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SPECIAL RISKS 
 

The following is a summary of certain special risk considerations in connection with the Plan 
but is not intended to summarize all major features of the Plan. Prospective purchasers are 
urged to read the following special risk factors in conjunction with the Plan for a discussion 
of these and other important aspects of this condominium offering. 
 
1) Sponsor intends to sell the units.  Sponsor may not rent units prior to consummation of the 
offering plan. However, because Sponsor is retaining the unconditional right to rent rather than 
sell units after consummation, and is not limiting the conditions under which it will rent rather 
than sell the units and there is no commitment to sell more units than the 15% necessary to declare 
the plan effective (2 Units), this plan may not result in the creation of a Condominium in which a 
majority of the units are owned by owner-occupants or investors unrelated to the Sponsor.  
Purchasers may never gain control of the Board of Managers under the terms of this plan through 
their own occupancy.  See Section XV “Rights and Obligations of Sponsor” and Section I 
“Introduction”.   
 
2) Purchasers should note that in the current real estate market, banks and other lenders are 
imposing various restrictions on purchase financing. Such restrictions include requiring that a 
certain percentage of apartments in a building or group of building be sold before a lender will 
consider making a loan. Thus, it may be possible for a purchaser to experience difficulty obtaining 
a loan in a building or group of buildings where the Sponsor or holder of unsold shares has not 
sold a substantial percentage of the apartments in the building or group of buildings, which in some 
cases may be as high as 70%. Moreover, some lenders will not provide financing in a building or 
group of buildings where an investor other than the original Sponsor has an ownership interest of 
10% or more. It also may be difficult for a purchaser to resell an apartment if prospective buyers 
are unable to obtain a loan due to the same minimum sales and investor ownership restrictions.  
See Section XI, "Procedure to Purchase". 
 
3) The By-laws of the Condominium do not contain a provision that provides that after the 
initial Sponsor control period a majority of the Board of Managers must be owner-occupants or 
members of owner-occupants’ household who are unrelated to the Sponsor or its principals. 
Sponsor cannot recapture control after it relinquishes control of the Condominium Board.  See 
Section XVII “Board of Managers”. 
 
4) Owner-occupants and non-resident owners, including Sponsor, may have inherent conflicts 
on how the Condominium should be managed because of their different reasons for purchasing 
(i.e., purchase as a home as opposed to as an investment).  See Section I “Introduction” and Section 
XVI, “Control by Sponsor”. 
 
5) Sponsor has an absolute duty to construct the Premises in accordance with all applicable 
codes, filed plans and specifications. The Housing Merchant Implied Warranty applies to this 
offering but is limited.  The Housing Merchant Implied Warranty applies to the common elements 
as well as to the individual units.  A copy of the text of Section 777-a of the General Business Law 
is attached to Part II of this Offering Plan.  A copy of the limited warranty is attached as an exhibit 
to the Purchase Agreement. Said law provides a one-year warranty that the home will be free of 
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defects due to the failure of construction being constructed in a skillful manner; a two-year 
warranty that the plumbing, electrical, heating, cooling and ventilation systems of the home will 
be free from defects due to a failure by the builder to have installed such systems in a skillful 
manner, and a six (6) year warranty that the home will be free from material defects.  The Housing 
Merchant Warranty applies to the Common Elements. 
 
Unless provided otherwise, said law does not extend to any defect that does not constitute defective 
workmanship or defective materials supplied by the builder or by an agent, employee or 
subcontractor of the builder, defective design provided by a design professional retained 
exclusively by the builder or any patent defect which an examination ought in the circumstances 
to have revealed, when the buyer before taking title or accepting construction as complete has 
examined the home as fully as the buyer desired, or has refused to examine the home. 
 
However, the Sponsor’s obligation, regardless of any limitation in the warranty or in this Offering 
Plan, is to construct the premises in accordance with all applicable codes and filed plans and 
specifications, and that any conflict between the disclaimers and Sponsor’s obligation to construct 
the Premises in accordance with all applicable codes and filed plans and specifications shall be 
resolved in favor of the latter.  
 
The Sponsor has limited the warranty as indicated in Exhibit C following the Purchase Agreement 
in Part II of this Plan. 
 
The limited warranty in summary limits the Sponsor’s liability to 75% of the Purchase Price set 
forth in the Purchase Agreement. The warranty also does not cover consequential, incidental, 
special or indirect damages except as required by law. 
 
The limited warranty specifically identifies the builder’s responsibility for defects of a latent or 
hidden nature and specifically excludes all other warranties of every kind, express and implied on 
the construction and sale of the home, its workmanship and materials and its fitness for use and 
habitability. 
 
The Warranty Period for all of the following coverage begins on the Effective Date of the Warranty 
shown on page 1 of Exhibit C following the Purchase Agreement in Part II of this Plan.  For one 
year from the Effective Date of the Warranty, the Home will be free from latent defects that 
constitute: 
 
(a) defective workmanship by the Seller or an agent, employee or subcontractor of the Seller: 
 
(b) defective materials furnished by the Seller or an agent, employee or subcontractor of the 
Seller: 
 
(c) defective design provided by an architect, engineer, surveyor or other design professional 
retained exclusively by the Seller; or 
 
(d) defective installation of appliances sold as part of the Home by the Seller or an agent, 
employee or subcontractor of the Seller. 
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Seller under this coverage is not responsible for any defects in any work or materials ordered 
directly by Purchaser from Seller’s subcontractors or suppliers or other outside suppliers or 
subcontractors or for incidental or consequential damages resulting from such work or materials. 
 
For two years from the Effective Date of the Warranty, the Plumbing, Electrical, Heating, Cooling 
and Ventilation Systems of the Home which have been installed by the Seller are warranted to be 
free from latent defects resulting from defective installation by the seller. 
 
The Plumbing System refers to the gas supply lines and fittings; water supply, waste and vent pipes 
and their fittings; septic tanks and their drain fields; water, gas and sewer service piping and their 
extensions to the tie-in of a public utility connection or on-site well and sewage disposal system.  
The Electrical System refers to all wiring, electrical boxes, switches, outlets and connections up to 
the public utility connection.  The Heating, Cooling and Ventilation System refers to all ductwork, 
steam, water and refrigerant lines, registers, converters, radiation elements and dampers.  Except 
by reason of a defect in installation by Seller, this major system coverage does not include defects 
in appliances, fixtures and items of equipment. 
 
Seller under this coverage is not responsible for any defects in any work or materials ordered 
directly by Purchaser from Seller’s subcontractors or suppliers or other outside suppliers or 
subcontractors or for incidental or consequential damages resulting from such work or materials. 
 
For six years from the Effective Date of the Warranty, the Home will be free from latent Major 
Structural Defects that result from: 
 
(a) defective workmanship by the Seller or an agent, employee or subcontractor of the Seller; 
or 
 
(b)  defective materials furnished by the Seller or an agent, employee or subcontractor of the 
Seller; or 
 
(c) defective design provided by an architect, engineer, surveyor or other design professional 
retained exclusively by the Seller. 
  
A Major Structural Defect is a defect resulting in actual physical damage to the following load-
bearing portions which affects their load-bearing functions to the extent that the Home becomes 
unsafe, unsanitary or otherwise unlivable: foundation systems and footings, beams, girders, lintels, 
columns, walls and partitions, floor systems and roof framing systems. 
 
Damage to the following non-load bearing portions of the Home are not covered by this six-year 
coverage:  roofing and sheathing; drywall and plaster; exterior siding; brick, stone and stucco 
veneer; floor covering material; wall tile and other wall coverings; non-load bearing walls and 
partitions; concrete floors in attached garages and basements that are built separately from 
foundation walls or other structural elements of the Home; electrical, plumbing, heating, cooling 
and ventilation systems; appliances, fixtures and items of equipment; paint; doors and windows; 
trim; cabinets; hardware and insulation. 
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Seller, under this coverage, is not responsible for any defects in any work or materials ordered 
directly by Purchaser from Seller’s subcontractors or suppliers or other outside suppliers or 
subcontractors or for incidental or consequential damages resulting from such work or materials. 
 
In all coverages under the aforementioned, workmanship, materials, design and installation will 
be considered to be defective if they fail to meet or exceed the relevant standards and specifications 
of the applicable building code of the municipality in which the Home is located, in effect on the 
date that the building permit for the Home was issued, as supplemented by the annexed locally 
accepted building standards and practices. 
 
ALL TIME PERIODS FOR THESE COVERAGES ARE OF THE ESSENCE AND WILL NOT 
BE EXTENDED. 
 
The following are not covered by the warranty: 
 
a. patent defects including defects shown on the Final Inspection Sheet and defects which an 
examination of the Home prior to the Effective Date of the warranty ought to be revealed; 
 
b. defects in detached garages and carports; swimming pools and other recreational facilities; 
if any; driveways; walkways; patios; boundary walls; retaining walls; bulkheads; fences; 
landscaping (including sodding, seeding, shrubs, trees and plantings); and any other improvements 
not a part of the Home itself; 
 
c.   raised butt joints; ridging; scuffing on kitchen cabinet or vanity surfaces ;  variations of 
wood grain or staining of kitchen cabinets or vanities; shading variations of the exterior siding 
staining (on the face surface or grooves); and on fascias from staining; doors and windows sticking 
because of the weather; adjustment of bi-fold doors; chips, scratches, marks, breaks or other 
blemishes in windows, sliding doors, screens, electrical fixtures and globes, woodwork doors, 
dented appliances; broken screens. And minor chips (nicks) to cultured marble floors and 
countertops. 
 
d.  defects in any work or materials ordered directly by Purchaser from Seller’s subcontractors 
or suppliers or other outside suppliers or subcontractors and for incidental or consequential 
damages resulting from such work or materials; 
 
e.  damage caused by the failure of the Purchaser or anyone other than the Seller, its 
employees, agents or subcontractors, to comply with the warranty requirements of manufacturers 
or suppliers of appliances, fixtures or items of equipment. 
 
f.   damage caused by the misuse, abuse or interference by Purchaser or anyone other than 
Seller or its employees, agents and subcontractors with the Seller’s original construction or 
installations; 
 
g.  additional damage caused by the failure of the Purchaser to give notice to the Seller of any 
defects or damage in a timely manner as provided in the warranty; 
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h. damage caused by changes in grade made by anyone other than the Seller, its employees, 
agents or subcontractors and damage caused by changes in grade made by Seller’s agents and 
subcontractors if such work was ordered directly by Purchaser;   
 
i. damage caused by changes, alterations or additions made to the Home by anyone other 
than Seller or its employees, agents or subcontractors after the Effective Date of the warranty; 
 
j. damage caused by changes, alterations or additions made to the Home by Seller’s agents 
and subcontractors if such work was ordered directly by Purchaser after the Effective Date of the 
warranty; 
 
k. damage caused by dampness or condensation due to the failure of the Purchaser to maintain 
adequate ventilation; 
 
l. loss or damage caused by or resulting from accidents, riot and civil commotion, fire, 
explosion, smoke, water escape, falling objects, aircraft, vehicles, acts of God, lightning, 
windstorm, hail, flood, mudslide, earthquake, volcanic eruption, wind-driven water, soil 
movement and changes in the underground water table. 
 
m. loss or damage caused by seepage of water unless such loss or damage is the direct result 
of a construction defect; 
 
n. any damage which purchaser has not taken timely action to minimize; 
 
o. normal wear and tear and normal deterioration; 
 
p. insect, vermin and/or rodent damage and infestation, or damage caused by other animals 
or pests; 
 
q. bodily injury, death or damage to personal property; 
 
r. costs of shelter, transportation, food, moving, storage or other expenses related to 
relocation during repair or replacement; 
 
s. consequential, incidental, special and direct damages; 
 
t. any claim not filed in a manner set forth in paragraph 7 of the warranty; 
 
u. damage which arises while the home is being used for non-residential purposes; and 
 
v. damage due to abnormal loading on floors which exceeds design loads as mandated by the 
applicable building code or building standards. 
 
If a defect occurs in an item covered by the warranty, The Seller will repair, replace or pay the 
Purchaser the reasonable cost of repairing or replacing the defective item(s) , within sixty (60) 
days after the Seller’s inspection or testing discloses the problem, subject to weather conditions, 
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acts of God, availability of materials and other events beyond Seller’s control.  The choice among 
repair, replacement or payment is solely that of the Seller.  In making any repairs or replacements, 
Seller shall have the right to select the method and materials to be used in performing such repairs 
or replacements. 
 
 Seller’s liability under the warranty is limited in the aggregate to the amount listed on page 
1 of the warranty. 
 
 Repair of damage to the load-bearing portions of the Home will be limited to that which is 
necessary to restore their load-bearing function.  Repair of other Major Structural Defects will be 
limited to the repair of those defects which made the Home unsafe, unsanitary or otherwise 
unlivable. 
 
For a fuller explanation of such warranty, see Exhibit C to the Purchase Agreement located in part 
II of this Plan.     
 
Nothing contained herein shall be construed to render Sponsor liable for consequential damages 
(whether based on negligence, breach of contract, warranty, or otherwise), it being intended that 
Sponsor’s sole obligation pursuant to this section of the Offering Plan shall be to repair or replace, 
at Sponsor’s option, any defective item of construction (arising as a result of substantial and 
material defects in material or as a result of improper workmanship) subject to the terms and 
conditions (and within the time limits) set forth in the Offering Plan.  
 
The method of correcting any defect will be selected by Sponsor in its sole discretion. The quality 
of construction as to any such correction will be comparable to local standards customary in the 
particular trade or trades involved and will be in accordance with the Plans and Specifications.  
 
Sponsor will be conclusively considered to have discharged any obligation that it may have with 
respect to any defects, whether patent or latent, if (a) Sponsor is not notified of the existence of 
such defect, in the manner and within the appropriate time period specified in the '777-A Housing 
Merchant Implied Warranty included in part II of this Offering Plan; (b) The Board of Managers 
and/or the Managing Agent and/or the Unit Owner fails to allow prompt access to the Unit or 
Common Element in question by Sponsor or Sponsor’s contractors; or (c) Sponsor has corrected, 
or caused the correction of, the defect in accordance with the practice of the industry, as determined 
by Sponsor’s general contractor, architect, or engineer, in their sole judgment.  
 
Notwithstanding the foregoing, Sponsor will not be obligated to correct, and will not be liable to 
the Board of Managers or any Unit Owner as a result of any immaterial construction conditions, 
or in the installation, or operation of any mechanical equipment, appliances, other equipment, 
finishes, materials or fixtures (including appliances and bathroom fixtures):  
 
(1) with respect to which assignable warranties or other undertakings (however denoted) from 
manufacturers, contractors, material men, or others which are assigned to the Board of Managers 
and/or any Unit Owner unless said warranty or undertaking is not applicable because the defect is 
a result of the Sponsor’s improper workmanship;  
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(2) resulting from normal wear and tear, natural deterioration, normal settling, deflection, or 
shifting of the Building; or  
 
(3) that are not of a material nature, including, without limitation, the following: death of trees or 
landscape improvements, cracks in roof ballast, or concrete cracks that do not impair the structural 
soundness of the Building, including cracks or discoloration in concrete used in walls and paving, 
leaching or color variation in colored mortar, tiles, and brick, dimensional variations in brick joints, 
mortar droppings on bricks, ponding, and/or controlled drainage on roof and terrace surfaces, 
terrace tiles not laid flat, stained tiles, and cracks in pressure treated wood used, or intended for 
use, outside the Building, normal settlement and deflection or any consequential damage resulting 
therefrom, including, without limitation, cracks in any concrete roof payers; protruding dry wall 
fastenings, nail pops, ridging on gypsum board, slight variations in gypsum board, taping, ridging 
or cracking of sheet rock walls, minor painting imperfections, walls not square, lumber shrinkage, 
painting defects, electrical plates not straight, slight separation between base and floor, variations 
in floor and ceiling levels, carpet or floor discoloring or stretching, variations in width, length, 
thickness, finish, or color range of wood floors, ceiling imperfections, and stains, runs, lumps, 
shags, or imperfections in weave in fabric panels; door or window sticking due to weather, door 
warpage (including warpage of the main entrance door to an Unit within reasonable tolerances of 
doors of similar size, weight and quality), adjustment of hi-fold or sliding doors, and air and water 
infiltration from windows in excess of industry standards; variations in tone or color or finishes of 
natural stone or variations in tone or color of vanity tops or other natural stone surfaces, slight 
scratches in plastic laminate, vitreous china, natural stone, wood, stainless steel, or porcelain 
surfaces, discoloration to hardware and plumbing finishes, cracked bath tile grouting, variation in 
grouting thickness, and misalignment of bathroom finishes; variations in wood floor stains and 
finishes caused by normal foot traffic during construction and sales periods, variations in width, 
length or tone of wood floor strips and normal shrinkage or expansion of wood flooring due to 
changes in moisture content of wood; normal plumbing, heating, air-conditioning, ventilating, and 
floor noises and creaking; repair of chips, scratches, masks, breaks, dents, cracks, and other defects 
in any windows and window sashes, sliding glass doors, shower doors, louvers, insulation attached 
to the curtain wall, electrical fixtures and globes, painted surfaces, sinks, tubs, basins, water 
closets, kitchen cabinets, back splashes, and counter tops, vanity tops and cabinets, tile or natural 
stone floors and walls, saddles, appliances, woodwork, millwork, doors, mirrors, and hardware, 
appliance cabinets and flooring; and normal wear, including chips, to passenger elevator cabs, cab 
doors, elevator door frames, cab panels, apartment doors and apartment door frames; subsequent 
to the Closing, paint touch-up, repairs of appliances or replacement of fluorescent light ballasts; 
ponding and/or controlled drainage on the roof surface.  
 
Notwithstanding the foregoing items, Sponsor will be obligated to repair abnormal scratches not 
caused by the use of the Units by Unit Owners, in plastic laminate, vitreous china, natural stone, 
wood, porcelain and metallic surfaces by filing or refinishing the same. Sponsor will not be 
obligated to replace any such surfaces.  
 
THE IMMATERIAL CONDITIONS DESCRIBED ABOVE ARE NOT DEFECTS AND MAY 
BE FOUND IN ANY NEWLY CONSTRUCTED BUILDING.  PURCHASERS WHO 
PURCHASE A UNIT IN THE BUILDING OR IN ANY OTHER NEW CONSTRUCTION 
BUILDING MAY EXPERIENCE SOME OR ALL OF THESE IMMATERIAL CONDITIONS 
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IN THEIR UNITS OR THE COMMON ELEMENTS. SPONSOR HAS NO OBLIGATION TO 
CORRECT OR REPAIR ANY OF SUCH IMMATERIAL CONDITIONS AND SHALL NOT 
BE LIABLE TO ANY PURCHASER OR BOARD OF MANAGERS THEREFOR. IF 
PURCHASER OR BOARD OF MANAGERS DESIRES TO CORRECT OR REPAIR ANY 
SUCH IMMATERIAL CONDITIONS, TO THE EXTENT THEY CAN BE CORRECTED OR 
REPAIRED, THE PURCHASER OR BOARD OF MANAGERS WILL HAVE TO PROCEED 
AT ITS SOLE COST AND EXPENSE AND/OR PURSUANT TO ANY WARRANTIES OR 
UNDERTAKINGS ASSIGNED TO IT BY SPONSOR.  
 
NOTHING CONTAINED HEREIN SHALL BE CONSTRUED TO RENDER SPONSOR 
LIABLE FOR CONSEQUENTIAL DAMAGES (WHETHER BASED ON NEGLIGENCE, 
BREACH OF CONTRACT, WARRANTY, OR OTHERWISE), IT BEING INTENDED THAT 
SPONSOR’S SOLE OBLIGATION PURSUANT TO THIS SECTION OF THE OFFERING 
PLAN SHALL BE TO REPAIR OR REPLACE, AT SPONSOR’S OPTION, ANY DEFECTIVE 
ITEM OF CONSTRUCTION (ARISING AS A RESULT OF SUBSTANTIAL AND MATERIAL 
DEFECTS IN MATERIAL OR AS A RESULT OF IMPROPER WORKMANSHIP) SUBJECT 
TO THE TERMS AND CONDITIONS (AND WITHIN THE TIME LIMITS) SET FORTH IN 
THE OFFERING PLAN. HOWEVER, NOTHING IN THIS PLAN SHALL DISCLAIM OR 
LIMIT THE LIABILITY ON THE PART OF THE SPONSOR OR ITS PRINCIPALS FOR 
FAILURE TO PERFORM ANY OBLIGATION IMPOSED BY APPLICABLE STATUTE OR 
REGULATION NOR LIMIT SPONSOR’S FINANCIAL LIABILITY FOR FAILURE TO 
PERFORM ITS OBLIGATIONS UNDER THE OFFERING PLAN. 
 
REGARDLESS OF ANY LIMITATIONS IN THE WARRANTY OR IN THIS OFFERING 
PLAN, THE SPONSOR’S OBLIGATION IS TO CONSTRUCT THE PREMISES IN 
ACCORDANCE WITH ALL APPLICABLE CODES AND FILED PLANS AND 
SPECIFICATIONS, AND THAT ANY CONFLICT BETWEEN THE DISCLAIMERS AND 
THE SPONSOR’S OBLIGATION TO CONSTRUCT THE PREMISES IN ACCORDANCE 
WITH ALL APPLICABLE CODES AND FILED PLANS AND SPECIFICATIONS SHALL BE 
RESOLVED IN FAVOR OF THE LATTER. See Section XV “Rights and Obligations of 
Sponsor”. 
 
6) This is a new construction project.  Construction is expected to be completed by June, 
2024. Sponsor represents that construction permits have been obtained.  Construction is a 
complicated process requiring the coordination of numerous tasks, contractors and suppliers, and 
the balancing of complex mechanical and architectural systems.  No assurance can be given with 
regard to the accuracy of any projected completion dates set forth herein.  While the Sponsor 
intends to complete all construction by the date of the first closing, it is possible that during the 
first year of Condominium operation, construction workers and related personnel will be at the 
Property from time to time completing construction of the Building, making adjustments and 
corrections and performing various tasks related to the completion of construction.  During this 
period, various building systems, including but not limited to water and gas supply, air 
conditioning, heating and electricity, cooling, ventilation, telephone and cable systems, may need 
to be shut down temporarily.  Sponsor and its designees will have the right to and may utilize 
building systems and may install and retain scaffolding and other equipment on and in the Building 
to complete construction.  The Sponsor and/or the Condominium Board may refuse to permit a 
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Unit owner to perform alterations in a Unit until such time as the Building has been completed and 
a permanent certificate of occupancy has been obtained.  Sponsor cannot close on a Unit which 
does not have, at the very least, a temporary certificate of occupancy. Notwithstanding the 
foregoing, Sponsor shall not allow conditions at the building to fall below the warranty of 
habitability, as required by law. See Section II, “Description of Property and Improvements” and 
Section XV, “Rights and Obligations of Sponsor”. 
 
7) The Sponsor anticipates that the first closing of a unit will occur by January 1, 2025. 
Purchasers will be offered a right of rescission if: (i) the actual date of closing of title to the first 
unit; or (ii) the projected date of closing of title to the first unit occurs later December 31, 2025, 
twelve months after the projected date for the first closing. If the Plan is amended to provide for a 
later projected date for the first closing, purchasers will be entitled to an offer of rescission if the 
first closing occurs more than 12 months beyond that amended, later date. 
 

However, if the first closing occurs before December 31, 2025, the Sponsor may schedule 
the closings of title to other units significantly later than such date. Unless your Purchase 
Agreement contains an outside closing date, the Sponsor is not obligated to schedule your closing 
within any specified time frame or to ensure that closing of title to your closing within any 
specified time frame or to ensure that closing of title to your Unit will occur by any date certain.  

 
In the event, however, Sponsor cannot convey title to the Unit on or before eighteen (18) 

months from the date of the Purchase Agreement, Purchaser shall be offered a right of rescission 
by written notice which shall give to the Purchaser a 15 calendar day period from receipt of such 
notice during which Purchaser may rescind the Purchase Agreement. PROSPECTIVE 
PURCHASERS SHOULD THEREFORE CAREFULLY CONSIDER THE POSSIBILITY OF 
SUCH DELAYS IN THEIR DETERMINATION AS TO WHETHER TO PURCHASE A UNIT.  
See Section XII, “Effective Date”, Section XI, “Procedure to Purchase” and Section XV, “Rights 
and Obligations of Sponsor”. 
 
8) The Sponsor will not make an application for any tax abatement. See Section XV, “Rights 
and Obligations of Sponsor”, Section IV, Schedule A, “Offering Prices and Related Information” 
and Section XIX, “Real Estate Taxes”. 
 
9) The real estate tax estimates for each Unit were calculated on the assumption that the real 
estate taxes payable with respect to each Unit for the first year of Condominium operation will be 
allocated in proportion to each Unit’s percentage interest in the Common Elements as set forth in 
Schedule A.  Upon determination of individual tax lots and individual Residential Unit 
assessments, the New York City tax authorities may allocate taxes between the Residential Units 
in proportion to each Residential Unit’s purchase price or imputed market value rather than its 
percentage interest in the Common Elements and, if so, Residential Units having the same or 
similar percentage interest may pay different real estate taxes and taxes may differ from those set 
forth on Schedule A. SPONSOR MAKES NO REPRESENTATION THAT THE ASSESSED 
VALUE OF THE PROPERTY, THE ESTIMATED ALLOCATIONS OR THE TAX RATE 
WILL NOT BE CHANGED. PURCHASERS ARE ADVISED THAT THE NEW YORK CITY 
TAXING AUTHORITIES HAVE IMPLEMENTED SIGNIFICANT INCREASES IN THE 
TENTATIVE ASSESSED VALUATIONS FOR NEW CONSTRUCTION CONDOMINIUMS 
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WHICH DO NOT APPEAR CONSISTENT WITH THEIR VALUATIONS IN PRIOR YEARS.  
SPONSOR MAKES NO REPRESENTATIONS REGARDING THE METHODOLOGY 
WHICH THE TAXING AUTHORITIES WILL USE IN FUTURE TAX YEARS.  See Section 
IV, Schedule A, “Offering Prices and Related Information” and Section XIX, “Real Estate Taxes”. 
 
10) Residential Unit plans depicting layouts of Residential Units appear in Part II of the Plan. 
Purchasers should note that the square footage of each Unit, as reflected in Schedule A and 
Schedule B and the Floor Plans set forth in Part II of the Plan, is approximate within reasonable 
tolerances and may change due to field conditions and construction variances and significantly 
exceed the actual usable floor area within each unit.  Because dimensions listed are based on 
measurements from exterior walls, and may include columns, interior walls, mechanical pipe 
shafts, shaft ways, chases, chaseways and conduits which may be incorporated behind protruding 
walls or may be enclosed as freestanding columns, thereby reducing the available floor area, they 
do not accurately represent the interior space in the unit and same may exceed the actual useable 
floor area and may be less than as set forth in Schedule A.  Purchaser is entitled to rescission if 
there are material and adverse changes or variations.   A decrease in area of a Unit of 5% or more 
could be material and trigger a right of rescission for a Purchaser. There is a rebuttable presumption 
that an area that is decreased by 5% or less is not material. See Section IV, “Offering Prices and 
Related Information,” Section IX, “Changes in Prices and Units” and See Part II, “Floor Plans”.  
 
11) Terraces, balconies, yards, mechanical room (which houses the hot water heater for Unit 
1A), areaways and storage appurtenant to certain Units, as described in Schedule A and the Floor 
Plans set forth in Part II of the Plan, will be Limited Common Elements available for the exclusive 
use of Owners of such Units.  A Unit Owner who has a terrace and/or balcony appurtenant to his 
Unit shall have the exclusive use of same, subject to the right of the Condominium Board to 
regulate its use, and shall be responsible for all normal maintenance, repairs and replacements 
thereto.  Unit Owners are expressly prohibited from installing paving stones or other materials 
over the existing surfaces of the roof deck and/or terraces without the prior written consent of the 
Condominium Board.  Such installation must be in accordance with Law and is subject to the 
provisions of the Declaration and By-Laws regarding alterations. However, the costs and expenses 
of any structural repairs or replacements caused by the need for such structural repairs to any 
terrace or roof deck (unless due to damage caused by its Unit Owner), shall be charged to all Unit 
Owners as a Common Expense.  See Section IV, “Offering Prices and Related Information” and 
See Part II, “Floor Plans”.  
 
12) A reserve fund is provided for in the Budget.  The New York City Reserve Fund Law 
restricts the use of the reserve fund to capital improvements. This fund is for the repair, 
replacement or other capital items that may have to be obtained by the Condominium without the 
necessity of resorting to a special assessment to unit owners. Sponsor anticipates that the reserve 
fund will be sufficient to cover the cost of capital replacements within five years after the first 
closing. See Section V, Schedule B and Section XXI, “Reserve Fund”. 
 
13) All funds received by the Sponsor for upgrades or extras must initially be placed in the 
escrow account.  Such funds may be released from the escrow account by the escrow agent as long 
as the Sponsor uses the funds for such upgrades or extras.  As a result, in the event the Purchaser 
is entitled to rescission, the Purchaser will not receive a refund of any funds actually expended for 
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upgrades or extras unless the Plan is abandoned by Sponsor in which case, Purchasers will receive 
a refund of the funds expended for extras and upgrades.  The cost of extras and special work must 
be paid for in advance by placing the money in the escrow account. It is a special risk to purchasers 
who rescind their purchase agreements they will not receive back the expended money paid for 
such work. See Section XI, “Procedure to Purchase” and Section XIII entitled "Terms of Sale". 
 
14) At closing, the Purchaser must pay the Sponsor’s attorney fee in the amount of $3,000.00 
to reimburse Sponsor for a portion of its legal fees incurred in connection with the closing of title 
of the Purchaser’s unit. If the closing takes place at a location other than in the Sponsor’s counsel’s 
office, the Purchaser will be required to pay to Sponsor’s counsel an additional fee of $500.00 or 
$250.00 if the closing is held remotely.  If the closing is adjourned through no fault of the Sponsor, 
the Purchaser will be required to pay to Sponsor’s Counsel an additional fee of $250.00 for each 
adjournment to defray the cost of scheduling, preparing for, and coordinating the new closing.  If 
the closing venue changes to accommodate a Purchaser’s request, extra costs will be added to 
closing costs.  If Sponsor, in its sole discretion, consents to a Purchaser’s request for an assignment 
of the Purchase Agreement, or for the addition, deletion, or substitution of names on the Purchase 
Agreement, Purchaser shall pay Sponsor’s Counsel a fee of $500.00, payable in advance, for 
preparation of an assignment agreement. If Purchaser’s lenders require a “condo questionnaire” 
the Purchasers will pay Sponsor’s attorney $150.00 at closing. Purchaser may be required to pay 
more than one fee with respect to a single unit pursuant to the preceding provisions of the 
paragraph. Each Purchaser shall be responsible for the payment of fees to his own attorney and the 
attorney for Purchaser’s lender. Purchaser may be required to pay more than one fee with respect 
to a single unit pursuant to the preceding provisions of the paragraph. See Section XIV, “Closing 
Costs and Adjustments”. 
 
15) Transfer taxes are generally a seller’s obligation. However, Sponsor is transferring this 
obligation to Purchaser pursuant to this offering plan. New York State has made modifications to 
the New York State Transfer Tax and the New York State Mansion Tax rates under certain 
circumstances, for transfers in New York City.  Tax is computed at a rate of $2.00 for each 
$500.00, or fractional part thereof, of consideration. An additional tax of 1% of the sale price 
(Mansion Tax) applies to residences where consideration is $1 million or more.  Beginning on July 
1, 2019, certain conveyances of real property or interests therein, located in New York City (other 
than a conveyance made pursuant to a binding written contract entered into on or before April 1, 
2019) are also subject to the following New York State taxes: (1) A tax of $1.25 for each $500.00, 
or fractional part thereof, when the consideration for the entire conveyance of residential real 
property is $3 million or more (“additional base tax”); (2) An additional base tax of $1.25 for each 
$500.00, or fractional part thereof, when the consideration for the entire conveyance of property 
other than residential real property is $2 million or more and (3) A supplemental tax on the 
conveyance of residential real property, or interest therein, where the consideration is $2 million 
or more. The tax rate is an incremental rate between .25% and 2.9% based on the purchase price.  
Under the Purchase Agreement and the Offering Plan, Purchasers are required to pay these taxes 
as a closing cost, if applicable. In computing the total consideration for purposes of determining 
the total transfer taxes due, the transfer taxes (NYC and NYS) must be added to the purchase price 
and then recalculate the tax due.  Purchaser must pay the New York State transfer tax and the New 
York City transfer tax in the amount of 1.0% if the price is less than $500,000.00 and 1.425% of 
the purchase price if the price is greater than $500,000.00, and any title company fees, RPT filing 
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fees, and/or ACRIS fees, associated with the preparation and/or recording of the transfer tax 
documents. New York State Tax Law Section 1404(a) has been amended effective as of July 1, 
2021. This amendment applies to transactions dated on or after July 1, 2021 other than 
conveyances that are made pursuant to binding written contracts entered on or before April 1, 
2021, provided that the date of execution of such contract is confirmed by independent evidence, 
such as the recording of the contract, payment of a deposit or other facts and circumstances as 
determined by the commissioner of taxation and finance.  Under the revised law, if the conveyance 
is of residential real property and the grantee pays the NYS transfer tax, the NYS transfer tax is no 
longer included as a part of the taxable consideration, and the ultimate NYS transfer tax to be paid 
by the grantee is no longer “grossed up.”  The requirement to “gross up” the taxable consideration 
has now been eliminated when calculating New York State Real Estate Transfer Tax (RETT) and 
Mansion Taxes on the conveyancing of a one to three family residential dwelling, an individual 
residential condominium and an individual residential cooperative unit, or interests therein, when 
the contract of sale places the burden of such transfer tax upon the grantee.  Grossing up for 
purposes of calculating NYCRPT are not subject to this amendment to the New York State Tax 
Law. See Section XIV, “Closing Costs and Adjustments”. 
 
16) If the purchase price of a Unit is $1,000,000.00 or more, the Purchaser shall also be 
obligated to pay the New York State Additional Tax pursuant to Article 31 of the Tax Law, 
commonly referred to as the “Mansion Tax,” currently one (1%) percent of the purchase price, 
which by law is the primary obligation of the Purchaser.  See Section XIV, “Closing Costs and 
Adjustments”. 
 
17) If Purchaser obtains a mortgage loan for the purchase of the Unit (the “Purchase Money 
Mortgage”), the Purchaser will pay to Sponsor a sum equal to the partial mortgage tax credit to 
which Purchaser may be entitled pursuant to Section 339-ee(2) of the Condominium Act, which 
sum will be paid as a reimbursement for the mortgage recording tax previously paid by Sponsor 
in connection with any existing mortgage(s).  Alternatively, Sponsor may require, in its sole 
discretion, that a Purchaser who is financing the purchase of said Unit with a Purchase Money 
Mortgage, shall, if such lender agrees, cause the lender making such loan to accept from the 
Sponsor an assignment of a portion of any mortgage securing the Property in an amount up to the 
Purchase Money Mortgage as determined by Sponsor.  Upon such assignment, that portion of the 
Purchase Money Mortgage assigned by Sponsor’s lender’s mortgage, will be exempt from 
mortgage recording tax under Section 255 of the Real Property Tax Law.  Sponsor shall be solely 
entitled to the benefits of such exemption and accordingly, Purchaser must pay to Sponsor an 
amount equal to the mortgage recording tax which would have otherwise been due in connection 
with the recording of the Purchase Money Mortgage.  If Purchaser or Purchaser’s lender does not 
agree to the assignment, Purchaser shall pay the entire mortgage recording tax and Sponsor will 
not receive any benefits it is otherwise entitled to.  See Section XIV, "Closing Costs and 
Adjustments". 
 
18) New York City Local Law 7 of 2004 requires the installation of carbon monoxide detectors 
by owners of multiple dwellings, including owners of units in residential condominiums.  Sponsor 
will provide carbon monoxide detectors in each Unit in accordance with New York City Local 
Law 7 of 2004. Each Unit Owner will be responsible to keep and maintain the carbon monoxide 
detectors in good repair and to replace any carbon monoxide detectors which were stolen, removed, 
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found missing or rendered inoperable.  Sponsor makes no representations whether Unit Owners 
will comply with the foregoing obligations. For further details see Part I of the Plan under Section 
II, “Description of Property and Improvements”. 
 
19) No bond or other security has been furnished to secure the performance of Sponsor's 
obligations.  Sponsor does represent that it has the financial resources to meet its obligations under 
this Plan and with respect to Unsold Units. Sponsor will utilize its own funds in order to fund its 
financial obligations to the Condominium.  Sponsor will promptly amend the Offering Plan and 
the Purchasers will be offered rescissions if the Sponsor cannot perform its obligations.  See 
Section XV, "Rights and Obligations of the Sponsor". 
 
20) Sponsor may control the Condominium Board during the Sponsor Control Period until the 
earlier of (a) five years from the First Closing or (b) the closing of 75% of the Units to Purchasers 
under this Plan. Until Sponsor relinquishes control, the Sponsor has the right to appoint a majority 
of the Members of the Board and therefore control such Board unless the Sponsor voluntarily 
relinquishes such right prior to the expiration of such period. During the period that Sponsor 
controls the Condominium Board, Sponsor will have control of maintenance, facilities and services 
to be provided to Unit Owners and will determine the Common Charges to be paid by all Unit 
Owners and such charges will be consistent with Schedule B. Notwithstanding, during the Sponsor 
Control Period, all services and repairs provided to the Condominium will be kept consistent with 
the disclosures in Schedule B or for repair or replacement necessary for the preservation or safety 
of the Building or for the safety of occupants of the Building or required to avoid the suspension 
of any necessary service to the Building. After the Sponsor Control Period, Sponsor may continue 
to effectively control the Condominium Board if it owns enough units and therefore has sufficient 
votes to elect a majority of the members of the Board, which may include itself.   Sponsor cannot 
control the Condominium Board after it relinquishes control; however, it may cast all of its vote.    
See Section XVII, “Board of Managers”.   
 

Until Sponsor and Sponsor-designees convey title to all Units but in no event later than 
five years after the First Unit Closing, Sponsor has the right to veto any action of the Board of 
Managers to (i) make any addition, alteration, improvement at or to or change in or to Common 
Elements, any Unit or the Buildings, (ii) hire or replace any employee, (iii) enter into, modify or 
terminate prior to the end of the term any management, service or maintenance contract, (iv) 
borrow money on behalf of the Condominium, or (v) amend the By-laws. Sponsor may not veto 
any expenses described in Schedule “B” or over expenses required: (a) to comply with applicable 
laws or regulations; (b) to remedy any notice of violation; or (c) to remedy any work order by an 
insurer.  Sponsor may exercise veto power over expenses other than those previously described, if 
the plan so provides, for a period ending not more than five years after the closing of the first unit 
or whenever the unsold units constitute less than 25 percent of the common interest, whichever is 
sooner. (See the Section XVI entitled “Control By Sponsor”).  
 
21) Adjustments for prepaid expenses between the Sponsor and the Board of Managers may 
be deducted only from the working capital fund.  Net adjustments for prepaid expenses, if in favor 
of the Sponsor, are to be paid from the working capital fund.  There will be a minimum working 
capital fund totaling the aggregate of 2 months of common charges regardless of the amount of 
adjustments. In the event that the Working Capital Fund is not sufficient to cover any adjustment 
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in favor of the Sponsor, common charges will be increased to cover any such shortfall.  See Section 
XXII, “Working Capital Fund”.  
 
22) The use of the Units is for single family residence and home office as permitted by law.  
See Part II, "By-Laws". 
 
23) The cellar area, storage rooms, balconies and terraces are not to be used for habitable space 
as defined by the NYS Building Code or rented independently.  Further, accessory rooms in the 
cellar, including portions of any Units, may not be used for bedrooms, dining rooms, or any other 
use considered a “habitable” space as defined by the New York State Building Code. Rental use 
or use as living or sleeping quarters may result in Environmental Control Board (ECB) violation 
being issued by the New York City Department of Buildings, which would be the responsibility 
of the unit owner to cure. Further, the storage spaces/areas, located at the cellar level, may not be 
used for combustible items as identified in the Building Code.  No storage of clothing, furniture, 
books, papers or any combustible items will be permitted. Storage of recreational, exercise, and 
sports related equipment will be permitted in these areas. Cellar space has less light and air than 
ordinary living space and it is more susceptible to dampness.  Cellar is Accessory Use Only – Not 
to be used for Sleeping, Cooking and/or Living purposes and will not be rented independently.  
See “Schedule A” in Section IV of the Plan, Section II, “Description of Property and 
Improvements” and Schedule B and the Floor Plans set forth in Part II of the Plan. 
 
24) Sponsor may abandon the plan at any time before the plan is declared effective.  The 
Sponsor is under no obligation to declare the Plan effective until 80% of the Units (7 units) are in 
contract and therefore, prospective Purchasers who enter into a Purchase Agreement may 
ultimately have the Purchase Agreement cancelled by Sponsor in the event that Sponsor abandons 
the Plan.  In the event that Sponsor abandons the Plan and cancels Purchase Agreements, all 
Purchasers will receive a refund of the Down Payment and any funds deposited for special work 
or upgrades within five (5) days of the filing of an amendment by Sponsor abandoning the Plan. 
See Part I, Section XII “Effective Date”. 
 
25) It is the responsibility of each Unit owner to notify the Managing Agent, or the Sponsor in 
the event there is no Managing Agent in place at the time of closing, in writing when a child or 
children under the age of eleven (11) years lives or resides (even temporarily) in the Unit.  Except 
as may otherwise be provided by applicable Law, it is the responsibility of each Unit owner to 
maintain in proper repair (and not remove), the window guards or “stops”, if any, in all windows 
of the Unit which have been installed in lieu of window guards. Sponsor makes no representations 
whether Unit owners will comply with the foregoing obligations.  See Section XVIII, "Rights and 
Obligations of Unit Owners". 
 
26) The insurance policy to be procured by Sponsor for the Condominium does not include 
fidelity bond, rent insurance or excess liability but may be purchased for an additional premium.  
The policy also does not include fire and casualty losses to unit contents, replacements, additions, 
fixtures and improvements, and liability coverage for occurrences within the unit or, where 
applicable, on limited common elements. The consequence of not obtaining such additional 
insurance is that in the event of any uncovered claim or damage the Board may need to assess a 
special assessment to the unit owners to be able to pay for the claim and or damage. Purchasers 
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should note that it is desirable to obtain additional insurance at their own cost to cover such risks. 
See Schedule B in Section V entitled “Projected Budget”. 
 
27) The Board of Managers of the Condominium does not have a right to approve or disapprove 
prospective purchasers.  The Board does not have the right of first refusal to purchase a unit on 
behalf of the Condominium. See the section entitled “By-Laws” in Part II of the Plan. 
 
28) All deposits, Down Payments, or advances made by purchasers prior to closing of each 
individual transaction, whether received before or after the date of consummation of the plan, must 
be placed within five business days after the agreement is signed by all necessary parties, in an 
escrow account in the EIAL GIRTZ P.C., IOLA Down Payment Condominium Escrow Account, 
maintained at Flagstar Bank, 485 Madison Avenue, 11th Fl, New York. NY 10022, which account 
is covered by Federal Bank Deposit Insurance up to $250,000.00. If Purchasers have accounts at 
the same bank as Sponsor’s account that holds the escrowed funds, Purchaser’s funds at the escrow 
bank factor into the $250,000.00 insurance limit. See Section XI of the Plan entitled “Procedure 
to Purchase”. 
 
29) The Budget for the first year of condominium operation does not include a projected 
expense for management. Until the Sponsor relinquishes control of the Condominium, the Board 
shall manage the Condominium.  Thereafter, the Condominium Board may either self manage the 
Condominium or retain an outside management company to manage the Condominium. In the 
event that the Board of Managers elects to hire an independent managing agent in the future, such 
expense will cause an increase in the budget and individual common charges by at least 30%. See 
Section V, Schedule B, “Projected Budget for First Year of Condominium Operation”. 
 
30) Prior to Closing of Title, a Purchaser is prohibited from listing the Unit for sale or rental 
either through a real estate broker or from advertising, or otherwise offering, promoting or 
publicizing the availability of the Unit for sale or rental, without Sponsor’s prior written consent.  
Sponsor may withhold consent for any reason or for no reason.  Purchaser’s violation of this 
provision will be deemed a breach under the terms of the Purchase Agreement and as a 
consequence, will entitle the Sponsor to cancel the Purchase Agreement and retain the Down 
Payment as liquidated damages. See Section XI, “Procedures to Purchase”.  
 
31) If a Purchaser defaults under the Purchase Agreement, Sponsor shall notify Purchaser in 
writing of such default and advise Purchaser that he or she has thirty (30) days from the mailing 
date of such notice within which to cure such default.  TIME IS OF THE ESSENCE FOR 
PURCHASER TO CURE ANY DEFAULT UNDER THE PURCHASE AGREEMENT WITHIN 
THE APPLICABLE PERIOD.  “Time is of the essence”, means that if Purchaser fails to make 
such payment when required under the Purchase Agreement, or fails to perform any of Purchaser’s 
other obligations under the Purchase Agreement within said thirty (30) days, then Sponsor may 
cancel the Purchase Agreement by giving notice to Purchaser of Sponsor’s cancellation of the 
Purchase Agreement. In the event of such a cancellation, the Sponsor may retain as liquidated 
damages all payments, including the Down Payment plus accrued interest, if any, made under the 
Purchase Agreement. See Section XI, “Procedures to Purchase”. 
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32) At closing the Sponsor and Purchaser shall agree on a punch list containing unfinished 
items which Sponsor is required to complete pursuant to the offering plan. The list is to be signed 
by both parties, and will contain a provision in which the Sponsor agrees to complete said item 
within a reasonable time, not to exceed ninety (90) days, unless such delay is due to such factors 
as are out of the control of the Sponsor, if which case the Sponsor will complete such items as 
soon as possible thereafter. No escrow will be established for unfinished items.  A form punch list 
is annexed in Part II of the Plan.  See Section XI, “Procedures to Purchase”. 
 
33) At the present time and under current zoning, there are no air rights that can be sold to 
adjoining properties.  In the event of a zoning change, the Sponsor will amend this plan to disclose 
the maximum amount of space or the maximum number of stories that may be added to adjoining 
properties from the sale of air rights from this property. In the event that Sponsor transfers air 
rights, the subject building cannot be expanded in the future, or, any future expansion will be 
limited as a result of Sponsor retaining or selling air rights.  The maximum space or stories that 
may be added to adjoining buildings as a result of Sponsor selling air rights must be disclosed by 
Sponsor in an amendment to this Offering Plan prior to the plan being declared effective.  
Notwithstanding, additional space or stories may be added from the transfer of air rights from other 
properties to the adjoining properties and the Sponsor makes no representations with respect to the 
sale of air rights from other buildings. The expansion of adjoining buildings may affect light and 
air to the Condominium. Sponsor may transfer, but not use, the inchoate development rights to 
expand the building. However, at the present time and under current zoning, there are no air rights 
that can be sold.  Excluded from this offering is that portion of the unused floor area development 
rights that are now owned, subsequently acquired or that may become available under the New 
York City Zoning Resolution, which shall be retained by the Sponsor and which may be sold, 
transferred or hypothecated to any other entity for the sole purpose of being merged into a zoning 
lot pursuant to a zoning lot development agreement (“ZLDA”) or similar agreements.  See Section 
XXV, “Reservation or Air and Development Rights”. 

 
34) The risk of loss from fire or other casualty remains with the Sponsor unless and until a 
purchaser takes actual possession of a Unit pursuant to an interim lease or legal title to the unit has 
been conveyed to the Purchaser.  A person who takes possession prior to closing assumes the risk 
of losses not covered by insurance. Because a purchaser in possession may not be able to obtain 
insurance, insurance proceeds may be unavailable in the event there is damage to the unit and 
Purchaser is required to make repairs. Purchasers may not be able to obtain a mortgage 
commitment or financing on a damaged unit.  Therefore, a Purchaser taking possession of a Unit 
prior to closing should obtain insurance to cover personal property in the Unit. See Section XI, 
“Procedure to Purchase”. 
 
35) Each Unit will have its own hot water heater. Each unit’s respective owner will be 
responsible for costs of maintenance and replacement of the hot water heaters subject to the 
Sponsor’s applicable warranty. See Section II, “Description of Property and Improvements” 
 
36) In the event that the Sponsor consents to an extension of a closing date, all adjustments as 
set forth in the section of the Plan entitled “Closing Costs and Adjustments” shall be made as of 
midnight of the date preceding the date originally set for closing (regardless as to when the closing 
actually happens) and further, Purchaser shall pay to Sponsor, the sum of .03% of the Purchase 
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Price for that Unit for every day starting from the originally scheduled closing date through, and 
including, the day before the actual closing date (10.95% Annual Percentage Rate).  This payment 
is intended to reimburse the Sponsor for carrying charges incurred during the extension period.  If 
Sponsor adjourns the closing due to fault of the Purchaser, this provision shall apply to the 
adjourned closing date to be determined by Sponsor. The interest rate charged will not exceed 
NYS usury charges. See Section XI, “Procedure to Purchase” and “Purchase Agreement”.  
 
37) The obligations of a Purchaser under a Purchase Agreement are not conditioned on 
obtaining financing.  A Purchase Agreement is not contingent on financing unless a financing 
contingency is agreed to by the Sponsor.  Sponsor must first consent to a Financing Contingency 
Rider and same will be agreed to by Sponsor on a case by case basis. The Financing Contingency 
Rider is included in Part II of the Plan.  Any prospective purchaser who executes a Purchase 
Agreement and does not obtain financing may lose his or her deposit if he or she is unable to 
otherwise raise the monies for the balance of the purchase price. Prospective purchasers who 
require financing are advised to consult with a lending institution before execution of a Purchase 
Agreement. No representation is made by the Sponsor as to the availability or cost of such 
financing. If a financing contingency is agreed to by Sponsor, under New York law, when a 
mortgage commitment is not fulfilled through no fault of Purchaser, performance is excused.  If 
Purchaser acts in good faith and lender revokes a commitment after the contingency period expires, 
performance is excused. See Section XI, “Procedure to Purchase”.  
 
38) Purchasers are advised that in New York City, newly constructed and newly renovated 
buildings are sometimes offered as condominium projects without a final certificate of occupancy 
(“PCO”) covering the entire building but with only a temporary certificate of occupancy (“TCO”), 
and sometimes with several successive temporary certificates of occupancy. Certificates of 
occupancy are generally governed by Section 301 of the New York Multiple Dwelling Law and 
local building codes and rules. Both TCOs and PCOs are issued by the New York City Department 
of Buildings (“DOB”). A TCO is intended to indicate that the property conforms substantially to 
the DOB approved plans and specifications, and to the requirements of all applicable laws, rules, 
and regulations for the uses and occupancies specified in the TCO. No change of use or occupancy 
shall be made unless a new certificate of occupancy is issued. All TCOs have an expiration date. 
A TCO typically expires 90 days after the date of issuance. When a TCO expires and is not 
renewed, it may be difficult or impossible to buy insurance, refinance, or sell units. In New York 
City, it is common for sponsors to commence unit closings when some or all units are covered by 
a TCO rather than a PCO. Sponsor anticipates this scenario may occur. Sponsor and its principals 
will undertake the responsibility for extending each TCO received prior to expiration date thereof, 
and ultimately for obtaining a PCO covering the entire building within such two-year period. 
NOTWITHSTANDING THE FOREGOING, SPONSOR AND ITS PRINCIPALS ARE 
OBLIGATED TO PROCURE THE FINAL CERTIFICATE OF OCCUPANCY FOR THE 
ENTIRE BUILDING, AND SHALL EXERCISE BEST EFFORTS TO OBTAIN THE PCO 
WITHIN SUCH TWO-YEAR PERIOD WHILE KEEPING THE TCO CURRENT. Unit owners 
and the Board of Managers shall be obligated to cooperate with and refrain from obstructing 
Sponsor in these undertakings. Unit owners are not permitted by either Sponsor or the corporate 
documents to undertake renovations prior to the procurement of a PCO. See Section XIII, “Terms 
of Sale”. Buyers are advised to visit the DOB website for further recommendations when 
purchasing a unit in a building that does not have a PCO. A factsheet on Certificates of Occupancy 
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is available on the DOB website at: 
http://www.nyc.gov/html/dob/downloads/pdf/co_factsheet.pdf. See Section XIII, “Terms of Sale” 
and Section XV, “Rights and Obligations of Sponsor”. 
 
39) A washer and dryer will not be provided by the Sponsor.  Sponsor will provide hook ups 
only for electric ventless dryers.  See Section II, “Description of Property and Improvements”. 
 
40) Sponsor reserves the right to cause the Condominium Board not to bill Common Charges 
to any Unit Owner for so long as Sponsor pays the actual Condominium expenses, in lieu of 
Common Charges. In the event that Sponsor makes such election: i) Common Charges will not be 
assessed by the Board of Managers to any Unit Owners, ii) Sponsor shall disclose such information 
in the post-closing amendment to the Plan, and shall set forth the anticipated length of such delay 
period, and such information will be disclosed in the closing notice or statement to Purchasers; iii) 
Sponsor shall provide at least thirty (30) days written notice of the expiration of the delay period 
and shall disclose such notice in an amendment to the Plan; (iv) during any such delay period, the 
Sponsor will timely pay all expenses of the Condominium, including but not limited to insurance 
premiums and any reserve fund payments and such expenses shall not include individual unit 
owner expenses such as real estate taxes, utility charges, etc.; (v) upon the commencement of the 
collection of Common Charges, there will not be an assessment for any item set forth in the 
approved budget for the Condominium; and (vi) the Sponsor shall remain obligated to update the 
budget for the Condominium. See “Notes to Schedule A” in Section IV of the Plan. 
 
41) Any matter required or permitted to be determined by arbitration pursuant to the terms of 
the Condominium Documents shall be submitted for resolution by a single arbitrator in a 
proceeding held in New York City, New York, in accordance with the then existing rules of the 
American Arbitration Association or any successor organization thereto. The arbitrator will be an 
independent third party unrelated to either party. By signing the Purchase of Sale, Purchaser 
waives any right to trial by jury in any action, proceeding or counterclaim in any way connected 
with this Agreement or the Plan. The Plan does not require that disputes regarding the return of 
contract deposits or other disposition of escrowed funds be submitted to arbitration.  The fees, 
costs and expenses of the arbitrator shall be borne by the losing party in the arbitration or, if the 
position of neither party to the dispute shall be substantially upheld by the arbitrator, such fees, 
costs and expenses shall be borne equally by the disputants. Each disputant shall also bear the fees 
and expenses of his counsel and expert witnesses.  See Section XI, “Procedure to Purchase” and 
Part II, “By-Laws”. 
 
42) Pursuant to the Geographic Target Order (the “Order”) issued by the Director of the 
Financial Crimes Enforcement Network (“FinCEN”), title companies are now required to collect 
and report information regarding purchasers in transactions where: (1) the purchaser is a legal 
entity as defined in the Order; (2) the purchaser purchases residential real property located in the 
Boroughs of Brooklyn, Queens, Bronx, Manhattan and Staten Island; (3) the total purchase price 
is in in the amount of Three Hundred Thousand Dollars ($300,000.00) or more; (4) such purchase 
is made without a bank loan or other similar form of external financing; and (5) the purchase is 
made, at least in part, using currency or a cashier’s check, a certified check, a traveler’s check, a 
personal check, a business check, or a money order in any form, a funds transfer, or virtual 
currency. This affects all residential real property closings meeting the above criteria and occurring 
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on or after November 17, 2018 for so long as the Order remains in effect. A copy of the Order is 
available here:  
 
https://www.fincen.gov/sites/default/files/shared/Phase_17_RRE_GTOs_Order_FINAL_508C.p
df   See Section XI “Procedure to Purchase”. 
 
43) The Tax Cuts and Jobs Act of 2017 is currently in effect and significantly changes the rules 
pertaining to the deductibility of mortgage interest and real estate taxes. As such, purchasers are 
urged to consult with their tax preparer or CPA to determine if they are eligible for any tax 
deductions as a result of mortgage interest or finance charges incurred in connection with a 
mortgage on their Unit. The most relevant changes to the tax code as same would affect a purchaser 
are (a) the itemized deduction for real estate taxes and state and local taxes is capped at a total of 
$10,000.00 per year and (b) mortgage interest is only deductible up to a mortgage amount of 
$750,000.00. Sponsor, nor its counsel, make no representations that mortgage interest and real 
estate taxes will be deductible from Purchaser’s income taxes. Prospective Purchasers should 
consult with their respective experts regarding the tax consequences of purchasing a Condominium 
Unit.  See Section XIX, “Real Estate Taxes”. 
 
44) The Condominium will not employ any labor and janitorial services will be provided by 
an independent contractor.  The expense of such independent janitorial services has been 
accounted for and is already included in the budget.  See Section V, Schedule B, “Projected Budget 
for First Year of Condominium Operation” and Notes to Schedule B. 
 
45) The Sponsor obtained construction financing from LYZ Corp., with an address at 97 
Powerhouse Road, Suite 103, Roslyn Heights, NY 11577, in the aggregate amount of 
$2,200,000.00. There is no obligation by Sponsor’s lender on Sponsor to sell rather than rent any 
Units. The lien of the Sponsor’s lender will be released from each Unit upon receipt of One 
Hundred percent (100%) of the net sale price for the unit.   See Section I, “Introduction”. 
 
46) Pursuant to New York City Local Law 147, which was implemented on August 28, 2018, 
the owner of each building in New York City with three or more residential dwelling units must 
establish a written smoking policy for the building.  In the context of condominiums or 
cooperatives, Local Law 147 defines “owner” as the board of managers or board of directors, 
respectively.  Smoking is prohibited in the interior common elements, the outdoor common 
elements and inside of the residential units. Smoking is permitted in the outdoor limited common 
elements.  The Condominium’s smoking policy is attached to the Purchase Agreement and By-
Laws in Part II of the Plan.  See Section XVIII, “Rights and Obligations of Unit Owners.” 
 
47) “Force Majeure” shall mean delays caused by weather, casualty, an act of God, fire, flood, 
explosion, war, riot, sabotage, inability to procure or general shortage of energy, labor, equipment, 
facilities, materials or supplies in the open market, failure of transportation, strike, lockout, action 
of labor unions, pandemic, virus, COVID19 or any other cause (whether similar or dissimilar to 
the foregoing) not within the reasonable control of Sponsor. Sponsor shall be excused from 
performing any obligation or undertaking provided for in this Agreement for so long as such 
performance is prevented, delayed or hindered by Force Majeure. Sponsor’s time to perform such 
obligation or undertaking shall be tolled for the length of the period during which such 
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performance was excused. Purchaser’s time to perform its obligations under the Purchase 
Agreement also may be tolled during the tolling period.  Sponsor may not limit any rights which 
Purchaser may have pursuant to Art. 23A of the GBL, NYCRR regulations, and the Offering Plan, 
except as determined in a final decision or order by a court of competent jurisdiction or any 
governmental agency or by executive order and that Purchaser may be entitled to.  Purchasers 
are advised that executing a Purchase Agreement that includes the foregoing provisions may 
impact the Purchaser’s ability to close on her/his unit in the time frame originally 
contemplated in the Purchase Agreement and may limit the Purchaser’s remedies for any 
such delay in the closing date.  The Attorney General strongly recommends that Purchasers 
consult with their attorneys regarding any risks associated with executing a Purchase 
Agreement containing the foregoing provision prior to executing the Purchase Agreement.  
See Section XI, “Procedure to Purchase” and “Purchase Agreement”. 
 
48) An uncured default under the purchase agreement shall be deemed a default under the 
Interim Lease and an uncured default under the Interim Lease shall be considered a default under 
the purchase agreement and will permit Sponsor to cancel the purchase agreement in accordance 
with its terms.  The Purchaser-tenant will be required to vacate the Unit occupied under the Interim 
Lease within thirty (30) days after notice is sent of Sponsor’s intent to cancel the Purchase 
Agreement, provided that the Purchaser-tenant fails to cure any such default within the applicable 
grace period, if any, with TIME BEING OF THE ESSENCE.  Before a default under the Interim 
Lease may be declared a default under the purchase agreement, either (i) the sponsor must obtain 
an order of eviction or other judgment or order from a court or agency of competent jurisdiction 
against the Purchaser-tenant, or (ii) the Purchaser-tenant must have vacated the Unit.  Sponsor 
must make a written demand for payment after default at least 30 days before forfeiture of the 
deposit may be declared.  See Section X, “Interim Leases”. 
 
49) The penthouse terraces shall each be equipped with two 3” metal black pipe roof detention 
drains.  There shall be no secondary roof drainage system since there shall be two primary drains 
at each terrace.  It shall be the responsibility of the Board to arrange for drain maintenance and 
repair in the event that the drains are blocked and lead to water run-off or leaks into a Unit. 
However, any damage to the interior of a residential Unit would be the responsibility of that Unit 
Owner.   See Section I “Introduction” and Section II, “Description of Property and Improvements”.   
 
50) Interior stairs within Units 1B, 4A and 4B shall be constructed of iron and wood.  Treads 
and handrail shall be a combination of iron and wood. Since the stairs within Units 1B and 4A are 
accessory convenience stairs, and do not serve as the primary means of egress, they do not need to 
comply with 2014 NYC BC Chapter 10.  Winder stairs within Unit 4B do not comply with the 
code since there is no second means of egress.  Winder treads converge to a point, which may be 
a stumbling/falling hazard at the narrowest end of the tread.  There is a possibility that the 
Department of Buildings may at any time in the future require the reconstruction of these stairs to 
meet the code requirements.  The expense of this work will be borne by the Unit Owner.  See 
Section I “Introduction” and Section II, “Description of Property and Improvements”. 
 
51) The front penthouse terrace shall be partially finished with pavers and partially with a green 
system in compliance with the NYC Building Bulletin 2019-010 for a sustainable roofing zone. 
The green roof shall cover approximately 113 sq. ft. and shall be soil and roof plants in standard 
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modules.  Roof maintenance involves watering, weeding, and plant care.  The green roof shall not 
have a warranty.  Unit 4A cannot decrease the size of the required green roof.  See Section I 
“Introduction” and Section II, “Description of Property and Improvements”. 
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AR-2 

(2) Class of construction:

(3) Certificate of Occupancy, type, and number: 

(4) Alteration permit numbers and description of work done: 

 

 
(c) Site: 

(1) Size: 

(2) Number of buildings and use: 

 
(3) Streets owned or maintained by the project:  

 
(4) Drives, sidewalks and ramps:  
(i) Paving: 

 
(ii) Curbing: 

(iii) Catch basins, drainage: 

 
(iv) Street lighting: 

 
(v) The aforementioned items are in conformity with local fire district, town 
or municipal building codes.

 
(d) Utilities: 
 Water and Sewer 
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AR-3 

Gas 

 
Electricity 

Telephone 

Cable Service and TV 

(e) Sub-soil conditions:  

 

(f) Landscaping and enclosures:  
(1) Grass cover: 

(2) Plantings: 

  
(3) Trees: 

(4) Fencing: 

(5) Gates: 
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AR-4 

(6) Garden walls:

(7) Retaining walls: 

 
(8) Display pools and fountains: 

(g) Building size:  
(1) Total height: 

(2) Crawl spaces: 

(3) Number of sub-cellars and cellars

 
(4) Number of floors: 

(5) Equipment rooms:  

 
(6) Parapet: 

  
(h) Structural system: 

(1) Exterior of buildings:  

 
(i) Walls: 
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AR-5 

(ii) Floors: 

(iii) Windows:

(iii) Landmark status:

(2) Parapets and copings:

(3) Chimneys and caps:

(4) Balconies and terraces:   
(7) Roof and roof structures:

 
(i) Deck finish: 

 

164



 

AR-6 

(ii)Railings: 

(iii) Copings: 

(iv) Soffits: 

(v) Doors: 

(5) Exterior entrances:  
(i) Exterior doors and frames

 
(ii) Vestibule doors and frames: 

 
(iii) Exterior stairs: 

(iv) Railings: 

(v) Mailboxes: 

(vi) Lighting:
 

 
(6) Service entrances: 

(7) Roof and roof structures: 
 
(i) Type of roofs for all areas: 

(a) Material:   

(b) Insulation: 

 
(c) Surface finish: 
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AR-7 

(d) Bond or guarantee: 

(e) Flashing materials including counter flashing: 
 

(ii) Drains:  

 
 
(a) Location, material, and type: 

(b) Gutters and leaders: 

(iii) Skylights: 

(iv) Bulkheads:  
 (h)(1)(i). 

(v) Metal work at roof levels:  
(a) Exterior, metal stairs: 

 
(b) Vertical ladders, including gooseneck:  

(c) Railings: 
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AR-8 

(d) Hatches to roof:  

 
(e) Other: 

(vi) Rooftop facilities: 

. 
 

 

 
(8) Fire escapes: 

(9) Yard and courts:  

 
(i) Paving: 

(ii) Drainage: 

(iii)Stairs: 

(iv) Fencing: 
(f)(4) .
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AR-9 

(v) Retaining walls: 
(f)(7) 

(l0) Interior stair:
 

 

(i) Number of stairs of each type:

 
(ii) Enclosure: 

 
(iii) Stair construction: 

(iv) Stringers: 

(v) Treads: 

(vi) Risers: 

(vii) Handrails: 

 
(viii) Balustrade: 

 
(11) Interior doors and frames:  
(i) Unit entrance and interior doors and frames:  

(ii) Corridor doors and frames: 

 
(iii) Stair hall doors and frames:  
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AR-10 

(iv) Cellar and roof doors and frames: 

 
(12) Elevators: 

(i) Auxiliary facilities: 
(i) Location and number of rooms:  

(ii) Clothes washers and dryers, number, and type: 

(iii) Room ventilation: 

(iv) Dryer ventilation: 

(2) Refuse disposal: 
(i) Incinerator(s): 

(ii) Compactor(s): 

 
(iii) Approvals by authority having jurisdiction: 

(iv) Initial storage location: 

(v) Pick-up schedule, and whether public or private provider: 

 
(3) Bicycle Storage, Package rooms: 

 
 (4) Storage rooms: 

 
(j) Plumbing and drainage: 

(1) Water supply. 
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AR-11 

(2) Fire protection system: 

 
(i) Standpipes: 

(ii) Hose racks, hoses, and nozzles

(iii)Sprinkler heads:

(iv) Siamese connection: 

(3) Water storage tank(s) and enclosures:

(4) Water pressure and how maintained: 

(5) Sanitary sewage system: 

 
(i) Sewage piping: 

(ii) Sewage pumps: 
(7)(iv)

(iii) Sewage disposal: 

 
(6) Permit(s) required: 

(7) Storm drainage system: 

(i) Catch basins: 
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AR-12 

(ii) Yard and roof drains: 
 

 
 

 
 

(iii) Piping: 

(iv) Eject or sump pumps:

 
(k) Hot water:

(m)

(l) Gas supply: 

(m) Air conditioning and heating: 

Unit Unit Type Model # Heating 
BTU/h 

Cooling 
BTU/h SEER HSPF 
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AR-13 

(n) Ventilation:  

(o) Electrical System:

(l) Service from main service switchgear: 

(2) Service to individual units: 

(3) Compartment switchgear:   

(4) Unit service:  

(5) Adequacy:  
(i) Service:  

 

(ii) Lighting and fixtures:  

(p) Intercommunication and/or door signal systems, security closed circuit TV. 

(q) Public area lighting:

(r) Garages and parking areas: 

172



 

AR-14 

(s) Swimming pools: 
 
 
(t) Tennis courts, playgrounds, and recreation facilities.  

(u) Permits and Certificates: 

 
(v) Violations: 
 
 
(w) Unit Information: 
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AR-15 

(x) Finish schedule of spaces other than units
Location  Floors Walls and ceilings 

 
(y) Safety and warning devices: 

(z) Additional information required: 
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Even if no 
boxes are checked, the Smoke-Free Air Act bans smoking tobacco or non-tobacco products, and 
using e-cigarettes in indoor common areas.
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The 1607 Pacific Street Condominium
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CERTIFICATION OF SPONSOR AND PRINCIPALS 
PURSUANT TO 13 NYCRR 20.4b 

Real Estate Financing Bureau 
Department of Law 
28 Liberty Street 
New York, NY 10005 

Re.: Condominium Offering Plan 
The 1607 Pacific Street Condominium 
Premises: 1607 Pacific Street, Brooklyn, NY 11213 

Dear Sir or Madame: 

We are the sponsor and the principals of sponsor of the condominium offering plan for the 
captioned property.  We understand that we have primary responsibility for compliance with the 
provisions of Article 23-A of the General Business Law, the regulations promulgated by the Office 
of the Attorney General in Part 20 and such other laws and regulations as may be applicable. 

We have read the entire offering plan. We have investigated the facts set forth in the 
offering plan and the underlying facts.  We have exercised due diligence to form a basis for this 
certification.  We jointly and severally certify that the offering plan does, and that documents 
submitted hereafter by us which amend or supplement the offering plan will: 

(i) set forth the detailed terms of the transaction and be complete, current and
accurate;

(ii) afford potential investors, purchasers and participants an adequate basis
upon which to found their judgment;

(iii) not omit any material fact;

(iv) not contain any untrue statement of a material fact;

(v) not contain any fraud, deception, concealment, suppression, false pretense
or fictitious or pretended purchase or sale;

(vi) not contain any promise or representation as to the future which is beyond
reasonable expectation or unwarranted by existing circumstances;

(vii) not contain any representation or statement which is false, where I/we:

(a) knew the truth;
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4th Jan.
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Office: 349 Keap Street, Brooklyn, NY 11211 
Mailing: 118 Middleton Street, Brooklyn, NY 11206 
Phone: (718) 387-3004 | Fax: (718) 228-3503 
Email: martin@mretax.com |Web: www.mretax.com 

Block & Lot: 1334 - 59 

Project Details:
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METROPOLITAN Realty Exemptions, Inc. 

DOF Assessment Guidelines  

Tax Class 2a, 2b and 2c CAP 
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METROPOLITAN Realty Exemptions, Inc. 

 
Proposed Real Estate Tax Liabilities  

 
 
Post construction Projected Assessed Value and Tax Liability 

Taxable Assessed Value at approximately $373,333.

$45,797.
 

 

Disclaimer 
Though the aforesaid estimate of the Actual Assessed Valuation is a good-faith estimate, it is not 
possible to estimate same with any degree of certainty. Assessed valuations, when made, may 
be lesser or greater based on the interpretation of the administrative code and the applicable 
rules and regulations of the City of New York.  

Although we believe our opinions are well-founded, they are not intended, and should not be 
construed as warranties or guaranties or representations as to future assessed valuations of the 
property under discussion and we accept no responsibility or liability in the event that the figures 
or projections set forth herein are incorrect or inaccurate.  In no event will this firm, the Sponsor, 
the Sponsor’s counsel or any other person be liable if the assessed valuation, when actually 
made, is lesser or greater that that estimated above, or if the administrative code and the 
applicable rules and regulations of the City of New York are changed in the future, or if the facts 
as represented prove to be untrue.   

Metropolitan Realty Exemptions, Inc.
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