easement — Post Road at Ruane Street
Voucher

The DOT plans to improve pedestrian crossings across busy roads in five southwest Connecticut
towns. Five of the 10 intersections are on Route 1, a road that one group found to be the most
dangerous road in Connecticut for pedestrians. The work will include installation of new traffic-
control signal equipment designed to improved pedestrian safety with audible tones, countdown
signal indicators, accessible push-buttons, upgraded sidewalk ramps and crosswalks.

The $5 million project is part of DOT’s “Complete Streets” policy “geared toward making
Connecticut’s streets safe and accessible for all users - not only motorists, but especially
pedestrians, cyclists, and those with special mobility needs,”



Minutes of March 28, 2019
{https://'www.ctpost.com/local/article/Work-to-improve-pedestrian-safetv-at-dangerous-

11169962.php).

Subject Property Description, Before the Taking: The subject property consists of a 0,15 acre
parcel of land with 50+ feet of frontage on the southerly side of Post Road (Rt 1) and 135 feet of
frontage on the east side or Ruane Street. The site is improved with a 7,041 square foot multi-tenant
commercial building. The improvements are not affected by the easement. The assessment on the
property is $1,274,420, of which $668,990 is attributable to the land (100% land value = $955,700

or $146/sf).

The Taking: DOT will acquire a Defined Traffic Easement within an area of 316 square
feet to install and maintain traffic signalization devices and appurtenances.
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EOC Valuation: Consistent with DOT’s agreement with FHWA an estimate of compensation
(EOC) worksheet has been prepared for the subject taking. This process is used for simple
acquisitions related to minor site improvements where the total cost is typically less than $10,000.
In this instance, the appraiser valued the 0.15 acre commercially-zoned site at $65/SF
($2,831,400/acre). The following table indicates the results of the DOT Estimate of Compensation,

prepared as of 1/15/19:

Cualculation Damages

Item
316+ SF @ $65/SF x 24% $5,135

Defined Traffic Easement

RECOMMENDATION: Board approval 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.

The acquisition value is supported by the DOT estimate of compensation.
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Mr. Valengavich moved and Mr. Halpert seconded a motion to go out of Open Session and into
Executive Session at 9:53. The motion passed unanimously. Shane Mallory, Administrator DAS
Leasing & Property Transfer and Thomas Pysh, Property Agent 2 were invited into the meeting
(9:54-10:21AM).

EXECUTIVE SESSION
PRB #: 19-074
Transaction/Contract Type: RE/ New Lease Out
Origin/Client: DAS/DVA

Statutory Disclosure Exemptions: 4b-23(e), 1-260(6)(D) & 1-210(b)(24)

M. Valengavich moved and Mr. Halpeprt seconded a motion te go out of Executive Session and
into Open Session at 10:21. The motion passed unanimously.

OPEN SESSION

5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS

6. ARCHITECT-ENGINEER - NEW BUSINESS

7. OTHER BUSINESS
Board Members injtiated a discussion with DAS® Shane Mallory regarding their observations
during the 3-27-19 site visit to 2 Courthouse Square, Norwich. Mr. Mallory provided Board
Members an update with respect to the Lessor’s progtess toward meeting the Lessor-improvements

required in Exhibit C of the Lease.

8. VOTES ON PRB FILES: The Board took the following votes in Open Session:

PRB FILE #19-016 — Mr. Valengavich moved and Mr. Halpert seconded a motion to reject PRB
FILE # 19-016. The motion passed unanimously. ‘

PRB FILE #19-065 -- Mr. Halpert moved and Mr. Valengavich seconded a motion to approve PRB
FILE # 19-065. The motion passed unanimously.

PRB FILE #19-066 — Mr. Josephy moved and Mr, Valengavich seconded a motion to reject PRB
FILE # 19-066. The motion passed unanimously,
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PRB FILE #19-067 — Mr. Valengavich moved and Mr. Josephy seconded a motion to approve PRB
FILE # 19-067. The motion passed unanimously.

PRB FILE #19-074 — Mr. Halpert moved and Mr. Valengavich seconded a motion to approve PRB
FILE # 19-074. The motion passed unanimously.

9. NEXT MEETING - Monday, April 1,2019
The meeting adjourned.

APPROVED: M/MM O
Y

hn Valengavich, Secretgt




