
STATE PROPERTIES REVIEW BOARD 

Minutes of Meeting Held On March 10, 2025 

Microsoft Teams Meeting 
Join on your computer, mobile app or room device. 

Click here to join the meeting 
Meeting ID: 273 299 692 323 

Passcode: uLQBFw 
Download Teams | Join on the web

Or call in (audio only) 
+1 860-840-2075, 917724280#

United States, Hartford 
Phone Conference ID: 917 724 280# 

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.

Members Present – solely by means
of electronic equipment: 

Bruce R. Josephy, Chairman  
Jeffrey Berger, Vice Chairman 
Mark A. Shiffrin, Secretary 
Eric Coleman 
Russell Morin

Members Absent: 
  Jack Halpert 

Staff Present – solely by means of electronic equipment: 
Thomas Jerram 
Jyoshna Rath 

Guests Present – solely by means of electronic equipment: 

Mr. Shiffrin and Mr. Berger seconded a motion to enter into Open Session.  The motion passed 
unanimously. 

OPEN SESSION 

1. ACCEPTANCE OF MINUTES

Mr. Shiffrin moved and Mr. Coleman seconded a motion to approve the minutes of the March 6,
2025. The motion passed unanimously.

2. COMMUNICATIONS

Members were updated regarding a Public Hearing on March 7, 2025 led by the Government
Administration and Elections Committee. Staff joined Members Mr. Berger, Mr. Coleman and Mr.
Morin during the 11AM hearing. Mssrs. Berger, Coleman and Morin each provided their comments
regarding the Hearing.

3. REAL ESTATE- UNFINISHED BUSINESS

4. REAL ESTATE – NEW BUSINESS

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
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PRB # 25-037 
Transaction/Contract Type: RE – Voucher 
Origin/Client: DOT/DOT 
DOT Project #: 106-131-001 
Grantor:  M-Khalil Realty LLC 
Property: Orange, Boston Post Road (330) 
Project Purpose: Emergency Repair to Bridge No. 01882 
Item Purpose:  Voucher 

 
DAMAGES: $38,700 
 
Project Background - The property (330 Boston Post Road, Orange, CT) acquisition was 
done under an emergency repair project outlined by the CT-DOT’s Right of Way Impact 
Plan titled “Emergency Repair To Bridge No. 01882 Carrying Route 1”.  
 
Under this Proposal (PRB #25-035), DOT is seeking SPRB approval of the Construction 
Easements and Access Easements acquired during the Emergency Bridge Repair that took place for 5 
months between July 2024, and November 2024. The damages during this period total $38,700. 
 
SITE & TAKING DESCRIPTION: The subject property consisted of a single tax parcel with a 
total of approximately 0.8528+/- acre (37,150+/- square feet, per the respective deed and legal 
description) of commercial land located in the town of Orange, frontage along the south edge of 
Boston Post Road (Route 1). The subject is improved with a 7,200+/- square foot Two-Unit 
Retail Building. (2,400 sf of Retail and 4,800 sf of Medical office). 
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VALUATION: The DOT appraisal was completed by Steven. C. Miller, with an effective date of 
October 24, 2024 (retrospective valuation). The appraiser conducted an inspection (visual 
observation) of the impacted property’s exterior only. 
 
Before Land Valuation: Based on the sales comparison approach, the appraiser considered three 
sales of land as follows:  

 
 
After adjusting for Transactional, Locational and Physical characteristics, the Appraiser concluded 
that the fair market value of the subject land was $20.00/sf, or 37,150 sq. ft. x $20.00 PSF = 
$743,000,   
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Before – Sales Comparison Approach: Based on the sales comparison approach, the appraiser 
considered three sales of similar buildings as follows: 

       
 

 
After adjusting for Transactional, Locational and Physical characteristics, the Appraiser concluded 
that the fair market value of the subject building was $220.25/sf, or 7,200 sq. ft. x $220.25 PSF = 
$1,585,800, or $1,586,000 rounded.  
 
Before - Income Capitalization Approach: The Appraiser analyzed six rentals of similar space in 
thr greater market area and concluded the following:  
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After fully supporting market-based vacancy, operating expenses, and overall capitalization rate, 
the Appraiser summarized their valuation as follows:  

 

 
 

Before – Value Conclusion 
The value opinion of the subject property in the “Before” condition is outlined as follows: 

Value via Cost Approach    Not Applicable 
 
Value via Sales Comparison Approach 
As Vacant (Land Only)     $ 743,000 
As Improved (Land with Improvements)   $ 1,586,000 
 
Value via Income Capitalization Approach 
As Improved (Land with Improvements)   $ 1,633,000 

 
            Reconciled Value:     $1, 610,000 
 
Taking Description:   
 
DOT acquired the following:  

The Temporary Construction Easement encompasses two separate areas that area 
adjacent to a drainage right of way, totaling 5,342± square feet, and allows for 
general construction activities facilitating the emergency repair to the subsurface 
culvert.  
 
The Temporary Access Easement also encompasses two separate areas that are 
used as on-site travel lands, but total 3,230± square feet, and are to be used for 
construction access purposes only. The easements were initially taken as part of 
this Emergency Declaration beginning July 2024 and completed on November 24, 
2024, indicating a project term length of 5 months total. 

 
During The Acquisition 

The construction activity provides for an emergency repair to a subsurface culvert 
carrying Silver Brook, which bisects the rear of the property and diminishes 
utility of the rear parking lot. The temporary construction easement areas diminish 
the number of on-site parking spaces available during the term of the project, and 
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there is increased use of onsite travel lanes by construction personnel and 
equipment that encompass the temporary access easement areas. During the 
construction project, on-site parking utility is reduced to 19 spaces, being the 10 
spaces untouched along the frontage and 9 spaces in the rear parking lot (5 of 
which are occupied by the medical trailer pad area). The State’s project is for five 
months total, beginning July 2024 through November 2024. 

 

 
After Valuation 
 
After Land Valuation: It is the appraiser’s opinion that the subject’s land value of $20.00 per 
Square Foot remains unchanged from the “Before” condition, as there is no permanent impact to 
the site. As such, the land valuation in the “After” condition remains as follows: 
 
37,150± Square Feet x $ 20.00 per Square Foot = $ 743,000 
 
The valuation of the temporary access and construction easements are as follows: 

 
Temporary Access Easements 
3,230± Square Feet x $20.00 per Sq.Ft. x 1.00% per Month x 5 Months =  $ 

3,230 
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Temporary Construction Easements 
5,342± Square Feet x $20.00 per Sq.Ft. x 1.25% per Month x 5 Months =  $ 6,678 

   Total   $ 9,908 Or, Say $ 9,900  
 
After Improvements Valuation:  
 
Sales Comparison Approach: 
It is the appraiser’s opinion that the subject’s as-improved value of $220.25 per Square Foot 
remains unchanged from the “Before” condition, as there is no permanent impact to the site and/or 
improvements. As such, the as improved valuation in the “After” condition remains as follows: 
 
7,200± Square Feet x $ 220.25 per Square Foot = $ 1,585,800 or $1,58600 (Rounded) 
 
Income Comparison Approach: 
It is the appraiser’s opinion that the subject’s net operating income and relevant risk parameters 
remains unchanged from the “Before” condition, as there is no permanent impact to the site and/or 
improvements. As such, the as improved valuation in the “After” condition remains as follows: 
 
Net Income ÷ Capitalization Rate =$ 118,376 ÷ 7.25% = $ 1,632,772 Or, $ 1,633,000 (rounded) 
 
After – Value Conclusion 
 

Value via Cost Approach    Not Applicable 
 
Value via Sales Comparison Approach 
As Vacant (Land Only)     $ 743,000 
As Improved (Land with Improvements)   $ 1,586,000 
 
Value via Income Capitalization Approach 
As Improved (Land with Improvements)   $ 1,633,000 

             Reconciled Value:     $1,610,000 
 
 
Final Value :  
Permanent Damages    

“Before” Value     $ 1,610,000 
“After” Value     $ 1,610,000 

 Total Permanent Damages   $ 0 
 
 
Valuation of Damages to the Remainder 
 
While there is no permanent impact, the temporary loss of parking utility during the project’s 
term results with damages to the remainder on a temporary basis. There is a total of 42 parking 
spaces, of which 14 spaces lie fully or partially within an existing drainage right of way, with 
the lost utility of these spaces not compensable. During the project, there are 19 parking spaces 
remaining available on-site (which includes the utility of the medical trailer pad area, 
consisting of 5 parking spaces, which remain unrestricted during the project). The appraiser 
notes a parking space was temporarily lost due to a repositioned trash dumpster, with the 
impact of the lost utility included with this valuation.  
 
As such, the total number of compensable parking spaces that are impacted by the state’s 
project is quantified at 9 vehicle spaces (42 – 19 – 14 = 9), which equates to 21.4±% of the 
total number of parking spaces on-site. The construction activity also disrupts the tenancy and 
customer activity, with increased usage of driveway access. If permanent, it is the appraiser’s 
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opinion that damages to the remainder would be at the rate of 30%. As such, via this report the 
appraiser has estimated the following: 
 
$ 1,610,000 As–Improved Value Before x 30% Damages, If Permanent = $ 483,000 
$ 483,000 x (5 Months Occupied ÷ 84 Months Held) =   $ 28,750 Or, Say $ 28,800 
(Rounded) 
Total Temporary Damages to the Remainder        $ 28,800 
 
Temporary Construction and Access Easements       $ 9,900 
Temporary Damages to the Remainder       $ 28,800 
Total Temporary Damages         $ 38,700 
 
It is the opinion of the appraiser that the Total Damages / Payment due to the property owner, 
as a result of the State’s proposed acquisition, totals $38,700. 
 
 
RECOMMENDATION: Board APPROVAL of damages in the amount of $38,700 is 
recommended for the following reasons: 
 

1. The acquisition complies with Section 13a-73(h) of the CGS which governs the acquisition 
of property by the commissioner of transportation required for Emergency Declaration 
Emergency Repair. 

2. The acquisition value is supported by the DOT retrospective appraisal. 
 

PRB # 25-045 
Transaction/Contract Type: RE – Legislative Conveyance 
Origin/Client: DOT/DOT 
DOT Project #: 161-000-92A 
Grantee:  Hoffman Properties, LLC 
Property: Wilton, Danbury Road (647) 
Project Purpose: Conveyance of 3.15 acres for use as Landscaping Business 
Item Purpose:  Quit Claim Deed 

 
RELEASE PRICE: $1,490,000 (+ $1,000 Administrative Fee)  
 
Project Background 
 
At its meeting held on February 3, 2014 the State Properties Review Board, under PRB #14-023, 
voted to approve a 5-year Lease Agreement to provide continued use of 2.243 acres and 4,000 SF 
masonry garage located at 647 Danbury Road, Wilton to Hoffman Landscapes, Inc., for 
$3,300/month, through 3-31-2018, with two additional five-year options.   
 
Also, at its meeting held on October 11, 2012 the State Properties Review Board, under PRB #12-
244, voted to approve a Lease of 39,836 SF of vacant commercial land located within the Route 7 
Corridor, adjacent to 647 Danbury Road, Wilton. The property was leased to Hoffman 
Landscapes, Inc. for parking of motor vehicles and storage of materials used for a landscape 
business for $2,100/month, through 12-31-2016, with two additional five-year options. 
 
Then, under PRB #22-053, the Board approved a Quit Claim Deed conveying approximately 3.15 
acres of land to the Town of Wilton pursuant to Section 1 of Special Act 21-29. The conveyance 
fee was $0, plus a $1,000 administrative fee.   
 
That legislative conveyance required the following:  
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1. Section 1 of Special Act 21-29 stipulates the conveyance of approximately 3.15 acres of land 
to the Town of Wilton at a cost equal to the administrative cost of the conveyance. 

2. Section 1 (b) (1)(2)(3) requires the Parcel be utilized, sold or leased, respectively, for a 
landscaping business, or ownership of the Parcel reverts to the State. 

3. Section 1(b) states that any sale of the Parcel shall be at fair market value, determined by the 
average of the appraisals of two independent Appraisers selected by the Commissioner. Any 
proceeds from the conveyance shall be transferred to the State Treasurer for deposit into the 
Special Transportation Fund.  

 
DOT informs the Board:  
 

Prior to this Special Act, there was Special Act No. 21-29 which was to convey this 
parcel to the Town of Wilton. The file was sent to petition, however, the deed was 
never fully executed as a revision was required to include the masonry garage. The 
petition was never amended as the Special act was repealed. 

 
Under this Proposal (PRB #25-045) DOT has now submitted this Quit Claim Deed conveying 
approximately 3.15 acres of land to Hoffman Properties, LLC pursuant to Section 1 of Special 
Act 24-29. The price, as established by the legislation, is the average of two appraisals, or 
$1,490,000, plus a $1,000 administrative fee.  Section 2 of this act repealed Special Act No. 21-
29. 
 
Section 1 of Special Act 24-29 states: 
 

Section 1. (Effective from passage) (a) Notwithstanding any provision of the 
general statutes, the Commissioner of Transportation shall convey to Hoffman 
Properties, LLC, a parcel of land located in the town of Wilton, at a cost equal to 
the fair market value of the property, as determined by the average of the appraisals 
of two independent appraisers selected by the commissioner, plus the 
administrative costs of making such conveyance. Said parcel of land has an area of 
approximately 3.15 acres and is identified as the parcel shown as "RELEASE 
AREA" on a map entitled "Compilation Plan, Town of Wilton, Map Showing Land 
Released to ____ by the State of Connecticut Department of Transportation, 
Danbury Road (U.S. Route 7), Scale 1"=40', October 2019, Mark D. Rolfe, P.E., 
Chief Engineer-Bureau of Engineering and Construction". The conveyance shall be 
subject to the approval of the State Properties Review Board. 

 
 
The property to be conveyed is a service garage building with 4,000± square feet on 3.15± acres of 
GB zoned land. The current service garage use is a legal conforming use.  
 
DOT obtained two appraisals, one from DOT Appraiser Jonathan P. Kloss and independent 
Appraiser Barbara J. Pape.  
 
The DOT appraisal, as of July 17, 2024, concluded the highest and best use as improved is 
continued use as a service garage. 
 
Land Valuation-Kloss 
 
Based on the sales comparison approach, the Appraiser utilized three sales of land in Wilton, 
Danbury and Brookfield that sold in 2021-2023.  
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After adjusting for transactional, locational and physical characteristics the appraiser 
concluded the fair market value of the subject land was $430,000/acre x 3.15± acres = 
$1,354,500, rounded to $1,350,000. 
Building Valuation-Kloss 
 
Based on the sales comparison approach, the Appraiser utilized three sales of similar 
improved properties in Ridgefield, Stratford that sold in 2022-2023.  
 

 
 

After adjusting for transactional, locational and physical characteristics the appraiser 
concluded the fair market value of the subject land was $330/sq. ft. x 4,000± square feet = 
$1,320,000. 
 
Value Conclusion-Kloss 

 
 
The Pape appraisal, as of June 25, 2024, concluded the highest and best use as improved is 
continuation of the existing use for the remaining economic life of the improvements. 
 
Land Valuation-Pape 
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Based on the sales comparison approach, the Appraiser utilized four sales of land in Wilton that 
sold in 2022-2023, based on the conclusion that the site had 2.03 usable acres (88,427 sf).  

  
 
After adjusting for transactional, locational and physical characteristics the appraiser 
concluded the fair market value of the subject land was $733,986/acre ($16.85/sf), x 2.03 
acres $1,489,992, or $1,490,000. The Appraiser then considered the $1,490,000 value / 
3.15± acres = $473,000/acre (rounded). 
 
Building Valuation-Pape 
 
Based on the sales comparison approach, the Appraiser utilized four sales of similar 
improved properties in nearby Norwalk that sold in 2022-2024. The Appraiser considered 
building area at 4,960 sf reflective of a 960 sf office building (trailers on wheels).  

 
 

After adjusting for transactional, locational and physical characteristics the appraiser 
concluded the fair market value of the subject land was $328.60/sq. ft. x 4,960± square feet 
= $1,629,856, rounded to $1,630,000. 
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Building Valuation-Pape 
 
The Appraiser also considered an income capitalization approach combining an income 
stream to the service garage and an income stream to the additional land and concluded a 
value of $1,630,000. 

 
 
Value Conclusion-Pape 

  
 
Legislation requires the conveyance at the average of two appraisals, as follows:  
 

Value
Kloss $1,350,000
Pape $1,630,000
Total $2,980,000
Average $1,490,000  
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RECOMMENDATION: Staff recommends approval of the Legislative Conveyance for the following 
reasons:  
 
1. The Quit Claim deed is consistent with Section 1 of Special Act 24-19, signed by the 

Governor on June 5, 2024;  
2. The conveyance requires the sale to Hoffman Properties, LLC be based on the average of two 

appraisals, by Appraisers selected by the Commissioner of DOT; and 
3. The deed description is consistent with the map description. 

 
 
 
 
RELEASE PRICE: $0 (+ $1,000 Administrative Fee)  
 
At its meeting held on February 3, 2014 the State Properties Review Board, under PRB #14-023, 
voted to approve a 5-year Lease Agreement to provide continued use of 2.243 acres and 4,000 SF 
masonry garage located at 647 Danbury Road, Wilton to Hoffman Landscapes, Inc., for 
$3,300/month, through 3-31-2018, with two additional five-year options.   
 
Also, at its meeting held on October 11, 2012 the State Properties Review Board, under PRB #12-
244, voted to approve a Lease of 39,836 SF of vacant commercial land located within the Route 7 
Corridor, adjacent to 647 Danbury Road, Wilton. The property was leased to Hoffman 
Landscapes, Inc. for parking of motor vehicles and storage of materials used for a landscape 
business for $2,100/month, through 12-31-2016, with two additional five-year options. 
 
Under this Proposal (PRB #22-053) DOT has now submitted this Quit Claim Deed conveying 
approximately 3.15 acres of land to the Town of Wilton pursuant to Section 1 of Special Act 21-
29.  
 
A summary of the conveyance is as follows: 
 
1. Section 1 of Special Act 21-29 stipulates the conveyance of approximately 3.15 acres of land 

to the Town of Wilton at a cost equal to the administrative cost of the conveyance. 
2. Section 1 (b) (1)(2)(3) requires the Parcel be utilized, sold or leased, respectively, for a 

landscaping business, or ownership of the Parcel reverts to the State. 
3. Section 1(b) states that any sale of the Parcel shall be at fair market value, determined by the 

average of the appraisals of two independent Appraisers selected by the Commissioner. Any 
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proceeds from the conveyance shall be transferred to the State Treasurer for deposit into the 
Special Transportation Fund.  

 

 

 
 

 
 
The Special Act Language is as follows: 
 
Special Act No. 21-29  
 
AN ACT CONCERNING THE CONVEYANCE OF A PARCEL OF STATE LAND IN THE 
TOWN OF WILTON.  
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Be it enacted by the Senate and House of Representatives in General Assembly convened:  
 
Section 1. (Effective from passage) (a) Notwithstanding any provision of the general statutes, the 
Commissioner of Transportation shall convey to the town of Wilton a parcel of land located in the 
town of Wilton, at a cost equal to the administrative costs of making such conveyance. Said parcel 
of land has an area of approximately 3.15 acres and is identified as the parcel shown as 
"RELEASE AREA" on a map entitled "Compilation Plan, Town of Wilton, Map Showing Land 
Released to ____ by the State of Connecticut Department of Transportation, Danbury Road (U.S. 
Route 7), scale 1"=40', October 2019, Mark D. Rolfe, P.E., Chief Engineer-Bureau of Engineering 
and Construction". The conveyance shall be subject to the approval of the State Properties Review 
Board.  

(b) The town of Wilton shall use said parcel of land for purposes of a landscaping business. If 
the town:  

(1) Does not use said parcel for said purposes;  
(2) Does not retain ownership of all of said parcel, other than a sale for said purposes; or  
(3) Leases all or any portion of said parcel, other than a lease for said purposes,  
 

the parcel shall revert to the state of Connecticut. Any sale of said parcel shall be at a cost equal to 
the fair market value of the property, as determined by the average of the appraisals of two 
independent appraisers selected by the Commissioner of Transportation. Any funds received by 
the town from a sale of said parcel in accordance with this section shall be transferred to the State 
Treasurer for deposit in the Special Transportation Fund.  
 

(c) The State Properties Review Board shall complete its review of the conveyance of said 
parcel of land not later than thirty days after it receives a proposed agreement from the Department 
of Transportation. The land shall remain under the care and control of said department until a 
conveyance is made in accordance with the provisions of this section. The State Treasurer shall 
execute and deliver any deed or instrument necessary for a conveyance under this section, which 
deed or instrument shall include provisions to carry out the purposes of subsection (b) of this 
section. The Commissioner of Transportation shall have the sole responsibility for all other 
incidents of such conveyance. 
 
Approved July 13, 2021 
 
RECOMMENDATION: Staff recommends approval of the Legislative Conveyance for the following 
reasons:  
 

4. The Quit Claim deed is consistent with Section 1 of Special Act 21-29, signed by the 
Governor on July 13, 2021;  

5. The conveyance requires the Town to retain, lease or sell the land for a landscaping 
business;  

6. The conveyance requires any sale by the Town to be based on the average of two appraisals, 
by Appraisers selected by the Commissioner of DOT;  

7. Any funds received by the town from a sale of said parcel shall be transferred to the State 
Treasurer for deposit in the Special Transportation Fund; and 

8. The deed description is consistent with the map description. 
 
 
 
 
From PRB #14-023 
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SUBJECT: PRB #14-023 DOT Lease Agreement to provide continued use of 2.243 acres 
and 4,000 SF masonry garage located at 647 Danbury Road, Wilton. Second Party:  Hoffman 
Landscapes, Inc. Rent:  $3,300/month 
 
Background:  The initial lease of this former DOT Wilton highway maintenance garage was in 
1997 as the result of a public bid process.  The Lessee was Right Source, Inc. acting by John R. 
Hoffman (PRB #97-576) and the premises were used for a tech industry and a landscaping 
business. Subsequently, Hoffman Landscapes, Inc. leased the entire property, and also leases an 
adjacent 0.9 acres from the DOT ($2,100/month - PRB #12-244). 
 
Leased Premises:  The 2.243 acre site has 217.40 feet of frontage on the west side of Route 7, 
Danbury Road.  The lot is rectangular, with a depth of approximately 500 feet.  The usable area is 
about 1.28 acres.  The balance is steep slope/ledge.  The garage is a one-story brick building of 
approximately 4,000 SF of which 2,800 SF is an unheated 5 bay garage; the remaining 1200 SF is 
utility room, bathroom, office and break room. The appraisal report describes the roof as leading 
and being covered with tarps held down by sand bags. The windows are cracked; the masonry is 
crumbling in some areas. The heating system is original (1953) and constantly in need of repairs; 
and the Lessee indicated that the septic system will need to be replaced in the near future.  The 
table shows the lease terms. 
 

ITEM TERMS & CONDITIONS 
Lessee Hoffman Landscapes, Inc. 
Lease Premises 4,000 SF masonry garage located on 2.243 acres at 647 Danbury Road, 

Wilton 
Use Operation of a landscaping business 
Lease Term Initial  term of 5 years, from 4/1/2013 to 3/31/2018 
Monthly Rent $3,300.00. All costs of taxes, utilities if any shall be paid by the Lessee 
Renewal Options Two five-year renewals subject to a review and update of the rental fee 
Renewal Rate To be determined at renewal 
Lease Termination At any time, with or without cause, by either party, with 30 days notice 
Indemnification Second Party indemnifies the State from and against any and all claims & 

costs arising in connection with the lease. 
Insurance Summary Commercial General Liability, including Contractual Liability Insurance; 

and Automobile Liability:  $1,000,000 in any one accident; $2,000,000 in 
the aggregate. 

Other The lease is subject to DOT Standard Highway Lease Specifications & 
Covenants, dated January 15, 2013.  Any repairs to or upgrading of the 
premises are at the Lessee’s expense and must receive the prior consent of 
DOT. 

 
Rental Rate:  DOT Appraisers DeLucco and Sass based the property’s rental rate on rents and 
offerings for commercial buildings in the Wilton and Danbury. The data indicated a range between 
$9.00/SF and $11.50/SF of Gross Building Area.  Based on $10.00/SF of GBA, the rental rate for 
the subject is: 

 
4,000 SF of GBA x $10.00/SF = $40,000/year = $3,300/month (rounded) 

 
Recommendation:  Board approval is recommended: 
1. The commissioner of transportation has the authority under CGS §13a-80 to enter into lease 

agreements, subject to the approval of OPM (received 7/30/13) and the SPRB. 
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2. The rental rate/site value is based on comparable rentals of two commercial buildings in 
Wilton (also on Danbury Road) and one in Danbury. 

3. Should DOT require this property for any reason, the lease can be terminated without cause 
with 30 days notice. The Parties agree that the premises are designated for transportation use 
under the provisions of the Federal Highway Act and that all other uses are temporary and 
subordinate thereto. 

 
Leased area at 647 Danbury Road - former DOT garage on 2.24 acres, of which 1.28 acres is 
useable, the remainder is steep woods and ledge. 
 

 

From PRB #12-244 

SUBJECT: 
PRB#12-244. DOT (Standard Highway) Lease Agreement for use of 39,836 
SF located within the Route 7 corridor, and adjacent to 647 Danbury Road, 
Wilton.  Lessee:  Hoffman Landscapes, Inc. 

 
DOT proposes to lease 39,836 SF abutting 647 Danbury Road, Wilton to Hoffman Landscapes, 
Inc. (“Hoffman”) for the purpose of parking motor vehicles and storage of materials used in its 
business.  The parcel is described as a gravel and dirt area, with a grass buffer and some trees, with 
mostly level topography. Access is from 647 Danbury Road, also owned by DOT and occupied by 
Hoffman. This adjacent site is 2.24 acres, with a building that was formerly a DOT garage, leased 
since 1998 to High Technology Industries and used by its tenant, Hoffman (PRB File #97-576).  
Hoffman currently pays DOT a monthly rent of $4,500. 
 

Subject Premises 

PRB #12-244, 
Also Leased 
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Without benefit of a lease, Hoffman has been using the subject 39,836 SF parcel, and the purpose 
of this proposal is to receive payment for Hoffman’s encroachment on the site. DOT granted a 
Temporary Right of Entry, November 2011. 
 
Rental Rate:  $2,100/month - The site is located in the northern portion of Wilton, near the 
Ridgefield/Redding town boundaries. The rental rate is based on an appraisal that estimates market 
value of the lease parcel, rear land, at approximately $350,000/acre ($8.00/SF). The appraiser 
chose 8% as a rate of return to determine the annual rent. Contemporary real estate investor 
surveys indicate that 8% is a supportable rate of return for vacant land.1 
 

Item PRB #12-244 
Lessee Hoffman Landscapes, Inc. 
Use Parking and storage of materials used in landscape 

business 
Land (Vacant) 39,836 SF (0.9 acres) 
Initial Term 5 years, commencing 1/1/2012. 
Rent $25,200 per annum;  $2,100 per month 
Renewal/Renewal Rent Two 5-year renewals, with rental rate to be 

established by appraisal 

 
1 PwC Real Estate Investor Survey, 4Q2011; Urban Land Institute forecasts. 
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Signs, Structures Require specific written permission from DOT 
Utilities & Maintenance Lessee 
Real Estate Taxes Lessee 
Cancellation Either party may terminate giving 30 days notice 
Subletting & Assignment Requires prior written approval of DOT. 
Indemnification/Insurance Standard DOT lease provisions 

 
Recommendation - Approval is recommended.   
• DOT has authority to lease any land and buildings owned by the state and obtained for or in 

connection with highway purposes which real property is not necessary for such purposes. 
• The lease will resolve an encroachment issue.  DOT must retain properties for possible 

future improvements to the Route 7 Corridor; therefore the lease agreement provides the 
tenant’s use of the property, generating income for the state.   

• The subject lease and adjacent lease rates are $6,600/month ($79,200/year), which rates are 
supported by a DOT appraisal completed by Anthony DeLucco. 

• The Town of Wilton will benefit from additional property tax revenue.  
• The lease can be terminated without cause with 30 days notice. 

 

 
 

 

Existing Leased Area of former garage 
on 2.24 acres at 647 Danbury Road 

Subject Leased Premises – 39,836 SF 
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Existing leased area at 647 Danbury Road - former DOT garage on 2.24 acres.  Tenant is Hoffman 
Landscapes, Inc. 
(Of the 2.24 acre leased site, 1.28 acres is useable, the remainder is steep woods and ledge.) 

5. ARCHITECT-ENGINEER - UNFINISHED BUSINESS

6. ARCHITECT-ENGINEER – NEW BUSINESS

7. OTHER BUSINESS
Chairman Josephy requested a motion to approve Board Fees reimbursement for Vice Chairman 
Berger, Mr. Coleman and Mr. Morin for attending the March 7th Government Administration and 
Elections Committee Public Hearing. Mr. Shiffrin made the motion, seconded by Mr. Berger. The 
motion passed unanimously.

8. VOTES ON PRB FILE:

PRB FILE #25-035 – Mr. Berger moved and Mr. Morin seconded a motion to approve PRB FILE 

#25-035. The motion passed unanimously.

PRB FILE #25-045 – Mr. Berger moved and Mr. Coleman seconded a motion to approve PRB 

FILE #25-045. The motion passed. Mr. Shiffrin abstained from the vote.

9. NEXT MEETING – Thursday, March 13, 2025 – will be held solely by means of 
electronic equipment via Microsoft TEAMS and conference call.

The meeting adjourned. 

APPROVED: ________________________________ Date: ________ 
    Mark Shiffrin, Secretary 
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