
STATE PROPERTIES REVIEW BOARD 
  

Minutes of Meeting Held On December 27, 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 December 27, 
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 December 23, 
2021 Meeting. The motion passed unanimously.   
 

2. COMMUNICATIONS  
 

3. REAL ESTATE- UNFINISHED BUSINESS  
 

PRB # 21-178 
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
DOT Project #: 301-176-021A 
Grantor: City of Norwalk 
Property:  Norwalk, Water St (10) – The Maritime Aquarium at Norwalk 
Project Purpose: Walk Railroad Bridge 
Item Purpose:  Voucher 

 
DAMAGES: $202,100 
 
At its meeting held on December 20, 2021 the State Properties Review Board voted to suspend this item 
pending response from DOT to the following inquiries: 
 
1. Please quantify the loss of 61 parking spaces to the availability of parking on the entire campus.  

DOT Response: The subject property includes a total of 563 parking spaces which are located on 
various portions of the property.  As a result of the project, 61 of the parking spaces will be 
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temporarily lost for 1 year.  This is approximately 11% of the total parking.  This is addressed 
further in response No. 3. 
Staff Response: OK. 
 

2. Please clarify if any alternatives were considered to replace the impacted parking spaces.  
DOT Response: Building a temporary lot as part of the project to replace the parking that will be 
temporarily lost was considered early on in the design phase.  However, it was not pursued because 
we would not have been able to condemn a right to build a parking lot if negotiations failed. This 
remained an option only as part of an agreement with the property owners through negotiations. 
Highway Design did develop a concept plan and a cost estimate for a temporary lot to aid in our 
valuation and negotiations.  This estimate came to $250,000.00 which exceeds the appraised value 
of the proposed impacts.  In addition, replacement parking did not come up during negotiations as 
the owner was satisfied with the State’s offer.  
Staff Response: OK. 
 

3. Please provide support for the Appraiser’s conclusion that the loss of parking diminished the rental 
rate by 20%.  
DOT Response: The subject property includes a total of 563 parking spaces which are located on 
various portions of the property.  As a result of the project, 61 of the parking spaces or 
approximately 11% of the total available parking will temporarily be lost for 1 year.  The 61 
impacted parking spaces are located adjacent to the roadway directly across from the main entrance 
to the subject property.  These spaces provide convenient access to the subject buildings and are 
utilized by employees and visitors.  It is noted that based on observations at the time of inspection, 
and discussions with the property owner representatives, the existing parking is maximized and 
there is currently limited available excess parking on site.  As a result of the existing parking 
conditions, it is the opinion of the appraiser that the temporary reduction in parking will have a 
significant negative impact on the overall property value.  In recognition of the temporary parking 
loss, the appraiser reduced the market rental income by 20% during the 1 year construction period.  
Although the impacted parking represents 11% of the total parking, it is the opinion of the appraiser 
that a reduction in the market rental income by 20% is considered reasonable given the demand and 
limited availability of parking on the subject property.     
Staff Response: OK. 

 
  
RECOMMENDATION:  Board approval of damages in the amount of $202,100 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. 
 
 
 
DAMAGES: $202,100 
 
DOT PROJECT:  
 
The purpose of the project is to replace the bridge superstructure and rehabilitate the substructure, 
which will include concrete repairs and the installation of scour countermeasures for scour 
mitigation at the abutments. The existing superstructure will be replaced with precast pre-stressed 
concrete deck units. 
 
Bridge No. 00653 is a 44 foot long, single span structure that carries Hopmeadow Street (Route 10). The 
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structure was originally constructed in 1957 consisting of 16prestressed deck units. The substructure is 
constructed of reinforced concrete abutments and wingwalls with spread footings. The bridge received a 
widened sidewalk and new parapets in 2009, as part of State Project No. 1 2 8 -143. The rehabilitated 
bridge has an out-to-out width of 49'-3".The curb-to-curb width is 35'-2" and the sidewalk width is 10'-
1½” which carries a portion of the multiuse Farmington Canal Heritage Trail. A 6 inch gas main is 
supported on the fascia of the sidewalk parapet and eight 4 inch telecommunication conduits are 
supported on the other parapet fascia. 
 
Maintenance and Protection of Traffic during the project construction will use staged construction to 
maintain two lanes of traffic during the construction duration. A temporary pedestrian bridge will be 
constructed to the east of the bridge to enable the Farmington Canal Heritage Trial to remain in use 
throughout construction at the project location. 
 
There are right-of-way impacts associated with the proposed improvements including temporary 
construction easements. 
 
Construction is anticipated to begin in spring 2022 based on the availability of funding. The project 
duration is estimated at one construction season. The estimated construction cost for this project is 
approximately $3,000,000. This project is anticipated to be undertaken with 80 percent Federal Funds 
and 20 percent State funds. 

 
SITE DESCRIPTION:  The subject parcel contains 153.61± acres with frontage on both sides of 
Hopmeadow Street in Simsbury. The property is irregular in shape and contains significant wetland 
areas. Hop Brook traverses the property in an east-west direction and the Farmington River forms the 
easterly boundary. The property is industrially zoned within the I-2 zone and conforms to zoning 
regarding use, but pre-existing non-conforming regarding parking requirements.  
 
Site improvements include paved parking areas, fencing, exterior lighting, a walking bridge, 
vehicular bridge, curbing, sidewalks and minimal landscaping.  
 
The subject site is encumbered by utility easements and a multi-use trail easement in favor of the Town 
of Simsbury.  
 
The site is improved with a total of 55 buildings containing a total of 358,951 square feet of gross 
building area, constructed between 1896 and 1992.  
  
The Appraiser opines the highest and best use of the site, "As-Vacant" is for industr ia l develop ment.  
"As-Improved" is for the continuation of the industrial/office use.  
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BEFORE VALUATION:  The DOT appraisal was completed June 21, 2021 by independent Appraisers 
Vincent O’Brien and Michael Fazio, MAI.   
 
Land Valuation: Based on the sales comparison approach, the Appraiser considered the following four 
sales in the greater area: 
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After adjusting for differences, the Appraiser concluded that the fair market value of the subject land 
was $0.65/sf x 6,691,252 = $4,349,314, rounded to $4,349,300.  
 
The Appraiser then estimated the depreciated value of the site improvements utilizing data from 
Marshall Valuation Services and concluded $2,000,000.  
 
Building Valuation 
 
Sales Comparison Approach: The appraiser analyzed four sales of similar properties in the central and 
western part of the state (2020-2021) and concluded that the fair market value of the subject property 
was $24/sf x 358,951 sf = $8,614,824, rounded to $8,610,000. 

 

 
 

Income Capitalization Approach: The Appraiser analyzed four rentals of units in the greater market area 
as follows:  
 

 
 
The appraiser concluded the fair market rental value of the space within the subject property was as 
follows:  

 
 
 
After fully supporting market-based vacancy, operating expenses and capitalization rate, the Appraiser 
estimated Net Operating Income and market value as follows:  
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Reconciliation and Value Conclusion - Before 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $4,349,300 
Income Capitalization Approach – Building $8,910,000 
Sales Comparison Approach Building $8,610,000 
Conclusion of Market Value  $8,760,000 

 
TAKING DESCRIPTION:   
 
DOT requires acquiring the following:  

• A partial take in fee simple of 474± square feet of land;  
• A construction easement for the purpose of material storage, staging, installation of 

temporary utility poles and overhead wires, installation of temporary sedimentation control 
system, and a temporary cofferdam, installation acquired over an area of 20,759± square feet; 
and  

• A right to install sedimentation control system acquired over an area of 85± linear feet. 
 

 
 
IMPACT OF TAKING:   
 
The Connecticut DOT proposes to take 474 square feet of land located along the subject’s frontage on 
Hopmeadow Street. A portion of the Taking area lies within Hop Brook. The balance of the Taking 
area is currently landscaped. As part of the Taking, the Connecticut DOT will acquire a 531 square 
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foot temporary construction easement (duration of 1 year) on the east side of Hopmeadow Street. The 
easement is for the installation of a temporary water handling structure during the replacement of 
Bridge No. 00653. Any areas disturbed by the easement will be regraded and the streambed will be 
restored. 
 
Additionally, the Connecticut DOT will acquire a second construction easement on the west side of 
Hopmeadow Street (duration of 1 year) for the purpose of material storage, staging, installation of 
temporary utility poles and overhead wires, installation of temporary sedimentation control system, and 
a temporary cofferdam installation. The second construction easement will total 20,759 square feet 
and will be situated on a parking lot utilized by the subject property. In total, 61 parking spaces will 
be lost for the duration of the construction easement. Any areas of the parking which were disturbed by 
the construction easement will be repaved and the streambed will be restored. However, trees and 
shrubs within the easement will be lost. 
 
Due to the proposed work on Bridge No. 00653 a multi-use pathway will be redirected and a temporary 
pathway and bridge will be constructed on the subject property. However, the temporary pathway and 
bridge is located within a previously acquired multi-use trail easement by the Town of Simsbury. 
Therefore, no compensation associated with the temporary pathway and bridge is concluded. 
 
As part of the Taking, the Connecticut DOT will install a sedimentation control system (236 linear feet 
on the east side of Hopmeadow Street and 85 linear feet on the west side of Hopmeadow Street). 
 
AFTER VALUATION:   
 
The “After” valuation of the subject property is subject to the following Extraordinary Assumptions and 
Hypothetical Conditions:  
 
Extraordinary Assumptions:  
 
None 
  
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 sales 
and concluded that the fair market value of the subject land was unchanged at $0.65/sf, calculated as 
follows:  
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The Appraiser then estimated the depreciated value of the site improvements utilizing data from 
Marshall Valuation Services and concluded $1,999,000.  
 
After Building Valuation  
 
After Sales Comparison Approach: The appraiser analyzed the same four sales and concluded that the 
fair market value of the subject property was $24/sf and adjusted for the DOT’s acquisitions as follows:  
 

 
 
 
After Income Capitalization Approach: The appraiser analyzed the same four rentals and concluded that 
the fair market rental value of the subject property was $2.75/sf and adjusted for the DOT’s acquisitions 
as follows:  

 
 

Reconciliation and Value Conclusion – After 
 

Approach Opinion of Market Value 
Sales Comparison Approach - Land  $4,349,000 
Income Capitalization Approach – Building $8,908,700 
Sales Comparison Approach Building $8,608,700 
Conclusion of Market Value  $8,758,700 

 
Calculation of Permanent Damages 
 

Item Value 
Before Valuation $8,760,000 
After Valuation $8,758,700 

Permanent Damages $1,300 
 
Calculation of Temporary Damages 
 

Construction Easement Area #1 20,759 sf x $0.65/sf x 11.9% x 1 year  $1,606 
 Rounded $1,600 
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Calculation of Temporary Severance Damages 
 

 
 
Total damages are then Permanent Damages plus Temporary Damages plus Temporary Severance 
Damages, $1,300 + $1,600 + $200,000 = $202,900 (rounded). 
 
Deducted from the Damages is the allocation of Permanent Damages for DOT Project #128-153-002 
($800) that impacts another portion of the subject property. Since that is a separate DOT Project and the 
Damages are less than $5,000, that Taking is not subject to SPRB review.  
 
Total Damages for DOT Project #128-153-001, reviewed under PRB #21-178 are then $202,900 - $800 
= $202,100. 
 
Staff inquired with DOT regarding the following:  
 

1. Please quantify the loss of 61 parking spaces to the availability of parking on the entire campus.  
2. Please clarify if any alternatives were considered to replace the impacted parking spaces.  
3. Please provide support for the Appraiser’s conclusion that the loss of parking diminished the 

rental rate by 20%.  
 
RECOMMENDATION:  Board suspension of damages in the amount of $202,100 is recommended 
pending DOT response to the aforementioned issue.  
 

4. REAL ESTATE – NEW BUSINESS 
 

PRB # 21-185 
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
DOT Project #: 301-176-021A 
Grantor: City of Norwalk 
Property:  Norwalk, Water St (10) – The Maritime Aquarium at Norwalk 
Project Purpose: Walk Railroad Bridge 
Item Purpose:  Voucher 

 
DAMAGES: $780,000  
 
On November 12, 2019, under PRB File #19-145, the Board approved an Administrative Settlement in 
the amount of $40,000,000 for Functional Replacement of impacted land and improvements at the city-
owned parcel with leasehold improvements owned by Norwalk Maritime Aquarium. Within the 
Administrative Settlement were actual damages ($2,165,000) paid to the City of Norwalk for the 
following acquired property rights:  
 

1. Easement A is a 1,938 SF Easement to Construct and Maintain the Bridge Acquired. The 
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easement was located at the north border of the railroad tracks abutting and extending along Parcel 
A’s south border. 
 

2. Temporary Construction Easement 1 encompassed 5,928 SF and was located at the east side of 
the site extending from North Water Street at the Ann Street proximate through the site and site 
improvements the location of the metal bleachers and commencement of Construction Easement 
2. The Easement was for the Purpose of Access between Construction Easement 2 and North 
Water Street during the Walk Bridge replacement. 
 

3. Temporary Construction Easement 2 for the Purpose of Building Removal, Crane Operations and 
Storage of Equipment and Materials encompassed 21,100 SF and was located at the southeast 
quadrant of Parcel a extending from the terminus of Construction Easement 1 to the railroad 
structure, and from the mean high water line at its east border west into the site to roughly ¼ deep 
into the Tent structure. The shape of the easement was an irregular funnel. Construction Easement 
and 2 encompassed all or portions of the 7,000 SF Tent Structure, the waterfront planting and 
stone path, picnic tables, metal bleachers, park benches, walking paths, landscaping, sprinkler 
system, exterior lighting, fencing, deck and mature trees. 
 

4. The right to remove the Tent Acquired 8,030 SF and the right to remove a Fire Escape. 
 

5. Easement B to Construct and Maintain the Railroad Bridge Acquired encompassed 5,367 SF was 
located abutting and running parallel to the railroad structure on Parcel B. The easement 
encompassed part of the IMAX theater building. 
 

6. Temporary Construction Easement 3 for the Purpose of Building Removal, Crane Operations and 
Storage of Equipment and Materials on Parcel B encompassed 16,950 SF and included all the site 
area not included in Easement B, the IMAX Theater building, the landscaping, signs, the 
walking paths, the deck, dock and ramp. 
 

7. The State will acquire the right to remove the deck, dock and ramp. 
 
The Damages paid to the City of Norwalk were based on a Real Estate Appraisal of the property 
performed by an independent Appraiser, as of May 16, 2017. The land value at that time was 
estimated by the Appraiser at $78/square foot.  
 
The city-owned property consists of two parcels of land: 3.40 acres (north of RR) and 0.85 acres 
(south of RR), respectively, totaling 4.25 acres, or 185,130 square feet, bisected by the DOT 
railroad right-of-way, improved with the property known as the Norwalk Maritime Aquarium 
(Leasehold improvements).  
 

Under this Proposal (PRB #21-185), DOT is now seeking Board approval for the $780,000 in Damages 
for the acquisition of the following property rights:  

 
1. A defined easement for transportation purposes – easement for transportation purposes and 

appurtenances thereto acquired over an area of 275±SF (north of RR) and 11,987±SF (south 
of RR). 
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It should be noted that under this Proposal (PRB #21-185) the new Taking Map under DOT Project 301-
176-021A reflects a Defined Easement for Transportation Purposes, changed from the prior Taking 
approved under PRB #18-078 (DOT Project 301-176-021) that stated “Easement B to Construct and 
Maintain the Railroad Bridge” providing better flexibility for DOT to construct the railroad bridge. 
Furthermore, the owner was previously compensated for the 5,367 square foot ‘Easement B’ area under 
301-176-021 and will not be compensated under 301-176-021A. Only Damages for the net 6,620 square 
foot area (11,987 sf – 5,367 sf = 6,620 sf) will be compensated under this Proposal (PRB #21-185) – DOT 
Project 301-176-021A. 
 
Additionally, under PRB #18-078 (DOT Project 301-176-021) the owner was previously compensated 
for a Temporary Construction Easement encompassing an area of 16,950 square feet for a period of 
seven (7) years, totaling $625,000. The Defined Easement Area under this Proposal (PRB #21-185 now 
encompasses 6,620 sf of the previously compensated construction easement area of 16,950 sf, or 39.1% 
of the area. DOT calculated the overlap area at 40.12% of the area and calculated the net change at 
$625,000 x 40.12% = $250,750/7-yr construction period = $2,985.11/month ($35,821/yr), or a credit of 
$86,570 (rounded) for 29 months.  
 
Before Valuation:  An appraisal was prepared by independent appraiser Barbara J. Pape as of 
December 4, 2020.   

  
Land Valuation: Based on the sales comparison approach, the appraiser analyzed six sales of 
commercially-zoned land sales in lower Fairfield County, four of which were considered in the original 
appraisal under PRB #18-078 that sold between 2014 and 2019 (utilizing separate adjustment grids for 
each parcel) and concluded that the fair market value of the subject land was as follows:  
 

Item Calculation Value 
Parcel A: 3.40 acres north of RR 148,104 x $73.10/sf = $10,826,401 Rd. - $10,830,000 
Parcel B: 0.85 acres south of RR 37,026 x $64.25 = $2,378,920 Rd. - $2,380,000 
 Rounded $13,210,000 

 
After Valuation:   
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After Land Valuation: Based on the sales comparison approach, the appraiser analyzed six sales of 
commercially-zoned land lower Fairfield County, four of which were considered in the original appraisal 
under PRB #18-078, that sold between 2014 and 2019 and concluded that the fair market value of the 
subject land was as follows:  
 

Item Calculation Value 
Parcel A: 3.40 acres north of RR 148,104 x $73.10/sf = Rd. - $10,830,000 
Parcel B: 0.85 acres south of RR 37,026 x $52.35 =  Rd. - $1,940,000 
 Rounded $12,770,000 

 
The estimated market value of Parcel B was diminished due to severance to the remainder given the 
location of the Defined Easement. 
 
The Appraiser then calculated the Damages relative to the two Defined Easements as follows:  
 

 
 
Calculation of Permanent Damages 

Item Value 
Before Valuation $13,210,000 
After Valuation $12,770,000 
Severance Damages $440,000 
Damages for Defined Easement $425,730 
Less Prior Damages Awarded  -$86,570 
Total Damages $779,160 

Rounded $780,000 
 
RECOMMENDATION:  Board APPROVAL of damages in the amount of $780,000 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 DOT’s independent appraisal report. 
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RECOMMENDATION: Board approval is recommended for the following reasons: 

• 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 functional replacement effort is permitted by the Federal Transit Administration pursuant to 
23 C.F.R §710.509 and C.G.S. 13a-73, 13b-23 and 13b-36.  

• The presentation provided by DOT stated improvements subject to the functional replacement 
are now prioritized into two phases and acknowledged that a significant portion of the requested 
funding will be allocated to Phase 1. Any funding remaining after completion of Phase 1 will be 
allocated to Phase 2 improvements, capped at a total functional replacement cost of $40,000,000.  

• The Board understands that the subject Administrative Settlement Agreement has been approved 
in the amount of $40,000,000.  Any increase in this amount must be approved by the Board.   

• DOT will provide periodic project progress updates to the Board including the use of contingency 
funds. 
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5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS 
 

6. ARCHITECT-ENGINEER - NEW BUSINESS 
 

7. OTHER BUSINESS  
 
8. VOTES ON PRB FILE:   

 
PRB FILE #21-178 – Mr. Valengavich moved and Mr. Berger seconded a motion to approve PRB 21-
178. The motion passed unanimously. 
 
PRB FILE #21-185 – Mr. Berger moved and Mr. Valengavich seconded a motion to approve PRB 21-
185. The motion passed unanimously. 
 

9. NEXT MEETING – Thursday, December 30, 2021. 
 
The meeting adjourned. 
 
APPROVED: ________________________________ Date: ________  
                          John Valengavich, Secretary 
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