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STATE PROPERTIES REVIEW BOARD
450 Columbus Boulevard, Suite 202
Hartford, Connecticut 06103
Pursuant to CGS §1-225a, the State Properties Review Board conducted a Regular Meeting beginning at 9:30AM. Pursuant to
the statute, this Meeting was held solely by means of electronic equipment — via Microsoft TEAMS or Call-In Conference.

Microsoft Teams Meeting

Join on your computer, mobile app or room device. Or call in (audio only)
Click here to join the meeting t1 860'840'20755 917724280#
Meeting ID: 273 299 692 323  Passcode: uLQBFw United States, Hartford
Download Teams | Join on the web Phone Conference ID: 917 724 280#
Members Present — solely by Members Absent:

means of electronic equipment:

Bruce R. Josephy, Chairman
Jeffrey Berger, Vice Chairman

Mark A. Shiffrin, Secretary
Russell Morin Guest Present — solely by means of

Eric Coleman electronic equipment:
Thomas Lombardo

Staff Present — solely by means
of electronic equipment:

Thomas Jerram
Jyoshna Rath

Minutes of Meeting Held: June 1, 2026



https://teams.microsoft.com/l/meetup-join/19%3ameeting_MDFiY2Y1YjYtMTNjOS00YzU0LTljM2YtODY5MjkzMjJkODIy%40thread.v2/0?context=%7b%22Tid%22%3a%22118b7cfa-a3dd-48b9-b026-31ff69bb738b%22%2c%22Oid%22%3a%22fb9b7dcd-085f-4ab4-b81c-3e8f669d3d6e%22%7d
https://www.microsoft.com/en-us/microsoft-teams/download-app
https://www.microsoft.com/microsoft-teams/join-a-meeting
tel:+18608402075,,917724280
tel:+18608402075,,917724280
tel:+18608402075,,917724280
tel:+18608402075,,917724280
tel:+18608402075,,917724280

OPEN SESSION

1. ACCEPTANCE OF MINUTES

Mr. Coleman moved and Mr. Berger seconded a motion to approve the Minutes of the May 28, 2026 Meeting. The motion
passed unanimously.

2. COMMUNICATIONS

Staff provided Members a summary of the Friday, May 29" Bond Commission Meeting.

3. REAL ESTATE - OLD BUSINESS

4. REAL ESTATE - NEW BUSINESS

Minutes of Meeting Held: June 1, 2026




State Propert1es Review Board

Proposed
Traffic
Easement

Courtesy: Google Eath. |
DOT Project — U.S Route 1 at Sylvan Road, Westport




To: State Properties Review Board Members

From: Thomas Jerram, Director May 26, 2026
Jyoshna Rath, Architect Design Rev.

PRB File #: 26-068

Transaction/Contract Type: RE — Voucher

Origin/Client: DOT/DOT

DOT Project #: 173-542-020

Grantor: Little Apple Westport, LLC

Property: Westport, Post Road West (221)

Project Purpose: U.S. Route 1 (Post Rd West) At Sylvan Rd.

Item Purpose:

Voucher

PROPOSED DAMAGES: $10.700

DOT 1is seeking Board’s approval to acquire a defined traffic easement to install and maintain traffic
signalization devices and appurtenances, encumbering a total area of 200+ square feet of total parcel of land
0.6944+ acre (30,246=+sf) located at the northeast intersection of Post Road West (U.S. Route 1) and Sylvan

Road South.

State Properties Review Board
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Project Title: Installation & Revision of Traffic Control Signals in District 3

Project Number: 0173-0542

General Project Description: Project No. 0173-0542 will install new traffic control
signal equipment, which may include span poles, mast arms, pedestals, signal heads,
span wires, conduits, vehicle detectors, signing and pavement markings and/or will
upgrade the pedestrian control features, which may include pedestrian countdown
heads, sidewalk ramps and sidewalk extensions, to meet current department
standards and will remove existing equipment, as needed, at each intersection.
Installation of traffic control signal equipment will require excavation of existing
equipment as well as excavation for new foundations (span pole, mast arm, pedestal,
controller cabinet, etc.) and trenching (i.e. conduit) as required. In addition to
excavation for traffic signal equipment, excavation will be required for sidewalk
ramps that will be installed or reconstructed to meet current ADA standards. In areas
of an intersection where there is existing signal equipment, excavation will take
place in areas that have undergone extensive ground disturbance in the past. In areas
of an intersection where there is no existing signal equipment, excavation may be in
areas where there may not have been extensive ground disturbance in the past. There
is significantly less than one acre of disturbance for each location. The intersections
below consist of new signal equipment being installed at existing signalized
locations:

The intersections below consist of partial upgrades to signal equipment at existing
signalized locations:

Traffic Control Signal — Partial Replacement (pedestrian facility and CTSS
compatibility upgrades):

16. 158-209 Westport U.S. Route 1 (Post Rd West) at Sylvan Rd.
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Property Description
The subject property is a 0.6944+-acre (30,246+-square foot) irregularly shaped parcel of land located at the northeast intersection of

Post Road West (U.S. Route 1) and Sylvan Road South in Westport, CT

Site : subject site is a rectangular shaped lot with 158.88%+ lineal feet of frontage on the southeast side of U.S. Route 1 from which
access is possible via a single curb cut at the northeast corner of the site. There are two curb cuts on Sylvan Road South, which

provides 190.00+ lineal feet of street frontage.
Topography : The site is generally level at grade with U.S. Route 1. Utilities available on the street include city
water, city sewer, electricity, natural gas, and telephone land lines.

The property is not located in a Special Flood Hazard Area, according to FEMA Flood Map 09001C0413G effective on July 8, 2013.
Landscaping is minimal and includes landscaped islands in the parking lot, a mix of mature and ornamental shade trees around the

perimeter of the site, and various shrubbery on site.

Improvement : The subject property is improved with a single-story steel-frame strip center building constructed in 1966. It is
important to note that the proposed acquisition of a defined traffic easement by the DOT, and fully will not directly impact the
structural improvements with respect to the day-to-day operation of the business, driveways, parking, and/or circuity of traffic onsite

Zoning: The subject property is a legally permissible, conforming use of record within the General Business District zoning district.

The Highest and Best use before taking: is for continuation of the strip center building use.

Zoning: General Business District Site Size: 30,246+ sf
Present Use: Strip Center Building Land Value: $1.750,000 (rounded)
Utilities: City Water, City Sewer, Unit Value: $58 per sf
Electric Gas, Telephone
Neighborhood:  Mixed-Use Neighborhood H & B Use: Strip Center Building Use
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Property Pictures

A L View from Intersection of U.S. Route 1 and Sylvan Road South

View of U.S. Route 1 Facing East
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Property Pictures

View of the Rear of the Subject Property Facing East
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DOT Appraisal
The DOT appraisal was completed June February 26, 2026 by Matthew J. Dufour.

The subject is being appraised utilizing the Sales Comparison Approaches.
Land Valuation (Before) :.

All three sales chosen by the Appraiser occurred within two years of the effective date of the appraisal, with the
most recent sale occurring within about seven months of the effective date. All three sales occurred along U.S.
Route 1. All three sales are located within 1.5 miles, 7.5 miles, or 10.5 miles of the subject property.

COMPARABLE SALE LOCATION MAP

The unadjusted unit values range from

ll ; \V ) 57 : '\\ . _, .
$45.50 to $60.26 per sq ft of land area. L~ o
|| \
' o
2179 Post Road il
Fairfield. CT : %S?%?lﬂz;rm
Subject Property Faiebeld, ]

Fairfield

Land Sale 1
455 Post Road East
Westport. CT
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Proposed Acquisition

The proposed takings involves establishing a defined traffic easement encumbering a total area of 200+ square
feet at the intersection of U.S. Route 1 and Sylvan Road South.

This area ranges from 10+’ to 13+” wide by 17+’ feet long.

The purpose of the easement is to install and maintain traffic signalization devices and appurtenances.

Plans call for the removal of an and replacement of an existing pedestal with pedestrian push button, re-using
the existing foundation and conduit.

A second new pedestal with pedestrian push button and new conduit will be installed facing Sylvan Road
South. The existing stonewall will be retained, however a portion of the shrubs in this area may be trimmed or
removed as needed along with a tree in the easement area.

Lastly, a new sidewalk with detectable warning surface will be installed in the State’s right of way.

Description of the Subject Property “After” Taking

Upon completion of construction, the subject property will remain a 0.6944+-acre irregularly shaped parcel
of land with combined 348.88+ lineal feet of street frontage accessible from 3 curb cuts.

Other features such as the topography, visibility, utilities, site improvements, parking areas, and soil
conditions will remain unchanged post-construction.

The proposed defined traffic easement includes the trimming and/or removal of an existing tree and various
shrubs which will impact the site improvements is estimated as $2000

The Highest and Best use after the taking: is for continuation of the strip center building use.
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Taking Map

REMOVE SIGN

CHD
M{F

PROPOSED PEDESTAL WITH
PEDESTRIAN PUSH BUTTON
(EXISTING PEDESTAL

FOUNDATION TO BE USED)

EXISTING WALL NOT TO BE DISTURBED

DEFINED TRAFFIC
EASEMENT (SEE DETAIL)

PROPOSED SIDEWALK WITH
DETECTABLE WARNING SURFACE

PROPOSED TREE TRIMMING

PROPOSED PEDESTAL WITH
PEDESTRIAN PUSH BUTTON

PROPOSED CONDUIT

CHD 4
[MON+ a

£ND)

LITTLE APPLE WESTPORT, LLC
DEFINED TRAFFIC EASEMENT
AREA = 200% SQ. FT.

EASEMENT TO INSTALL AND MAINTAIN
TRAFFIC SIGNALIZATION DEVICES AND
APPURTENANCES THERETO ACQUIRED.
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DOT Appraisal

All three sales were compared and after adjustment
The adjusted unit prices for the comparable sales indicate a range from a low of $53.24 per square foot to a
high of $62.07 per square foot of land area.
Based upon an analysis of the sale data, the most probable unit price for the subject property is $58 per square foot

Therefore, the most probable market value for the fee simple interest in the subject property as vacant
would be about $1,754,268 (30,246+ sf x $58.00/sf), = $1,750,000.(Rounded)

Permanent Damages:

The DOT’s proposed defined traffic easement will encumber a total of 2004 square feet including portions of the
landscaped areas at the intersection of U.S. Route 1 and Sylvan Road South, with no adverse impacts on parking or
the circuity of the traffic on-site.

An adjusted value at 75% of the fee simple market value 1s reasonable. Therefore,

damages pertaining to the defined traffic easement would be $8,700 (200+ sf x ($58/sf x 0.75).

In addition, the appraiser considered the value contribution of impacted site improvements which include a tree and
plantings located in the easement area. A total of $2,000 is reasonable.

Summary:
Damages pertaining to the defined traffic easement = $8,700
Damages due to impacted Site Improvements = $2,000
Total Damage = $10,700

State Properties Review Board  PRB #26-068




Summary of Appraiser’s Report

Tiem Raw Data Range Adjusted Range Overall Value Chosen
re” 545_5[1'_..-"5(1. ft. - $60.26/sq. ft. $33.24/sq. ft. - $62.07/sq. ft. $58/square foot
“After” N/A N/A N/A
ased an the above chasen valie the value of the land only before the ¢ tion? 51,750,000
escription and calcilations of value itesms: “Before” “After” Damages

Land Value
$58/sq. ft. x 30,246+ sq. ft. = $1,755,000 (Rounded)

Permanent Damages

Defined Traffic Easement
200+ sq. ft. x $58/sq. ft. x 75%* = 38,700
Permanent Damages = $8,700

Contributory Value of Impacted Site Improvements
$2,000 (Tree and Plantings)

Toral Permanent Damages
Permanent ($8,700) + Impacted Site Improvements (52,000) =

$10,700 $10,700
Temporary Damages

Not Applicable $0
Total Payment

Permanent Damages of $10,700 + Temporary Damages $0 =

Total Payment of $10,700 $10,700
* Estimated percentage attributable to the easement area

Toral Reported Value(s): N/A $10,700
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Recommendation

Staff recommend approval of this acquisition in support of the Project in the amount of $10,700.
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 damages are supported by the DOT appraisal.

Voted by Board Members

Approval Disapprove Suspend

Meeting Date: 06/01/2026
State Properties Review Board  PRB #26-068




State Properties Review Board

DOT Project - RAISE COMPONENT 2 - WEST MAIN STREET IMPROVEMENTS




To: State Properties Review Board Members

From: Thomas Jerram, Director June 1, 2026
Jyoshna Rath, Architect Design Rev.

PRB File #: 26-069

Transaction/Contract Type: RE — Voucher

Origin/Client: DOT/DOT

DOT Project #: 151-345-002

Grantor: S & D Ocean, LLC

Property: Waterbury, West Main Street (744)

Project Purpose: Raise Component 2 West Main Street Improvement

Item Purpose: Voucher

PROPOSED DAMAGES: $12.000

DOT is seeking Board’s approval to acquire a 120 square foot permanent easement, for the Project - Raise
Component 2 West Main Street Improvements - to construct and maintain a traffic appurtenance (bus
passenger shelter).
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Project Background - West Main St Improvements Boards.pdf

The City of Waterbury is undertaking the construction of the Waterbury Active Transportation and Economic Resurgence
(W.A.T.E.R.) Phase II Project — West Main Street Improvements under a RAISE Grant administered by the Federal Highway
Administration (FHWA). The project continues the planning and design work which began under the 2022 West Main Street Study.
The improvements would be implemented on West Main Street between Riverside Street and the Waterbury Green.

The review appraiser notes that the proposed project was initially commenced by the City of Waterbury, whom commissioned the
appraisal under review. The proposed project was later transferred to CTDOT for oversight and assistance purposes. The surveys for
the project’s planned acquisitions have been updated to CTDOT standards. The report under review utilizes the city’s acquisition
survey produced by Luchs Consulting Engineering. The depiction of the taking areas was lengthened between the CTDOT and Luchs
surveys. The updated CTDOT map includes the Right to Construct Driveway totaling 121+ square feet. Aside from the additional
Right taken, the reviewer notes no other identifiable map changes.

State Properties Review Board ~ PRB #26-069



https://waterburyct.org/filestorage/103431/109815/155543/West_Main_St_Improvements_Boards.pdf
https://waterburyct.org/filestorage/103431/109815/155543/West_Main_St_Improvements_Boards.pdf
https://waterburyct.org/filestorage/103431/109815/155543/West_Main_St_Improvements_Boards.pdf

Property Pictures
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Area of Easement
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DOT Appraisal

The DOT appraisal was completed June 23, 2025 by Kerin & Fazio, LLC.
The subject is being appraised utilizing the Sales Comparison and Income Capitalization Approaches.

Land Valuation (Before) : The subject’s land value is concluded utilizing the Sales Comparison Approach only.

Before Land Valuation: Based on the sales comparison approach, the

appraiser considered three sales in Waterbury between .25 to 5.0 acres %, T, L 5
sold between 1/1/2021 to June 2025. 3
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Comparal;ie‘Sales Map
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DOT Appraisal — Before LLand Valuation

Sale #1: Superior (-------
Subject

Sale #2: Similar

Sale H3: Inferior (+ + +)

628,920
350,000
345,484
273,109

Indicated Subject Value

Concluded ValuefAcre
Total Acres

Indicated Value
Rounded

350,000

0.97

339,500
340,000

The value of the subject land is approximately
$8.05 per square foot of land area.

Subject Sale #1 Sale #2 Sale #3
Address 744 West Main Street 2505 East Main| 1200 Wolcott Street] 998 Wolcott Street
Street
City Waterbury Waterbury Waterbury Waterbury
Date of Sale MNfA 6/4/2024 3/12/2024 5/14/2021
sale Price N/A $360,000 $1,185,000 $560,000
Land Acres 097 0.62 3.74 2.60
Traffic Count 19,200 16,100 10,700 20,000
Zone CA CA IL CA
Price/Acre N/A $580,645 $316,845 $215,385
Property Rights Conveyed Fee Simple Fee Simple Fee Simple
Adjustment 5.0% 5.0% 5.0%
Financing Terms Seller Financing Construction Loan Mo financing
recorded
Adjustment 0.0% 0.0% 0.0%
Conditions of Sale Arm's Length Arm's Length Arm's Length
Adjustment 0.0% 0.0% 0.0%
Expenditures Immediately After Purchase
Adjustment 0.0% 0.0% 7.5%
Time/Market Conditions (months elapsed) 12.6 15.4 493
Market Conditions Adjustment 3.2% 3.8% 12.3%
Subtotal Price/Acre $628,920 5345484 $273,109
Location Inferior (+) nferior (+++4) Superior (-)
Interim Use Value Superior - -) Similar Similar
Physical Characteristics - Shape Superiar | J Superior ( J Superior {- - -)
Physical Characteristics - Topography, Wetlands, Etc. Similar Similar nferior (++++ 4]
Zoning Inferior (+) Similar Similar
Parcel Size Superior (- nferior (++ +) nferior (+ +)
Net Qualitative Adjustment Superior (------- ) Similar Inferior {+ ++ +)

State Properties Review Board
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DOT Appraisal — Site Improvements (Before)

Sale Comparison (Before) :. . e
T [ improved SaleNo.z | i
Before Land Valuation: All of the sales are single-unit retail properties ARVILLES 5P, |
between 1,000 square feet and 5,000 square feet in Waterbury sold o é
between 1/1/2022 through the June 2025 %
w:'-%%; (47} P o = =
Z er ?ﬁ“fi Improved Sale No. 1
BUNKER HILL :}é_ 5 =
Subject Property 0

A 3 EAST END
3’,r,u ﬂ £ .l'-.'-'_'||--| 5t _w
ot _5'.':-7
L F::] d_ﬂ’l J':-"&
Tae o ‘\d‘
f ot W) e -
' ?{-‘. E r"'"fn",:..
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Improved Sale No. 3

Comparable Sales Map
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Grantor: Esther Jeffrey, LLC (50%) & Masue, LLC (50%)
Grantee: 25 Lois Street, LLC

Sale Date: October 17, 2024

Sale Price: $880,000 ($176.71 per SF GBA)

Terms of Sale: Arm's Length

Interest Conveyed: Leased Fee

Deed Type:

Special Warranty Deed

Recording Information:

8948/306

Grantor: Robert R Holdings, LLC Grantor: Lena's Properties, LLC
Grantee: 113Homerst, LLC Grantee: 702 Chase Pkwy, LLC

Sale Date: April 17, 2024 Sale Date: December 12, 2022

Sale Price: $520,000 ($193.60 per SF GBA) Sale Price: $260,000 ($222.03 per SF GBA)
Terms of Sale: Tenant In Place Terms of Sale: Arm's Length

Interest Conveyed: Fee Simple Interest Conveyed: Fee Simple

Financing Terms:

No use of public financing was recorded.

Deed Type:

Warranty Deed

Site Size:

0.41 acres (17,860 SF)

Recording Information:

8865/189

Financing Terms:

$420,000 mortgage from the seller
and is due April 15, 2029.

Site Size:

0.37 acres (16,117 SF)

State Properties Review Board

Deed Type:

Warranty Deed

Recording Information:

8614/300

Financing Terms:

$307,500 mortgage from the seller

Site Size:

0.25 acres (10,890 SF)
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DOT Appraisal — Site Improvements (Before)

Subject Ranking Analysis

Sale #3: Superior (- - - - - ) S 250.84
Subject S 190.00
Sale #2: Inferior (+ +) S 189.45
Sale #1: Inferior (+ + +) S 189.34
Indicated Subject Value
Concluded Value Per SF GBA S 190.00
GBA 2,652
Indicated Value S 503,880
Rounded S 500,000

The value of the subject property $500,000

Sale Comparison Grid .

Subject Sale #1 Sale #2 Sale #3
ComplD 15373 14724 15392 15394
Address 744 West Main| 779 Wolcott Street| 113 Homer Street| 702 Chase Parkway
Street
City Waterbury Waterbury Waterbury Waterbury
Recording Date N/A 10/17/2024 4/17/2024 12/12/2022
Sale Price N/A $880,000 $520,000 $260,000
GBA 2,652 4,980 2,686 1,171
Year Constructed 1965 1980 1952 1924
Site Size 0.97 0.41 0.37 0.25
Traffic Count 19,200 17,200 26,000 10,100
Land to Building Ratio 15.93 3.59 6.00 8.30
Site Coverage 6% 28% 17% 11%
Parking Ratio 5.66] 3.61 8.19 8.54
Price/SF GBA N/A 5176.71 $193.60 $222.03
Property Rights Conveyed Leased Fee Fee Simple Fee Simple
Adjustment 5.0% 5.0% 5.0%
Financing Terms No financing Seller Financing Seller Financing
recorded
Adjustment 0.0% -10.0% 0.0%
Conditions of Sale Arm's Length Tenant In Place Arm's Length
Adjustment 0.0% 0.0% 0.0%
Expenditures Immediately After Purchase
Adjustment 0.0% 0.0% 0.0%
Time/Market Conditions (months elapsed) 8.2 14.2 30.4
Market Conditions Adjustment 2.0% 3.6% 7.6%
Subtotal Price /GBA 5189.34 5189.45 5250.84
Location Superior (- -) Similar Similar
Physical Characteristics Superior(---) Similar Superiar (- - -)
Land to Building/Parking Ratio nferior (++++++#) Inferior (+ +) Similar
Building Size Inferior (++) Similar Superior (- -)
Net Qualitative Adjustment Inferior [+ + +) Inferior [+ +) Superior [----- )

State Properties Review Board
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DOT Appraisal — Site Improvements (Before)

Income capitalization Approach (Before) :.

S | A g = & Comparable Retail Leases
N A & @2 a%U
0/ 5 ) R Property 1 2 3
Lease No. 2
Address 649 West Main Street 779 Wolcott Street 2154 East Main Street
City/Municipality Waterbury Waterbury Waterbury
| Property Type Neighborhood Center Free Standing Retail Medical Office
L = HI™H
%% & Building
L GBA 36,760 4,980 1,972
Year Built 19841996 1980 1936
EAST END
6;-“ = Land Acres 4.16 0.41 0.30
& g,é’ Land to Building Ratio 4.93 3.59 6.63
T I Traffic Count 21,000 17,200 11,700
\ AV Leased Area (SF) 2,635 4,980 1,972
3 3 s YrnimR e s Lease Date 9/26/2024 5/1/2023 12/19/2023
‘J-- Rei mbursement Type NNN NNN NNN
Lease Remarks Asking rent for in-line Single-tenant building. Asking rent for single-
=8 retail spacein shopping | Annual escalations of tenant office/retail
A T = center. 2.00%. One 10-year building utilized as
- =3 option. medical office space.
%5 Lease Rate per SF $15.00 $13.77 $16.00

o

Lease Comp #3

PRB #26-069
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DOT Appraisal — Site Improvements (Before) Income capitalization Approach (Before) :.

Comparable Lease Range and Average

Range Lease Rate Per SF
Comp Max $16.00
Comp Min $13.77
Comp Avg $14.92

Market Rent Conclusion
Market

Space Type Rent/SF Type
Retail $15.00 NNN

The Potential Gross Income for the subject is
concluded as 2,652 sfx $15/sf=$39,780

Direct Capitalization Summary

Net Operating Income 535,994
Divided By Overall Rate 7.50%
Capitalized Value Indication $479,924

Rounded ($181.00 per SF) $480,000

Capitalization of Net Operating Income : $480,000

Summary of Value Conclusions

As of June 23, 2025

Sales Comparison Approach $500,000
Income Approach 5480,000
Cost Approach N/A

Reconciled Value S495,000

The Reconciled Value of subject property (Before) : $495,000
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DOT Appraisal — Taking/Acquisition Valuation

The Taking and Effects of the Taking

The Easement Area totals 120 square feet, and is located on the subject’s southern property line, along

West Main Street. The Easement Area is located directly in front of an existing sign. The easement is a

permanent easement to construct and maintain a bus shelter.

After the Taking, the subject’s site will be encumbered by the permanent easement. A bus shelter will be
erected in the Easement Area. The Taking will result in the loss of use of the easement area and reduced
visibility of the subject. Although the bus shelter will be constructed in front of an existing sign, the sign’s
visibility will not be obstructed due to its height. Additionally, the easement is within the front setback (15
feet in the CA zone for lots under 1.00 acre in size).

The Highest and Best use : of the subject property after the Taking is for continued use as a retail building.
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Property Description — Taking Map

S &D OCEAN LLC
EASEMENT AREA = 120 £ SQ.FT.

EASEMENT TO CONSTRUCT AND MAINTAIN
TRAFFIC APPURTENANCE

RIGHT TO CONSTRUCT DRIVEWAY ACQUIRED
RIGHT AREA = 121 5Q. FT.

BITUMINOUS CONCRETE DRIVEWAY
PAVING/RESTORATION

121 SQUARE FEET

(MATCH EXISTING)

PROPOSED BUS P,
SHELTER ASSENGER

EASEMENT LINE

-0¥'628916 3

i - SYOLBEILN

|

Il !
\ Approx. Highway Line

|
g

35.7

:
| |
|
|

,13’[00 Nesiﬂ 14' 43.88"E ]
= i
+43.0 +68.0 +88.6 ' +8.8

PRESENT WEST MAIN STREET
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DOT Appraisal — After Land Valuation

The subject 1s being appraised utilizing the Sales
Comparison and Income Capitalization Approaches.

Sale Comparison (After)

The same sales utilized in the Sales

Comparison Approach as ““ Before”

Subject Rankins Analysis
Sale #3: Superior ( ) 5 250.84
Subject S 185.00
Sale #2: Inferior [+ +) 5 189.45
Sale #1: Inferior (+++) 5 189.34
Indicated Subject Value
Concluded Value Per SF GBA 5 185.00
GBA 2,652
Indicated Value 5 490,620
Less Easement Area Value 5 (870)
Rounded 5 489,800

The value of the subject property $489,800
(approximately 3.00% lower than in the

Before scenario)

Sales Adjustment Grid

Subject Sale #1 Sale #2 Sale #3
Address 744 West Main| 779 Wolcott Street 113 Homer Street] 702 Chase Parkway
Street
City Waterbury Waterbury Waterbury Waterbury
Recording Date N/A 10/17/2024 4/17/2024 12/12/2022
Sale Price N/A $880,000 $520,000 $260,000
GBA 2,652 4,980 2,686 1,171
Year Constructed 1965 1580 1952 1924
Site Size 0.97 0.41 0.37 0.25
Traffic Count 19,200 17,200 26,000 10,100
Land to Building Ratio 15.93 3.59 6.00 9.30
Site Coverage 6% 28% 17% 11%
Parking Ratio 5.66 3.61 8.19 8.54
Price/SF GBA N/A $176.71 $193.60| $222.03
Property Rights Conveyed Leased Fee Fee Simple Fee Simple
Adjustment 5.0% 5.0% 5.0%
Financing Terms Mo financing Seller Financing Seller Financing
recorded
Adjustment 0.0% -10.0% 0.0%
Conditions of Sale Arm’s Length Tenant In Place Arm’s Length
Adjustment 0.0% 0.0% 0.0%
Expenditures Immediately After Purchase
Adjustment 0.0% 0.0% 0.0%
Time/Market Conditions (months elapsed) 3.2 14.2 30.4
Market Conditions Adjustment 2.0% 3.6% 7.6%
Subtotal Price/GBA $189.34 5189.45 $250.84
Location Superior (- -) Similar Similar
Physical Characteristics Superior (- - -) Similar Superior (- --)
Land to Building/Parking Ratio Inferior (++++++) Inferior (+ +) Similar
Building Size Inferior [+ +) Similar Superior |- -)
Net Qualitative Adjustment Inferior [+ + +) Inferior [+ +) Superior (- -- - - )

State Properties Review Board
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DOT Appraisal — After Land Valuation Easement Area Valuation

As previously discussed, the Taking impacts the subject property within the Easement Area and outside of
the Easement Area. The subject was first valued with consideration to the impact of the Taking outside of
the Easement Area. A deduction was made from the indicated value for the impact of the Taking within the

Easement Area.

The value of the Easement Area is calculated by applying the concluded land value per square foot
(concluded in the Sales Comparison Approach: Land — Before section of this appraisal) to the total land area
encumbered by the easement. An estimate of the percentage of unencumbered value attributable to the

Easement Area is then applied to the fee value of the Easement Area.

The easement is estimated to represent 90% of the unencumbered value of the easement area. The
Easement Area will be utilized as a bus shelter, and may not continue to be used as part of the subject’s
front yard. The area may still be used in the calculation of the area and bulk requirements, and is located

within the front setback.

The calculation of the value of the Easement Area is shown in the table below:

Easement Area Valuation

Subject Land Value per SF 58.05
5F of Land Within Easement X 120
Fee Value of Area Within Easement 5966
% Unencumbered Value Attributable to Easement x 90%
Indicated Value of Easement Area (Rounded) = 5870

The value of the Easement Area = $870
State Properties Review Board

PRB #26-069



DOT Appraisal — After Land Valuation

Income Capitalization Approach (After)

Comparable Lease Range and Average

Comp Max 516.00
Comp Min 513.77
Comp Avg 51492

Market Rent Conclusion

Market Rent Conclusion

Market
Space Type Rent/SF Type
Retail 514.63 NNM

Direct Capitalization Summary

MNet Operating Income 535,078
Divided By Overall Rate 7.50%
Capitalized Value Indication S467,705
Less Adjustments

Less Easement Area Value (S870)
Adjusted Value Indication 5466,835

Rounded ($181.00 per SF) $466,800

Comparable Retail Leases

Property 1 2 3
Address 649 West Main Street 779 Wolcott Street 2154 East Main Street
City/Municipality Waterbury Waterbury Waterbury
Froperty Type Meighborhood Center Free Standing Retail Medical Office
Building
GBA 36,760 4,980 1,572
Year Built 19841996 1980 1936
Land Acres 416 0.41 0.30
Land to Building Ratio 493 3.59 6.63
Traffic Count 21,000 17,200 11,700
Leased Area (5F) 2,635 4,980 1,972
Lease Date 9/26/2024 5/1/2023 12/19/2023
Reimbursement Type MNMN MNNMN NNN
Lease Remarks Asking rent for in-line Single-tenant building. Asking rent for single-
retail spacein shopping | Annual escalations of tenant office/retail
center. 2.00%. One 10-year building utilized as
option. medical office space.
Lease Rate per SF 515.00 513.77 516.00

Capitalization of Net Operating Income : $466,800

State Properties Review Board
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DOT Appraisal — After Land Valuation

Reconciliation of Value — After

Summary of Value Conclusions

As of June 23, 2025

Sales Comparison Approach 5489,800
Income Approach 5466,200
Cost Approach MN/A

Reconciled Value S484,000

The Reconciled Value of subject property (After): $484,000
Final value Conclusion

Value Conclusion Table

Before Value 5495,000
After Value 5484,000
Value of Damages 511,000

State Properties Review Board  PRB #26-069




DOT Narrative

APPRAISER’S ESTIMATE OF ¥.M.V.: $11,000.00

DATED: June 23, 2025
RECOMMENDED SETTLEMENT AMOUNT: §12,000.00 DATED: April 24, 2026

This Administrative Settlement concerns the acquisition of a 1 204 square foot easement to
construct and maintain traffic appurtenances required for the installation of a bus shelter. This
acquisition is associated with the City of Waterbury’s project for Component 2 — West Main Street
Improvements in Waterbury.

The affected property is owned by S&D Ocean, LLC (S&D), located at 744 West Main
Street, Waterbury, Connecticut and is located in a CA {Arterial Commercial) zone. The subject
property consists of a 2,652 square foot free-standing retail building situated on a 0.97-acre site and
is currently operated as a fish market. The area affected by the Traffic Easement is improved with
grass and two shrubs. A permanent bus shelter will be constructed within the Traffic Easement.

The Connecticut Department of Transportation’s (Department) offer is based on an
appraisal provided by the City of Waterbury, by licensed real estate appraiser Vincent O'Brien of
Kerin Fazio Appraisals. The appraisal was subsequently reviewed and approved by the
Department’s staff appraiser Steven C. Miller. The appraisal established total damages in the

amount of $11,000.00,

The Department's formal offer of $11,000.00 was made by certified mail to S&D. S&D
subsequently rejected the Department’s offer stating that the offer was too low compared to the
offers received by the abutting property. S&D expressed concerns citing that the proposed bus
shelter will be a permanent obstruction to the visibility of their retail establishment, 5&D also raised
concerns about impacts to an existing Japanese maple tree and Alberta Spruce located within the
casement area, noting that construction activities will likely remove or damage ornamental trees.
S&D presented the Department with a counteroffer of $27,000.00 for the easement and their above

CONnCerns.,

The above concerns were discussed with S&D and it was explained that the issue of
visibility was addressed as a part of the severance damages within the appraisal. It was explained
that the appraiser used a lower square foot value in the after valuation because of the lower visibility
which resulted in a larger difference (damages) between the Before and After values, However, the
loss of vegetation was not addressed in the appraisal. The Department counteroffered an additional
$1,000.00 for the loss of the two ornamental trees.

State Properties Review Board

ADMINISTRATIVE SETTLEMENT -2- TOWN: Waterbury
OWNER: S&D Ocean, LLC

STATE PROJECT NO.: 151-345-002

Negotiations concluded with an agreement for total compensation in the amount of
$12,000.00. The additional $1,000.00 in compensation is considered reasonable to address the
owner’s concerns regarding impacted vegetation and serves to mitigate the risk of potential
litigation, as well as any associated costs or delays that could arise from an unfavorable outcome.

Your approval of this settlement is recommended.

APPROVED:
Obey, Terrygsisisy s DATE:

Terrence 1. Obey
Director of Rights of Way

PRB #26-069



Recommendation

Staff recommend approval of this acquisition in support of the Project - in the amount of $11,000.
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 damages are supported by the DOT appraisal.

Voted by Board Members

Approval Disapprove Suspend

Meeting Date: 06/01/2026
State Properties Review Board  PRB #26-069




5. ARCHITECT ENGINEER - OLD BUSINESS

6. ARCHITECT ENGINEER — NEW BUSINESS

7. OTHER BUSINESS

8. VOTES ON PRB FILE:
PRB FILE #26-068 — Mr. Morin and Mr. Berger seconded a motion to approve PRB FILE #26-068. The motion passed unanimously.
PRB FILE #26-069 — Mr. Shiffrin moved and Mr. Berger seconded a motion to approve PRB FILE #26-069. The motion passed unanimously.
9. NEXT MEETING

Monday, June 1, 2026 — will be held solely by means of electronic equipment via Microsoft TEAMS and
conference call.

The meeting adjourned APPROVED:

Mark A. Shiffrin, Secretary

Minutes of Meeting Held: June 1, 2026
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