
CONDOMINIUM OFFERING PLAN 
 

PULASKI GARDENS CONDOMINIUM 
 A PLAN FOR CONDOMINIUM OWNERSHIP OF 

 PREMISES KNOWN AS 
 

 197 PULASKI STREET 
 COUNTY OF KINGS, CITY OF NEW YORK 

BROOKLYN, NY 11206 
 

7 RESIDENTIAL CONDOMINIUM UNITS 
BEING OFFERED FOR SALE 

_____________________________________________________________________________________ 
 
TOTAL OFFERING PRICE OF 7 RESIDENTIAL UNITS OFFERED FOR SALE..................................$ 5,965,000.00 
_____________________________________________________________________________________ 

 
                                                                 SPONSOR AND SELLING AGENT: 

197 Pulaski LLC  
151 COOPER STREET 

 BROOKLYN NY 11207 
 

ATTORNEYS FOR SPONSOR: 
 LAW OFFICE OF HERSHY ITZKOWITZ, P.C. 

1154 60TH STREET 
BROOKLYN, NEW YORK 11219 

(718) 975-0402 
 

DATE OF ACCEPTANCE FOR FILING: 
 

THIS OFFERING PLAN MAY ONLY BE USED FOR 12 MONTHS FROM 
THIS DATE UNLESS EXTENDED BY A DULY FILED AMENDMENT. 
SEE PAGE 1 FOR SPECIAL RISKS TO PURCHASERS. 

_____________________________________________________________________________             
                                                                                                                                      

THIS OFFERING PLAN IS THE ENTIRE OFFER TO SELL THESE CONDOMINIUM UNITS. NEW YORK LAW REQUIRES THE 
SPONSOR TO DISCLOSE ALL MATERIAL INFORMATION IN THIS PLAN AND TO FILE THIS PLAN WITH THE NEW YORK STATE 
DEPARTMENT OF LAW PRIOR TO SELLING OR OFFERING TO SELL ANY CONDOMINIUM UNIT. FILING WITH THE 
DEPARTMENT OF LAW DOES NOT MEAN THAT THE DEPARTMENT OF LAW OR ANY OTHER GOVERNMENTAL AGENCY HAS 
APPROVED THIS OFFERING. 

 
THE SPONSOR IS RETAINING THE UNCONDITIONAL RIGHT TO RENT RATHER THAN SELL UNITS AFTER PLAN 
CONSUMMATION. 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 (SEE SPECIAL RISKS SECTION 
OF THE PLAN).  
 
PURCHASERS FOR THEIR OWN OCCUPANCY MAY NEVER GAIN CONTROL OF THE BOARD OF MANAGERS UNDER THE 
TERMS OF THIS PLAN (SEE SPECIAL RISKS SECTION OF THE PLAN).  

 
 
 
 















































































H1. NOTES TO SCHEDULE B 

1. 	Labor 

The building will be managed by ALG NY Management LLC for the first three (3) 
years of condominium operation, for a fee of $6,000.00, which is the prevailing rate. 
Superintendent / janitorial service will be provided by the management company for an 
additional $7,200.00 annually. The proposed superintendent / janitorial service is consistent 
with all applicable laws. The unit owner shall not be required to perform any services 
themselves. 

The Condominium will not employ its own superintendent, which is in compliant with 
the administrative code of New York City Section 27-2053, that does not require a 
superintendent for a building of less than nine (9) residential units. 

If the unit owners choose to hire a maintenance employee, the cost shall be 
approximately additional five thousand dollars ($5,000) annually, which will be 
approximately a fifteen percent (15%) increase in the common charges. 

2. Heating & Cooling.  

There will be no heating or cooling in the common areas. Each Unit will have 
individual heating and cooling. Cost of same are set forth in Schedule B-1. 

3. Utilities — (Electric)  

This item includes the cost of electricity for heating and lighting of the common areas. 
This is based upon a survey and estimate by Robert Pia, R.A., with an address 295 West 150th 
Street # 34, New York NY 10039, and includes a 10% increase to account for the inflation 
factor. The cost per KWH includes sales tax: 

Estimated usage in KWH: 4,800 
Cost per KWH: $0.30 

Estimated total annual cost: $ 1,440.00 

Estimated charges (including 10% inflation) : $ 1,584.00 

The cost of electric and gas to the units will be separately metered and the charges 
therefor will be paid directly to the utility company by Unit Owners. A projection is set forth 
in Schedule B-1, inclusive of consumption, rates, sales tax and a reasonable anticipated 
increase due to inflation. 

4. Water Charges and Sewer Rents.  

The building will be metered for water and sewer usage by the City of New York 
Department of Environmental Protection in accordance with current law. There will be one 
bill for the entire building, to be paid for as part of the common charges. The amount budgeted 
for this item is $2,999.70, annually, which is based on estimated daily usage of 550 gallons 
of water for the building and converted to cubic feet by dividing by 7.45. The estimate is 

3.s" 



provided by Robert Pia, R.A., with an address 295 West 150th Street # 34, New York NY 
10039. 

Estimated Consumption: 
Estimated daily usage 
Estimated annual usage 
Convert to hundred cubic feet (HCF) 27,010 / 100 = 

Estimated water & sewer rates:  
Water charge: 3.9 per 100 CF 
Sewer charge: 159% of water charge 

74 cubic feet 
27,010 cubic feet 
270 HCF 

$3.9/HCF 
$6.2/HCF 

Usage 	 Rate per HCF Cost 

Water charges: 	270 	HCF 	x 	$3.9/HCF 	= $ 	1,053.00 
Sewer charges: 	270 	HCF 	x 	$6.2/HCF = 1,674.00 

Total: $ 	2,727.00 

Estimated charges (including 10% inflation): $ 	2,999.70 

5. 	Repairs, Maintenance and Supplies.  

The projected amount does not include repairs, painting, maintenance, or supplies for 
the interior of the Units, all of which are the responsibility of the individual Unit Owners. 

The budgeted figure is based upon an estimation by the budget expert of repairs to 
the interior of the building, the roof, the exterior of the Building (including walls, foundations, 
windows, doors, and locks), the plumbing and electrical systems, and includes various 
supplies (such as cleaning supplies and materials, lubricants, bulbs, public fixtures, general 
and hardware supplies), painting of common areas. Inasmuch as this is a new construction, 
repairs and maintenance should be minimal. However, the Sponsor does not warrant that 
this will be the case. At the present time there are no maintenance contracts. However, if 
any services are needed the Contingency Fund may be used. The following is a breakdown 
of the repairs and maintenance: 

Inspection (flow back, fire sprinkler 
Fire extinguishers ect. ) 

	
$ 4,900 

Telephone 
	

$ 1,440 
Exterminating 
	

$ 500 
Plumbing 
	

$ 1,000 
Electrical 
	

$ 1,000 
Carpentry 
	

$ 1,000 
Services & Supplies 
	

$ 800 

TOTAL: 
	

$ 10,640 

There are no service contracts in effect at this time. 
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Robert Pm, R.A. 
295 West 150th Street # 34 

New York, NY 10039 

I. SCHEDULE B-1 
ENERGY COSTS FOR UNITS DURING 

FIRST YEAR OF CONDOMINIUM OPERATION 
FOR THE YEAR BEGINNING JULY 1, 2025 — JUNE 30, 2026 

March 21, 2025 

Re: 	197 Pulaski Street 
Brooklyn, New York 
Estimate of Utility Consumption 

To whom it may concern: 

I have been provided with information about the above-captioned buildings containing units 
as described above. I have estimated the utility consumption and costs of the units 
(including a 10% inflation factor) to be as follows: 

Estimated 

Electric 

Usage 

Electric 

Cost 

ELECTRICAL SURVEY 

Estimated 	Estimated 

Electric 	Electric 

Unit (KWH) per KWH Cost (Mo.) Cost (Yr.) 

1A 20,000 $0.30 $ 	550.00 $ 	6,600.00 

2A 10,000 $0.30 $ 	275.00 $ 	3,300.00 

2B 10,000 $0.30 $ 	275.00 $ 	3,300.00 

3A 10,000 $0.30 $ 	275.00 $ 	3,300.00 

3B 10,000 $0.30 $ 	275.00 $ 	3,300.00 

4A 10,000 $0.30 $ 	275.00 $ 	3,300.00 

4B 15,000 $0.30 $ 	412.50 $ 	4,950.00 

The above projections are based on the following assumptions: 

The estimated electricity costs are based on Con Edison's current average combined 
winter/summer rate of $0.30 per kilowatt hour. Usage varies based on location and area of 
the units. 

/26,62,1t--Aa. 
Robert Pia, R.A. 



Ii. NOTES TO SCHEDULE B-1 

1. Each Unit Owner will be responsible for the cost of electricity and gas 
service supplied to his Unit. The building contains electric meters for each of the units 
and one electric meter for the common areas (common electric charges are set forth in 
Schedule B). Charges for each Unit will be payable directly to the utility company. 
Electric usage and costs include lighting, appliances and air conditioning and heating, 
cooking and drying for each unit. 

2. The above information is based upon a survey and estimate provided by 
Robert Pia, R.A., with an address 295 West 150th Street # 34, New York NY 10039. The 
building uses electricity for all power needs. Usage and costs vary based on location and 
area of the units. For example, the yearly electricity costs for Unit 4B are estimated 
based on current Con Edison rates of $0.30 per KWH and projected usage of 10,000 KWH 
per year, for approximately $3,300.00 including a 10% increase. This assumes thermostat 
settings of 70 degrees for 16 hours (day) and 60 degrees for 8 hours (night). The figures 
for the other units have been calculated accordingly. 

3. The estimated costs are subject to change based on changes in Con Edison 
Delivery Rates. 

ALTHOUGH SPONSOR BELIEVES THAT THE FOREGOING IS 
ACCURATE, NO WARRANTY OR GUARANTY IS BEING MADE BY SPONSOR, 
MANAGING AGENT, OR ANY OTHER PERSON OR ENTITY AS TO WHAT 
THE SEPARATELY METERED ELECTRICITY COSTS MAY BE. 

4a. 
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 ARCHITECT’S REPORT  
“Pulaski Gardens Condominium” 

 
 
 

May 8th, 2024. 
 

This “Report” describes the building known as “Pulaski Gardens Condominium” as per 
approved plans.  
  

A. LOCATION AND USE OF PROPERTY 
(1) Address: 197 Pulaski Street, Brooklyn, New York, 11206. 
(2) Tax Block: 1772, Tax Lot: 53. 
(3) Zoning: R6A & R6B General residence districts as designated on Map 17a of the 1961 
Zoning Resolution (ZR). 
(4) Permissible use: General Residential district. This property and proposed use will 
comply with all zoning and use requirements at the time of closing.  
No zoning variances or equivalent waivers exist for this Property.  
No Restrictive Declaration/Easements exist for this property. 
The building is subject to quality housing provisions and shall comply with all applicable 
requirements: 
- ZR-28-12-Refuse Storage: Provided. 
- ZR-28-13-Laundry Requirements: Provided. 
- ZR 28-14-Daylight in corridors: Applied. 
-ZR-28-21-Recreation area: Not required. 
- ZR-28-23-Planting areas: Provided. 
- ZR 28-31-Density per corridor: Applied. 
- ZR 28-40- Parking: Waived. 
Applicable code: 2022 Building Code of NYC. 
 

B. STATUS OF CONSTRUCTION 
(1) Year Built: Proposed building is under construction, building permit #  B00847962-I1-
GC was issued on March 29, 2024, and  construction is expected to be completed on or 
before July 2025. 
(2) Class of Construction: I-B, Fire Resistive-Non-combustible: 2 hours protected 
(Structural frame, exterior and interior bearing walls, and floor construction/secondary 
members), one hour protected for roof construction and secondary members, and non-
fire rated for interior nonbearing walls and partitions), as described under the 2014 
Administrative Building Code.   The property and building are required to comply with ADA 
accessibility regulations; Unit 1A is ADA accessible.  
(3) Certificate of Occupancy: A new or temporary Certificate of Occupancy will be issued 
when the work is completed to the satisfaction of the Department of Buildings.  
(4) Permit number and description of work done:  
The proposed job consists of one (1) new four (4) stories with cellar and penthouse 
building for seven (7) residential units and accessory spaces. 
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The building will be constructed as per plans which have been filed with and approved by 
the Brooklyn Office of the Department of Buildings under application # B00847962-I1. 
Building permit #  B00847962-I1-GC was issued on March 29, 2024. 
 

   JOB # FILING # JOB TYPE WORK TYPE FILING STATUS MODIFIED DATE 

B00847962 I1 NB GENERAL CONSTRUCTION APPROVED 08/14/2023 

B00847962 S1 NB PLUMBING APPROVED 08/16/2023 

B00847962 S2 NB SPRINKLER APPROVED 08/04/2023 

B00847962 S3 NB MECHANICAL  APPROVED 08/24/2023 

B00847962 S4 NB STRUCTURAL APPROVED 09/08/2023 

B00847962 S5 NB FOUNDATION APPROVED 09/07/2023 

B00847962 S6 NB SUPPORT OF EXCAVATION APPROVED 10/16/2023 

 
 

C. SITE 
(1) Size: rectangular lot, 20’-3” front by 100’-0” depth, with a total area of 2,025.00 S.F. 
(2) Number of Buildings and use: One (1) new four (4) stories with cellar and penthouse 
building for seven (7) residential units and accessory spaces. 
(3) Streets owned or maintained by the project: 
(i) Paving: Public Street with asphalt concrete in good condition. 
(ii) Curb: New concrete curb per NYC DOT rules and regulations. 
(iii) Catch basins & Drainage: City owned catch basin located in street in fair condition. 
(iv) Street lighting: Provided by the city of New York.  
(v) These items are in conformity with local fire district, and municipal building codes.  
(4) Drives, sidewalks, and ramps: vaults, curb cuts, aprons, drives, and ramps are not 
provided. The building ADA access/egress is from/to the public sidewalk at grade level; 
ramps are not required. 
(i) Paving: Public sidewalk will have asphalt concrete paving per City Of New York 
standard. 
(ii) Curbing: Concrete curb per City Of New York standard. 
(iii) Catch basins: N/A. 
(iv) Street lighting: Street lighting is provided by the City of New York and consists of 
vertical stanchions surmounted with 78 W IES Type I LED Luminaire lamps.   
(v) These items are in conformity with local fire district, and municipal building codes.  
The sidewalk does not provide a snow-melt system.  
The Condominium is responsible for future repair and maintenance in conformance with 
the requirements of New York City Department of Transportation and Department of 
Sanitation. 
No easements exist through the property nor are required through neighboring properties.  
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D. UTILITIES 
Water will be provided by the City of New York. There will be a 2” copper combined water 
main conveying the water into the building. One meter will be provided for the entire 
building and utility charges will be billed collectively as a common charge. 
Sewer will be billed as part of the common charges. The entire Sanitary waste will be 
carried from the building into the existing New York City Sewer System via a 6” XHCI pipe.  
Electricity to the building will be brought from the terminal point of the Consolidated 
Edison Co. Each unit will be separately metered and billed directly; one meter will be 
provided for common areas.   
Natural Gas will not be provided. 
Local Telephone service will not be provided.  
The above companies supplying public utilities to consumers are regulated by NYPSC and 
services are the obligation of the board of managers of the condominium.  

 
E. SUB-SOIL CONDITIONS 

According to the borings report no water level is present down to a depth of 22’-0”. Soil 
class 3b is present with a maximum allowable bearing pressure of 3TSF (tons per square 
foot). 
No uneven foundation movement or settling, such as cracking or mortar joint decay, has 
occurred.  
The building foundation system is accurately sized to support the calculated load. 
No unusual water conditions such as flooding, ponding, or wetness were observed in the 
area, and no water was apparent on the surface.  
No land subsidence, expansive soils, hazardous materials, and/or environmental 
restrictions are present on the property.  
The borings report does not identify any potential for mudslide or erosion in the area.    
Property is not located in a FEMA Flood Zone.  
No radon mitigation system is either actively or passively provided.  
No negative outdoor grading was identified.  
 

F. LANDSCAPING AND ENCLOSURES 
(1) Grass Cover: Kentucky Blue grass will be planted in areas of the front and rear yard. 
(2) Plantings: None. 
(3) Trees: One (1) new tree is required as per DPR guidelines and specifications, it will be 
paid to planting fund.  
(4) Fencing: A 6’-0” high chain link fence will enclosed the rear yard.  
(5) Gates: None. 
(6) Garden Walls: None. 
(7) Retaining Walls: 12” thick by 8’-0” and 10’-0” high retaining concrete walls will be 
provided enclosing the rear areaway. 
(8) Display pools and fountains: None. 
 

G. BUILDING SIZE 
(1) Total height: 50’-0” measured from street line to top of penthouse floor.  
(2) Crawl spaces/Attic: None.  
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(3) Number of sub-cellars and cellars: One cellar. 
Cellar will be an unhabitable space to be used for storage, refuse area, and equipment 
location.  
(4) Number of floors: Cellar, four stories, and penthouse. The floor to ceiling height will be 
8’-0” for cellar and 9’-0” for the first, second, third, fourth, and penthouse levels.  
(5) Equipment rooms: One (1) electrical room, one (1) meter room, and one (1) refuse 
room  will be located at cellar.   
(6) Parapet: Parapets will extend 42” minimum from roof finish and will be built of 4” CMU 
partially grouted with brick/EIFS finish and aluminum coping with interlocking cap 
flashing.  

 

 
H. STRUCTURAL SYSTEM 

The structural system for this building is classified mainly as new poured concrete 
foundation walls, new exterior metal stud walls with fiber cement panels finish, new 
exterior CMU walls with brick/EIFS/metal panels finish, and new interior steel stud non-
bearing partition walls. To proper sound and impact noise insulation, exterior walls shall 
have an STC rating of minimum 50 ASTM E 90. Detailed information of existing and new 
exterior walls and foundation walls is listed in section (1) Exterior of building, 
subsection (i) Walls.  
Foundation will consist of spread footings of poured reinforced concrete resting over 
virgin soil. Exterior footings shall extend at least 4’-0” below adjacent finished ground level 
when exposed to frost. Footings shall also be protected from frost by mounding with soil as 
to provide a minimum cover of 4’-0”. Protection cover over all anchor bolts is to be 
provided before mounding. Underpinning is not required. 
Foundation walls shall be watertight insulated from sub-grade water resulted from 
infiltration with one sided form stay-form by AIMCO or equal, protection board/drainage 
mat TREMDRAIN by TREMCO or equal, self-sealing sheet waterproofing membrane 
“PARASEAL LG” by TREMCO or equal and  2” XPS insulation R-10. 
No sub-grade drainage system will be provided.  
The cellar will have a 6”  reinforced poured concrete slab over 4” gravel or granular fill on 
well compacted earth base.   
The floor system between floors will be two hours fire rated consisting of one (1) layer of 
5/8” gypsum board, ½” galvanized resilient channels, 10” minimum cold form steel joists, 3 
½” mineral wool insulation, ¾” dragon board, and finished floor by owner over resilient 
padding. The floor complies with sound transmission class (STC) and impact insulation 
class (IIC) minimum ratings of 50.  
The roof system will consist of: 
-Roof @ penthouse level-one hour fire rated: one (1) layer  5/8” gypsum board, ½” 
galvanized resilient channels, 10” thick R-38 fiber batt insulation, cold form steel joists,  ¾” 
dragon board, continuous membrane base sheet, 6” XPS insulation R-30, and high albedo 
concrete pavers on adjustable pedestals.  

 CELLAR FIRST FLOOR   SECOND FLOOR THIRD FLOOR FOURTH FLOOR PENTHOUSE 

TOTAL GROSS 
FLOOR AREA 

1375.83 S.F. 1374.32 S.F. 1374.32 S.F. 1374.32 S.F. 1374.32 S.F. 412.94 S.F. 
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-Bulkhead roof-one hour fire rated:  will consist of one (1) layer  5/8” gypsum board, ½” 
galvanized resilient channels, 10” minimum cold form steel joists,  10” thick glass fiber batt 
insulation, ¾” dragon board, continuous membrane base sheet,  minimum 5” FOAMULAR 
or equal XPS insulation R-25, and high albedo cap sheet.  
NOTE: No corrosive drywall materials shall be used.    

 
(1) Exterior of building:  
(i) Walls:  Exterior walls shall have an STC rating of minimum 50 ASTM E 90.  
-WT-C1-FOUNDATION WALLS-3HRS FIRE RATED: 
Foundation walls at property line: one sided form stay-form by AIMCO or equal, 
protection board/drainage mat TREMDRAIN by TREMCO or equal, self-sealing sheet 
waterproofing membrane “PARASEAL LG” by TREMCO or equal,  2” XPS insulation R-10, 
reinforced concrete foundation wall, 2” metal studs @ 16” O.C., and one (1) layer 5/8” type 
‘X’ gypsum wall board on interior. 
Foundation walls at street line: 2” XPS insulation R-10, protection board/drainage mat 
TREMDRAIN by TREMCO or equal, reinforced concrete foundation wall, 3 5/8” metal studs 
@ 16” O.C. with R-10 batt insulation, and one (1) layer 5/8” type ‘X’ gypsum wall board on 
interior. 
-WT-1-BRICK VENEER-3HRS FIRE RATED (front and rear walls): brick veneer, 2” XPS 
insulation R-10, continuous vapor permeable air barrier, 6” CMU partially grouted provided 
with horizontal reinforcing every other course,  1-5/8” 16 GA metal stud @ 24” O.C. , and 
one (1) layer 5/8” type ‘X’ gypsum wall board on interior. 
-WT-2-EIFS-3HRS FIRE RATED (side walls): EIFS “STOTHERM ESSENCE NEXT” by STO or 
equal finish as selected by architect, 8” CMU partially grouted, 3” mineral wool insulation R-
12,  continuous vapor permeable air barrier,  2-5/8” 16 GA metal stud @ 24” O.C., and two 
(2) layers 5/8” type ‘X’ gypsum wall board on interior. 
-WT-3-METAL PANEl-3HRS FIRE RATED (front walls): ½” metal panel as  selected by 
architect, thermally isolated clip and vertical rail, 6” CMU partially grouted provided with 
horizontal reinforcing every other course, 2” XPS insulation R-10, continuous vapor 
permeable air barrier, 1-5/8” 16 GA metal stud @ 24” O.C., and one (1) layer 5/8” type ‘X’ 
gypsum wall board on interior. 
-WT-4-EIFS-2HRS FIRE RATED (bulkhead front and rear walls): ½” thick RIEDER fiber 
cement panels  as selected by architect, ½” air gap, fiber cement panel sub-framing, 2” 
mineral wool insulation R-8, 5/8” exterior grade gypsum wall board,  4” 18 GA metal studs 
@ 16” O.C.,   and one layer 5/8” gypsum wall board on interior. 
(ii) Windows:  
Windows will be new, casement  and casement/fixed combination type, manufactured by 
PELLA or equivalent, with a limited warranty from the date of purchase of twenty (20) 
years for glass and ten (10) years for non-glass parts.   
Windows will be made of wood with aluminum cladding and double insulated tempered 
glass, thermal break system, Low E-4, SHGC=0.36, U factor=0.30 and 0.40, and air 
infiltration of no more than 0.35 CFM per square foot.  
Exterior windows sills shall be constructed of masonry. Lintels above window opening shall 
be painted steel fabrication. Frames, hardware, and accessories shall be non-corrosive.   
All joints and penetrations will be caulked, gasket or covered with a moisture vapor 
permeable wrapping material installed in accordance with the manufacturer’s installation 
requirements.    
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All operable windows shall be equipped with sash locks designed to be open from the 
inside only.  No windows guards shall be installed.  
No Window wells or lot line windows will be provided. 
(iii) Landmark Status: Not Applicable.  
 
(2) Parapets and copings:  
Parapets will extend 42” minimum from roof finish and will be built of 4” CMU partially 
grouted with brick/EIFS finish and aluminum coping with interlocking cap flashing.  
Continuous cant strip, stainless steel flashing and counter flashing will be provided at all 
parapet/roof junctures. 
The parapet shall be firmly secured in place without indication of any problem like leakage, 
spalling, deterioration of mortar, cracking, etc.   

 
(3) Chimneys, flues & caps:  
Chimneys or gas flues will not be provided.  
Exhaust vents will be provided for bathrooms (50 CFM), kitchens (100 CFM), and refuse 
room (75 CFM), in compliance with minimum continuous exhaust requirements per Code. 
Exhausts fans will be manufactured by GREENHECK, models # G-097-VG, # G-098-VG, and 
# SP-AP0511W.  
The common corridors and cellar will be provided with continuous fresh air-intake, vents 
manufactured by GREENHECK, Model CSP-A510-VG, 350CFM total capacity. 
Exhaust vents shall be provided with a class 1 motorized leakage-rated damper with a max 
leakage rate of 4cfm per square foot 2 at 1.0” water gauge as per C403.2.4.3.  
Ventilation equipment to be used shall be N. Y. City M.E.A. or B.S. & A. approved and shall 
comply with the N. Y. City Building Code.  

 
(4) Balconies & terraces:  
The building will have a total of six (6) balconies and two (2) roof terraces. 
-Two (2) balconies at second floor; one (1) limited common to Unit 2A and one (1) limited 
common to Unit 2B. 
-Two (2) balconies at third floor; one (1) limited common to Unit 3A and one (1) limited 
common to Unit 3B. 
-Two (2) balconies at fourth floor; one (1) limited common to Unit 4A and one (1) limited 
common to Unit 4B. 
-Two (2) roof terraces at penthouse level limited common to Unit 4B. Roof terraces will be 
included in the Certificate of Occupancy. 
(i) Deck Finish: Exterior balconies consist of a lightweight composite concrete deck over 
metal stud framing and cement board finish. 
Terraces finish will consist of  high albedo concrete pavers over adjustable pedestals by 
“TILE TECH” or equal. The type of installation will consist of a roofing pedestal system with 
low-height pedestal (1/2” to 2’ height) + stack-cap. They are accepted by the roof 
manufacturer to retain the roof warranty.  
(ii) Balustrade: steel railings and glass panels.  
(iii) Railings: rear elevation balconies, rear terrace, and part of the front terrace will have 
42” min. height steel railings with vertical bars; front elevation balconies will have 42” min. 
height glass railing with steel posts and rails, and part of the front terrace will have 42” min. 
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height parapets built of 4” CMU partially grouted with brick/EIFS finish and aluminum 
coping.  
Metal mullions shall be capable of withstand 200 lbs. lateral force applied at any point along 
the top of the railing. All metal parts shall be protected against corrosion with two coats of 
non-corrosive painting.  Railings design does not create a “ladder effect” 
Detailed information about drainage is provided in section H. STRUCTURAL SYSTEM, sub-
section (7) Roof and roof structures-(ii) Drains.  
(iv) Copings: Balconies will have a decorative metal panel. 
(v) Soffits: Cement board.  
(vi) Doors to balconies: Balconies  and rear terrace doors  will consist of  8’-0” W by 8’-0” H 
sliding doors; front terrace door  will consist of  a 3’-4” W by 8’-0” H single door. 
Doors will be made of wood with aluminum cladding and double insulated tempered glass, 
thermal break system, Low E-4, U factor=0.40, SHGC=0.36,  and air infiltration of no more 
than 0.35 CFM per square foot for sliding doors and 0.5 CFM per square foot for swinging 
doors.  
Doors will be manufactured by PELLA or equivalent, with a limited warranty from the date 
of purchase of twenty (20) years for glass and ten (10) years for non-glass parts.   
Frames, hardware, and accessories shall be non-corrosive.   

 
(5) Exterior entrances:  
(i) Exterior Doors and Frames:  
A total of two (2) exterior doors will access to the building. 
First floor: One (1) 4’-0” W by 8’-0” H single door, main entry, at  the front of the building.  
Cellar: One (1) 8’-0” W by 8’-0” H sliding door at the rear of the building. 
Exterior doors will be made of wood with aluminum cladding and double insulated 
tempered glass, thermal break system, Low E-4, U factor=0.30 and 0.40, SHGC=0.36, and air 
infiltration of no more than 0.35 CFM per square foot for sliding doors and 0.5 CFM per 
square foot for swinging doors.  
Doors will be  manufactured by PELLA or equivalent, with a limited warranty from the date 
of purchase of twenty (20) years for glass and ten (10) years for non-glass parts.   
Frames, hardware, and accessories shall be of galvanized steel or of similar non- corrosive 
material. Exterior doors hardware shall be supplied by Kwikset or equivalent.   
NOTE: The Sponsor reserves the right to provide alternative doors and hardware of equal 
or better expected performance standard than noted above. 
(ii) Vestibule Doors and Frames:  
Not applicable. 
(iii) Exterior Stairs:  
-One (1) stair will be built at the rear of the building, limited common to Unit 1A, 
connecting the rear yard with the cellar areaway. It will be built of poured concrete with 
non-slip metal nosing, non-slip platforms, and non-corrosive painted metal guardrails to a 
minimum height of 42” above the nosing of treads, around the open sides, and stair landing.  
(iv) Railings:   42” minimum height metal railings with vertical metal mullions capable of 
withstanding a 200 lbs. lateral force applied at any point along the top of the railing.  
All metal parts shall be protected against corrosion with two coats of non-corrosive 
painting.  
The guardrails shall also have vertical metal railings at a maximum spacing of 4 inches on 
center, as required by N. Y. City Building Code.  
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“Railings do not create a ladder effect”. 
 (v) Mailboxes:  
USPS approved mailboxes supplied by Postal Products Unlimited or similar will be 
provided in the main common corridor of the building. They shall be of anodized aluminum 
(or similar USPS approved material) and will allow access with individual keys and USPS 
Master Lock.  Mailboxes will be handicapped accessible. 
(vi) Lighting:  Artificial lighting shall be provided for the main entrance area at first floor, 
rear yard area, balconies, and roof areas consisting of an exterior wall mounted fixture 
manufactured by TERON LIGHTING or equal, 35 W, 99 L/W efficacy, with photo sensor 
and time switch. 
 
(6) Service entrances:  
Equipment’ rooms, refuse room, and private storages at cellar will be accessible from the 
main common corridor at first floor through egress staircase and from Unit 1A accessory 
space at cellar.  
(i) Doors and frames: Detailed in section H. STRUCTURAL SYSTEM, sub section (5) 
Exterior entrances, (i) Exterior Doors and Frames.  
(ii) Gates: None.  
(iii) Exterior stairs: Detailed in section H. STRUCTURAL SYSTEM, sub section (5) Exterior 
entrances, (iii) Exterior Stairs.  
(iv) Railings:  Detailed in section H. STRUCTURAL SYSTEM, sub section (5) Exterior 
entrances, (iv) Railings.  
  
(7) Roof and roof structures:    
(i) Type roofs for all areas 
(a) Material:  
-Roof @ penthouse level-one hour fire rated: one (1) layer  5/8” gypsum board, ½” 
galvanized resilient channels, 10” thick R-38 fiber batt insulation, cold form steel joists,  ¾” 
dragon board, continuous membrane base sheet, 6” XPS insulation R-30, and high albedo 
concrete pavers on adjustable pedestals.  
Roof terraces at penthouse level will have non-combustible concrete pavers provided by 
the sponsor and appropriate for daily foot traffic. The type of installation will be a roofing 
pedestal system with low-height pedestal (1/2” to 2’ height) + stack-cap, manufactured by 
TILE TECH PAVERS o similar company. Pavers are accepted by the roof manufacturer to 
retain the roof warranty.  
-Bulkhead roof-one hour fire rated:  will consist of one (1) layer  5/8” gypsum board, ½” 
galvanized resilient channels, 10” minimum cold form steel joists,  10” thick glass fiber batt 
insulation, ¾” dragon board, continuous membrane base sheet,  minimum 5” FOAMULAR 
or equal XPS insulation R-25, and high albedo cap sheet manufactured by GAF or similar 
company. 
Sustainable roof zone Local Law 92/94 of 2019-The site conditions are unfavorable to 
either a solar photovoltaic electricity generating system or a green roof system. 
 (b) Insulation:  
Roof @ penthouse level: 10” thick R-38 fiber batt insulation + 6” XPS insulation R-30. 
Bulkhead roof: 10” thick glass fiber batt insulation + minimum 5” FOAMULAR or equal XPS 
insulation R-25. 
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(c) Surface finish:  
-Roof @ penthouse level: high albedo concrete pavers on adjustable pedestals.  
-Bulkhead roof: high albedo cap sheet.  
(d) Bond or guarantee: Manufacturer provides a ten (10) years warranty on the roof 
installation, material, and labor starting the installation date. 
(e) Flashing materials including counter flashing: Aluminum.  
(ii) Drains:   
Roofs will be pitched to drain at a minimum 1/8” per foot.  
Roof drainage will consist of controlled flow type drains with secondary drain per overflow. 
Drains will be cast iron, ∅ 4”, with metal dome. 
A leak management system will not be provided. The Board of Managers of the 
Condominium will be responsible of the maintenance of the drains, any damage, repairs, 
and solutions if a leakage occur.  
(a) Location: 
Roof @ penthouse level: One (1) controlled flow drain with one (1) overflow drain will be 
provided in each terrace. 
(b) Gutters and leaders: 
Two (2) scuppers with aluminum downspout will be provided at the bulkhead roof 
draining to the roof terraces at penthouse level. 
(iii) Skylights: None.  
(iv) Bulkheads:  
The common stair shall extend above the uppermost floor to provide access to the roof. 
Stairway access to the roof shall comply with FC Chapter 10. 
Stair bulkhead walls will consist of: 
-WT-2-EIFS-3HRS FIRE RATED (bulkhead side walls): EIFS “STOTHERM ESSENCE 
NEXT” by STO or equal finish as selected by architect, 8” CMU partially grouted, 3” mineral 
wool insulation R-12,  continuous vapor permeable air barrier,  2-5/8” 16 GA metal stud @ 
24” O.C., and two (2) layers 5/8” type ‘X’ gypsum wall board on interior. 
-WT-4-EIFS-2HRS FIRE RATED (bulkhead front and rear walls): ½” thick RIEDER fiber 
cement panels as selected by architect, ½” air gap, fiber cement panel sub-framing, 2” 
mineral wool insulation R-8, 5/8” exterior grade gypsum wall board,  4” 18 GA metal studs 
@ 16” O.C.,   and one layer 5/8” gypsum wall board on interior. 
(v) Metal work at roof levels: 
(a) Exterior metal stairs: None. 
(b) Vertical ladders, including gooseneck: Two (2) steel ladders will be installed 
connecting roof terraces at penthouse level to the bulkhead roof. 
(c) Railings: None. 
(d) Hatches to roof: None. 
(e) Other: Galvanized steel gooseneck ventilations shall be used to exhaust bathrooms,  
kitchens, and refuse room. 
Mechanical equipment on the bulkhead roof shall be mounted on top of vibration isolators; 
therefore, no vibration or noise reverberation shall occur.  
All exposed steel dunnage, studs, and fasteners shall be either galvanized or primed and 
painted with a water-resistant paint, a minimum of two coatings.   
No antennas, cell phone towers, satellite dishes, lightening protection equipment or any 
other type of equipment will be mounted on the roof.  
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(vi)  Rooftop Facilities:  
Two (2) roof terraces will be provided at penthouse level limited common to Unit 4B. 
Front terrace will have an area of 364.68 S.F. and rear terrace an area of 326.12 S.F.  
Roof terraces will be included in the Certificate of Occupancy. 
Part of the roof at penthouse level and the bulkhead roof will be unoccupied roofs, common 
to all units, not to be used for recreational purposes, only for maintenance and repair of the 
equipment to be located there. 
 
(8) Fire escapes:  
None. The approved drawings show and label the FDNY 6’ access on the roof.   
 
(9) Yards & courts: 
The building will have a 2’-6” depth front yard and a 30’-0” depth rear yard. 
No side yards are required, none is provided. 
The rear yard will be limited common to Unit 1 and accessible from cellar via areaway 
stairs, it will not be ADA accessible. 
The front yard will be common and responsibility of The Board of Managers of the 
Condominium.  
(i) Paving: Front  yard will be planted with Kentucky Blue grass or similar as required by 
ZR-28-23, and the rear yard will be concrete paved. 
(ii) Drainage: rear yard will have a ∅ 4” cast iron drain with metal dome that will drain to a 
∅ 6’-0”  by 4’-0” deep concrete drywell provided with grit chamber designed to reduce the 
velocity of the flow.     
(iii) Railings: Detailed in section H. STRUCTURAL SYSTEM, sub section (5) Exterior 
entrances, (iv) Railings.  
(iv) Stairs: Detailed in section H. STRUCTURAL SYSTEM, sub section (5) Exterior entrances, 
(iii) Exterior Stairs.  
(v) Fencing: A 6’-0” high chain link fence will enclosed the rear yard.  
(vi) Walls: 12” thick by 8’-0” and 10’-0” high retaining concrete walls will be provided 
enclosing the rear areaway. 
 
(10) Interior stairs:  All interior stair comply with the 2022 Building Code of NYC. 
(i) Number of stairs of each type:  
-One (1) common egress staircase (2hrs fire rating) will lead from the common 
residential corridor at first floor to the cellar, upper floors, and to the roof. 
-One (1) convenience stair (Non fire rated) connects Unit 4B fourth floor and penthouse 
level. 
(ii) Enclosure: 
Egress staircase will be enclosed by a two hour fire rated partition with a minimum STC 
rating of 50 consisting of 3 5/8” metal studs @ 16 O.C. 20 gauge, 3” sound attenuation 
blanket, and two (2) layer 5/8” type ‘C’ gypsum wall board on both sides.  
(iii) Stair construction: Steel stair with concrete filled treads and landings. All metal parts 
and hardware shall be either galvanized or painted with two coats of water repellant paint.  
(iv) Stringer: 12” W X 1 ½” steel. 
(v) Treads: 9 ½” concrete fill treads on metal pan. 
(vi) Risers: 7 ¾” steel riser. 
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(vii) Guardrails: Steel railing installed at 42” above the finished step on each floor. 
(viii) Balustrade: steel bars and 1 ½” diameter steel tube handrail. 
(ix) Lighting: Lighting fixtures to be installed in the public stairway will consist of 4” 
recessed ceiling downlights, LED, 10 W, 3500K, 107L/W efficacy, and 120 V, manufactured 
by ATLANTIC LIGHTING INC. or equal, provided with occupant sensor controls and egress 
illumination controls. 
 
(11) Interior doors and frames: 
Interior doors will be manufactured by PELLA or equivalent, with a limited warranty from 
the date of purchase of twenty (20) years for glass and ten (10) years for non-glass parts.   
Frames, hardware, and accessories shall be of galvanized steel or of similar non- corrosive 
material. ADA accessible doors shall have openings of 32” min. and thresholds of ½” 
maximum height. 
(i) Unit entrance and interior doors and frames:  
1.5 hour fire rated, self-closing hollow metal doors and frame with lock, security chain and 
closer, 3’-0” W by 8’-0” H, equipped with heavy duty latch set, dead bold, chain guard, and 
BSA approved type peepholes.  
All doors inside the apartments will be wood doors and frame with latch with a min 32” net 
width.     
(ii) Corridor doors and frames: 1.5 hr. fire rated hollow metal doors and frames, 3’-0” W 
by 8’-0” H. 
 (iii) Stair hall doors and frames: 1.5 hr. fire rated hollow metal doors and frames with 
10” x 10” wire glass, 3’-0” W by 8’-0” H, with passage latch hardware only, no lock. 
(iv) Roof doors, cellar doors and frames: Cellar and roof doors will consist of 1.5 hr. fire 
rated hollow metal doors and frames, 3’-0” W by 8’-0” H. Storage doors will be provided 
with key card access; Utility room’s doors will be provided with automatic door opener and 
occupancy sensor to maintain door in open position while the room is occupied. 
(12) Elevators:  None. 
(13) Elevator cabs: None. 
 

I. AUXILIARY FACILITIES 
(1)  Laundry rooms:  
(i) Location and number of rooms: Each residential unit will have a laundry closet with 
hookup for a stacked electric washer/electric dryer. 
 (ii) Clothes washers, number, and type: Laundry’ equipment to be installed by the unit 
owner shall be a stacked electric laundry center.  
(iii) Room ventilation: None. 
(iv) Dryer ventilation: Vent-less. 
 
(2) Refuse disposal: 
Unit owners will collect their own garbage and carry it to the refuse room at cellar. The 
super of the building will be responsible to carry the garbage from the refuse room to the 
outside where will be collected by the New York City Sanitation Department. All refuse and 
recycling should be put out on the curb not earlier than the night before the scheduled 
collection day. 
(i) Incinerators: None. 
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(ii) Compactors:  None. 
(iii) Initial Storage location: Refuse room at cellar. 
(iv) Pick-up schedule: Tuesday and Saturdays garbage and large items; Thursdays garbage, 
recycling, and composting.  
 
(3) Storage rooms:  
Three (3) storage rooms will be provided at cellar, limited common to Units 2A, 3A, and 3B. 
Unit 2A storage room will be 5’-1” by 5’-9 ½” (38.90 S.F.) Unit 3A storage room will be 5’-0” 
by 5’-9 ½” (37.40 S.F.), and Unit 3B storage room will be 5’-0” by 5’-9 ½” (38.60 S.F.). 
Storage rooms will be enclosed by a two hour fire rated partition with a minimum STC 
rating of 50 consisting of 3 5/8” metal studs @ 16 O.C. 20 gauge, 3” sound attenuation 
blanket, and two (2) layer 5/8” type ‘C’ gypsum wall board on both sides.  
Doors will consist of 1.5 hr. fire rated hollow metal doors and frames, 3’-0” W by 8’-0” H, 
provided with key card access for security.  
No other auxiliary facilities such as package rooms or bicycle rooms will be provided.  
 

J. PLUMBING AND DRAINAGE 
(1) Water supply:  
Water will be supplied to the units through connections from the building to the New York 
City Water Distribution System.  There will be a  main 2” copper combined water 
service/fire sprinkler take off copper tube type “K”  conveying the water into the building.  
Each unit will be supplied with cold water from 1 ½” hard copper piping. All piping shall be 
properly supported and secured to prevent movement and vibration.  
Each unit will have one (1) electric hot water heater. Units located from 2nd to 4th floor 
will have the hot water heater in a laundry closet in their respectively unit, and the unit 
located at first floor will have it in a laundry closet at cellar. Shut-off valves shall be 
installed on all water supply lines and air chambers at the top of water riser min. 18” high.  
Domestic cold water piping shall be insulated throughout with 0.5” insulation for <Ø1” and 
1.0” insulation for > Ø 1”; Domestic hot water and hot water return piping shall be insulated 
throughout with 1.0” insulation for <Ø1.5” piping and 1.5” insulation for >Ø1.5”.  
Insulation material will be fiberglass with a min R value of 2 as per Code requirements.   
One backflow prevention device and a main shut-off valve shall be installed in the water 
room at cellar.  
 
(2) Fire protection system:  
The entire building will be provided with a wet sprinkler system throughout designed in 
accordance with the NFPA 13, NFPA 14, and NFPA 72 (National Fire Protection 
Association).  
Aaccessories shall be installed at cellar and shall meet all the requirements of NFPA20. 
All interconnecting piping and fittings shall be in accordance with all code requirements.  
Pipe sizes to be 1” minimum.  
(i) Standpipes: N/A. 
(ii) Hose racks, hoses, and nozzles: N/A. 
(iii) Sprinkler heads: Concealed pendent type system with white cover plate located in 
hung ceiling areas (165°-212° temperature rating), and sidewall sprinkler heads located in 
areas without ceiling (175°-200° temperature rating). 
(iv) Siamese connection: 4”X3”X3” Siamese connection flush type with check valve. 
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(3) Water storage tanks and enclosures: None.  
 
(4) Water Pressure and how maintained: 
The building  will be provided with one (1) domestic water booster system at cellar to 
increase the normal New York City water pressure for raising the water to the uppermost 
floor level.  The pump will be manufactured by GRUNDFOS, model # CR10-4, 3 HP, 208V, 
3500 RPM, 43 GPM,  and 4.4 gallon capacity cushion tank. 
The water flow will be verified to be adequate at the highest discharge point (Penthouse 
level). The underside of the sinks will be checked for leaks.  
Products manufactured by GRUNDFOS are warranted to the original user only to be free of 
defects in material and workmanship for a period of 18 months from date of installation, 
but not more than 24 months from date of manufacture. 

 
(5) Sanitary Sewage System: The sanitary waste will be conveyed to the New York City 
sewer system via 4” minimum stacks and sewer pipes in the building to the house trap which 
will be located at cellar floor level, towards the front of the building. Beyond the house trap 
there will be a 6” minimum XHCI pipe conveying the sewage to the existing combined sewer 
located in the roadway beneath Pulaski Street. 
(i) Sewage piping: Cast iron. 
(ii) Sewage pumps: One (1) duplex submersible sewage ejector will be provided at cellar, 
manufactured by FEDERAL PUMP CORPORATION, model # VSA-4F-1-4,  50GPM each, 
1750 RPM, 1.0 HP each, 208 V, 3 phase, provided with 4” discharge with galvanized pump 
discharge piping. 
Equipment or parts manufactured by Federal Pump Corporation (“Seller”) which fail to 
function properly because of defects in material or workmanship and which are returned to 
Seller with shipping charges prepaid, within one year from date of shipment (invoice date) 
will be repaired or replaced by Seller, FOB the factory, at Seller’s expense. 
(iii) Sewage disposal: New York City sewer system. 
 
(6) Permits: A permit for the installation of plumbing fixtures shall be obtained from the 
Department of Buildings prior to the installation of all plumbing work within the building 
and on the site. A Site Connection permit shall be obtained from the Department of 
Environmental Protection prior to existing New York City sewer system.   
All plumbing work shall be done by a N.Y. State licensed Plumber.  
No Plumbing permits have been issued yet.  

 
(7) Storm Drainage System  
Storm water drains shall be provided with weirs and filters as to control the storm water 
run-off and to prevent the drain from clogging. Storm water shall be collected in the 
building to the house trap which will be located at cellar floor level towards the front of the 
building and to a ∅ 6’-0”  by 4’-0” deep concrete drywell provided with grit chamber. 
Beyond the house trap there will be a 6” minimum XHCI pipe conveying the sewage to the 
existing combined sewer located in the roadway beneath Pulaski Street. All storm piping 
materials shall be cast iron.  
All plumbing work, mechanical work, and fuel gas work shall comply with the NYC 2022 
plumbing code, NYC 2022 mechanical code, and NYC 2022 fuel gas code.   
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(i) Catch basins: None. 
(ii) Yard and roof drains:  
(a) Location: 
Yards and floor drains: 
-One (1) area drain will be provided at the rear areaway. 
-One (1) floor drain will be provided in the following locations: refuse room, water room,  
and each laundry closet. 
Area/floor drains will be cast iron, ∅ 3”, with metal dome.  
Rear yard will have a ∅ 4” cast iron drain with metal dome that will drain to a ∅ 6’-0”  by 4’-
0” deep concrete drywell provided with grit chamber. 
Roof: 
Roofs will be pitched to drain at a minimum 1/8” per foot.  
Roof drainage will consist of controlled flow type drains with secondary drain per overflow. 
Drains will be cast iron, ∅ 4”, with metal dome. 
Roof @ penthouse level: One (1) controlled flow drain with one (1) overflow drain will be 
provided in each terrace. 
Bulkhead roof: Two (2) scuppers with aluminum downspout draining to the roof terraces 
at penthouse level. 
(iii) Piping Materials: PVC plastic pipes and cast iron fittings. 
(ii) Eject or Sump pumps: None. 
 

K.  HEATING 
(1) Heating system:  Heating and distribution of domestic hot water shall provide peak 
required services. For calculations, 68º was used as the internal temperature and 12º was 
used as the ambient temperature, which will allow for the heating system to be able to 
maintain legally required conditions under anticipated weather conditions.  
Heating system will consist of a split system with heat pumps and interior air handlers.  
Detailed information will be provided in Section M. AIR CONDITIONING. 
(2) Number of boilers/Water Heaters:   
Boilers will not be provided. Each residential unit will have one (1) electric hot water 
heater to be installed in their respectively laundry closet.  
(3) Manufacturer of boilers/ Water Heaters: 
Water heaters will be manufactured by AO SMITH ENT-40 or similar, electric, 40 gallons 
capacity, 0.98 energy factor, and six years tank/parts limited warranty.  
Mechanical system piping will be capable of carrying fluids between 141 º F and 200 º F 
and shall be insulated with a minimum thickness of ½”.  
(4) Manufacturer and age of burners: Not Applicable. 
(5) Type of Controls: A programmable thermostatic control shall be provided in each 
dwelling unit manufactured by HONEYWELL, model # RTH87500D or similar.   
(6) Radiators: Not Applicable. 
(7) Fuel: Not Applicable. 
(8) Location of oil tank: Not Applicable. 
(9) Capacity of oil tank: Not Applicable. 

 
L.   GAS SUPPLY 

Gas will not be provided.  
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M. AIR CONDITIONING 

The cooling systems will be designed to provide sufficient cooling to maintain inside 
conditions of 78 ° F and 50% relative humidity when the outside conditions are 88 °F dry 
bulb and 72 ° wet bulb (In accordance with ASFRAE, 2001 Fundamentals Handbook, 
Climatic Design Information, Table 1A, for New York City.) Indoor design temperatures will 
be in accordance with the New York State Energy Conservation Code.  
 (1) Type of system: Split system with exterior condensers and interior air handlers.  
(2) Central system: No. 
(3) Cooling towers/ condensers: Cooling towers will not be installed. 
Each unit will have a condenser unit manufactured by: 
-Seven (7) MITSUBISHI heat pumps, model # MXZ-SM36NAMHZ-U1, ductless, R-410A 
refrigerant, 3 tons, 36,000 BTU/H cooling, 42,000 BTU/Heating, 23.00 SEER, 12.50 HSPF, 
15.00 EER, 4.0 COP at 47° F and 2.0 at 5° F . 
Condenser units will be located on the roof and bulkhead roof, mounted on top of vibration 
isolators; therefore, no vibration or noise reverberation shall occur.  All dunnage and 
fastening members shall be made of galvanized or painted steel and corrosion resistant. 
MITSUBISHI offers five (5) years limited warranty on parts and seven (7) years on 
compressor. 
 (4) Individual units: Indoor air handlers will be manufactured by MIDEA: 
-One (1) model # DLFSHBH09XAJ, wall mounted, 9,000 BTU/H cooling/heating.  
-One (1) model # DLFSHBH12XAJ, wall mounted, 12,000 BTU/H cooling/heating.  
-Seven  (7) models # DLFSDAH09XAK, ceiling concealed, 9,000 BTU/H cooling/heating.  
-One (1) model # DLFSDAH12XAK, ceiling concealed, 12,000 BTU/H cooling/heating. 
-Seven  (7) models # DLFSDAH18XAK, ceiling concealed, 18,000 BTU/H cooling/heating.  
MIDEA covers parts and labor for the first year after purchase.  
A 7-day programmable thermostatic control shall be provided in each dwelling unit 
manufactured by HONEYWELL, model # RTH87500D or similar.   
Mechanical equipment refrigerant liquid line will have 1” mineral fiber blanket with FSK 
jacket with a minimum insulation of  R-6 for ducts located within unconditioned spaces and 
R-8 for ducts located outside the building or within building envelope assembly. 
NOTE: The Sponsor reserves the right to provide alternative equipment of equal or better 
expected performance standard than noted above.  
The Operation & Maintenance (O&M) Manuals shall be handed over by the Sponsor. 
  

N.  VENTILATION 
Ventilation equipment to be used shall be N. Y. City M.E.A. or B.S. & A. approved and shall 
comply with the N. Y. City Building Code 2022.  
The spaces that require mechanical ventilation are the bathrooms, kitchens, and refuse 
room. These spaces shall be equipped with vertical ducts with a fan, which terminates to 
the outside air. 
Exhaust vents will be provided for bathrooms (50 CFM), kitchens (100 CFM), and refuse 
room (75 CFM), in compliance with minimum continuous exhaust requirements per Code. 
Exhausts fans will be manufactured by GREENHECK, models # G-097-VG, # G-098-VG, and 
# SP-AP0511W.  
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The common corridors and cellar will be provided with continuous fresh air-intake, vents 
manufactured by GREENHECK, Model CSP-A510-VG, 350CFM total capacity. 
Exhaust vents shall be provided with a class 1 motorized leakage-rated damper with a max 
leakage rate of 4cfm per square foot 2 at 1.0” water gauge as per C403.2.4.3.  
Mechanical ventilation will have a noise emission rating less than 0.3. in accordance with 
code requirements and shall be New York City M.E.A. or B.S. & A. approved. 
 

O.  ELECTRICAL SYSTEM 
(1) Service from main service switchgear: The electrical service to the building will be 
brought from the terminal point of the Consolidated Edison Co.  
(2) Service to Building: The service for the building will be Single Phase 110/208 Volts 
providing approximately 1200 Amps. 
(3) Compartment switch gear: Switch gear and individual meters will be located in the 
electrical room at cellar. The main feed will bring the service to eight (8) separate electric 
meters for the units, and one (1) meter for common spaces.  
(4) Unit service: Each residential unit shall be provided with 100 Amps minimum, single 
phase 110/208 Volts, 3 phase, 4 wires with ground bus, solid neutral,  and 60 pole 
maximum. 
(5) Adequacy: Electrical system shall be adequate and shall comply with the NYC 2011 
Electrical Code.  
(i) Service: The service shall be adequate to handle the modern appliances, air conditioning 
equipment, laundry equipment, and kitchenette appliances. 
There will be approximately twenty (20) circuits equipped with standard circuit breakers 
for each unit, which will separate air conditioning equipment, laundry equipment, 
kitchenette appliances, lights, and outlets.   
As per NYC Building Code, there will be BX (plastic-coated insulated wires bundled together 
and protected by a ribbon-like metal sheathing), no less than #12 wires and it shall 
increase the size as per requirement of AMPS standard than noted above.  All wiring, 
Lighting fixtures and electrical outlets shall be installed by licensed electrician, and in 
compliance with the N. Y City Electrical Code and N. Y. City Department of Buildings.   
No provisions for electrical supply during outages shall be made. Generator will not be 
provided.   
(ii) Lighting and fixtures: There shall be at least one centrally located overhead 
incandescent lighting fixture provided in each of the following locations within each 
residential unit: the living/dining room, kitchen, bedroom, and bathroom.   
Units’ interior lightning shall be manufactured by ATLANTIC LIGHTING INC. or equal, 4” 
and 6” recessed ceiling downlights, LED, 10 W and 13 W, 3500K, 107 and 108 L/W efficacy, 
and 120 V. 
(ii) Convenience outlets, appliance outlets: 
Kitchens shall have a minimum of two outlets for appliances, laundry closets shall have a 
minimum of two outlets, and the bathroom shall have a minimum of one outlet. In every 
bedroom and  dining/living room the minimum distance between outlets shall be 12’-0”. 
The Arc Fault Circuit Interrupters (AFCI) and Ground Fault Circuit Interrupters (GFCI) shall 
be provided as per latest applicable NEC requirements.   
Water resistant receptacles shall be installed for exterior use and all wet areas.  
 
 

https://www.thespruce.com/electrical-wire-and-cable-conductors-types-1152895
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P. INTERCOM AND SECURITY CCTV 
The building will be equipped with an intercom system manufactured by AIPHONE or 
similar, Model VC-MW/B, with one- year warranty.   
It shall be located at the main entrance connected to panels within each unit, which will 
permit voice contact between the units and the entrance.  An electric door release on the 
first floor, common entry door, activated by each unit occupant will release the door for 
entrance into the building.   
No virtual doorman system, CCTV or equivalent will be provided.  
There will be no central television antenna in this building. Each unit Owner will be 
responsible for providing their own antenna.   
   

Q. PUBLIC AREA LIGHTING 
Public area lighting will be in compliance with the New York City Housing Maintenance 
Code and Multiple Dwelling Laws.  
Artificial lighting shall be provided for the main entrance area at first floor, rear yard area, 
balconies, and roof areas consisting of an exterior wall mounted fixture manufactured by 
TERON LIGHTING or equal, 35 W, 99 L/W efficacy, with photo sensor and time switch. 
Lighting fixtures to be installed in the public stairways and hallways will consist of 4” 
recessed ceiling downlights, LED, 10 W, 3500K, 107L/W efficacy, and 120 V, manufactured 
by ATLANTIC LIGHTING INC. or equal, provided with occupant sensor controls and egress 
illumination controls. 
Lighting fixtures to be installed in the refuse room, water room, electrical room, and 
storages  will consist of 2’ x 2’ recessed ceiling fixtures, LED, 20 W, 3500K, 115L/W efficacy, 
and 120 V, manufactured by DECO LIGHTING or equal, provided with occupant sensor 
controls. 
  

R.   GARAGE AND PARKING AREA 
None. 

 
S.   SWIMMING POOLS 

None.  
 

T.   TENNIS COURTS, PLAYGROUNDS AND RECREATION FACILITIES 
Two (2) roof terraces will be provided at penthouse level limited common to Unit 4B. 
Front terrace will have an area of 364.68 S.F. and rear terrace an area of 326.12 S.F.  
Roof terraces will be included in the Certificate of Occupancy. 
Part of the roof at penthouse level and the bulkhead roof will be unoccupied roofs, common 
to all units, not to be used for recreational purposes, only for maintenance and repair of the 
equipment to be located there. 
 

U.   PERMITS AND CERTIFICATES 
All required permits and sign-offs including a Certificate of Occupancy are to be obtained by 
the Sponsor.   
Permits to be obtained by DOB applicable to this Building include Electrical, Fire Suppression, 
Construction, and Plumbing and their subsequent inspection. 
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Permits issued by the New York City, Department of Buildings are valid for a minimum of 
one (1) year from the date of issue or on the expiration date of the contractor’s insurance 
policy whichever comes first.  
All work types for permits issued by the Department of Buildings are subject to inspection 
and signoff by the Department of Buildings prior to the issuance of a Certificate of 
Occupancy.   
Site connection permits will be valid for two (2) years from the date of issue.   
Recurring inspection to be done after the building is in operation include: 
• Standard Fire Doors and other Opening Protective-Annually in accordance with NFPA 
Standard 80.  
• Sprinkler system-Annually in accordance with NFPA Standard 25.  
• Backflow prevention device-Annually/Re-Certification.  
• Fire Alarm-Annually. 

 
V.   VIOLATIONS 

No open violation exist for this property. 
Sponsor will cure any outstanding violation in a timeframe prior to the closing. 

 
W. UNIT INFORMATION 

The building will have seven (7) residential units. 
The floor to ceiling height will be 8’-0” for cellar and 9’-0” for the first, second, third, fourth, 
and penthouse levels.  
UNIT 1A-Cellar & First floor: One (1) living/dining room, one (1) kitchen,  two (2) 
bedrooms,  two (2) bathrooms, and closets. An interior stair will connect this unit with one 
(1) open cellar area for storage use with one (1) laundry closet and one (1) half-bathroom. 
In addition, the rear yard will be limited common to this unit. 
UNIT 2A-Second floor: One (1) living/dining room, one (1) kitchen, one (1) bedroom,  one 
(1) bathroom, one (1) laundry closet, and closets. In addition, one (1) balcony at the front of 
the building will be limited common to this unit. 
UNIT 2B- Second floor: One (1) living/dining room, one (1) kitchen, one (1) bedroom,  one 
(1) bathroom, one (1) laundry closet, and closets. In addition, one (1) balcony at the rear of 
the building will be limited common to this unit. 
UNIT 3A-Third floor: One (1) living/dining room, one (1) kitchen, one (1) bedroom,  one 
(1) bathroom, one (1) laundry closet, and closets. In addition, one (1) balcony at the front of 
the building will be limited common to this unit. 
UNIT 3B-Third floor: One (1) living/dining room, one (1) kitchen, one (1) bedroom,  one 
(1) bathroom, one (1) laundry closet, and closets. In addition, one (1) balcony at the rear of 
the building will be limited common to this unit. 
UNIT 4A- Fourth floor: One (1) living/dining room, one (1) kitchen, one (1) bedroom,  one 
(1) bathroom, one (1) laundry closet, and closets. In addition, one (1) balcony will be 
limited common to this unit. 
UNIT 4B- Fourth floor & Penthouse (Duplex): One (1) living/dining room, one (1) 
kitchen, two (2) bedrooms,  two (2)  bathrooms, one (1) laundry closet, one (1) walk-in 
closet, and closets. An interior stair will connect the unit fourth and penthouse level. 
In addition, one (1) balcony at fourth floor and two (2) roof terraces at penthouse level will 
be limited common to this unit. 



  
19  

  

(1) Unit finishes  
When completed, the following interior finishes will be installed:   

  LOCATION FLOORS WALL CEILING CEILING HEIGHT 

1. Living/ Dining Room Wood G.W.B. Painted G.W.B. Painted 9’-0” 

2. Bedroom Wood G.W.B.  Painted G.W.B. Painted 9’-0” 

3. Kitchen Wood G.W.B. Painted G.W.B. Painted 9’-0” 

4. Laundry closet Wood G.W.B.  Painted G.W.B. Painted 9’-0” 

5. Bathroom Tile 
G.W.B. painted/ 

Ceramic tiles 
G.W.B.  Painted 9’-0” 

Note:   
1. G.W.B. = Gypsum Wallboard.   
2. All wood base, gypsum wallboards, walls, and ceilings to be primed and painted. 
3. The Sponsor reserves the right to provide alternative finishing of equal or better 
expected performance standard than noted above.  

 
The floors of all living/dining rooms, kitchens, and bedrooms in the residential units shall 
be of hardwood flooring 6” select white oak engineered 25.2 PB 1058 PP,  5/8” thickness, 
with five coats of polyurethane, manufactured by MAXWELL or similar company. 
MAXWELL provides a lifetime Structural Warranty to original purchaser when flooring is 
maintained under normal conditions. No underlayment is shown as per approved plans.  
The walls and ceilings shall be primed gypsum wallboard. Walls and ceilings will be painted 
with one (1) coat primer and one (1) coat of paint. The primer shall be KILZ premium white 
water-based interior/exterior primer, sealer and stain-blocker or another brand with the same or 
better quality.     
Bathrooms shall have ceramic tiles on floors and walls with a height that varies from 3’-6” 
up to ceiling. The upper portion of bathroom walls and ceilings shall be of moisture 
resistant, gypsum wallboard. They will be equipped with a lavatory, medicine cabinet, 
water closet and a bathtub or shower. 
Closets shall be finished with melamine shelves and one rod.    
 
(2) Bathroom fixtures  
Bathrooms fixtures will be new, provided and installed by the sponsor.  
-Water closets shall be by manufactured by GLACIER BAY, Model number N2428R-BISC.  
-Vanity/lavatory shall be manufactured by PROJECT SOURCE, Model number R14 
VBCU2418 with faucet by Delta.  
-Bathtub shall be by manufactured by BOOTZ, Model number 011-3364-00, shower head 
and trim by Delta. 
-Shower will be a standard fiberglass waterproofing system to be built in place. 
The Sponsor serves the right to provide fixtures by different manufactures, which are of 
equal or better expected performance standard than those listed above.   
 
(3) Kitchen/Laundry equipment   
Kitchen appliances shall be new, supplied and installed by the Sponsor. Sponsor will supply and 
install wood laminate kitchen cabinets and Formica countertops from his samples.  
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Each kitchen will be provided with: 
One (1) 30” built-in bottom-freezer refrigerator manufactured by BERTAZZONI model # 
REF30BMBZPNV. 
-One (1) 30” electric cooktop with four radiant elements  manufactured by BERTAZZONI 
model # PE304CER. 
-One (1) stainless steel single sink manufactured by ELKAY, model # GE12521L2.  
-One (1) 24” dishwasher manufactured by BLOMBERG model # DW51600FBI. 
-One (1) 30” single convection electric wall oven manufactured by BERTAZZONI model # 
MAST30FSEXV. 
-One (1) 28” insert hood manufactured by XO model # XOI28SC. 
Laundry equipment shall be the responsibility of each unit’s Owner. Sponsor will provide 
only one (1) hookup in each laundry closet inside the units. Laundry’ equipment will be a 
stacked electric laundry center.  
NOTE: The Sponsor reserves the right to provide alternative equipment of equal or better 
expected performance standard than noted above. 

 
X.   FINISH SCHEDULE OF SPACES OTHER THAN UNITS 

Floors at cellar will be concrete, other public spaces will be tiles. 
All walls and ceilings shall be Gypsum Wallboard and shall be primed.   

 
  LOCATION FLOOR WALL CEILING CEILING HEIGHT 

1. Water meter room Concrete G.W.B.  Painted G.W.B. Painted 8’-0” 

2. Electrical room Concrete G.W.B.  Painted G.W.B. Painted 8’-0” 

3. Refuse room Concrete G.W.B.  Painted G.W.B. Painted 8’-0” 

4. Storage rooms Concrete G.W.B.  Painted G.W.B. Painted 8’-0” 

5. Lobby/Corridors Tiles G.W.B.  Painted G.W.B. Painted Variable 

6. Stairs/landings Concrete/steel G.W.B.  Painted G.W.B. Painted Variable 

 
Note: 
1.   G.W.B. = Gypsum Wallboard.   
2.   All wood base, gypsum wallboards, walls, and ceilings to be primed and painted.  
The Sponsor reserves the right to provide alternative finishing of equal or better expected 
performance standard than noted above.  
 

Y.   SAFETY AND WARNING DEVICES 
There shall be hardwired smoke and carbon monoxide detectors throughout the building as 
required by the NYC Building Code. The unit owner is responsible to keep the safety 
warning devices operable.   
A Fire Alarm system shall be installed at cellar, manufactured by MIRCOM Model # FX-200-
6DS or equal approved NYC Fire alarm. It shall comply with all current applicable codes, 
including local laws and per authority having jurisdiction.  
 
 



A Fire Alarm system shall be installed at cellar, manufactured by MIRCOM Model # FX-200-
6DS or equal approved NYC Fire alarm. It shall comply with all current applicable codes, 
including local laws and per authority having jurisdiction. 

Z. ADDITIONAL INFORMATION REQUIRED 

The building provides ADA compliant access for wheelchairs to the first floor unit (Unit 1A). 
Cellar, rear yard, and roof are not ADA accessible. 
All accessible unit entrance doors shall have a minimum width of 36". 
Adaptable bathrooms and kitchens throughout shall be constructed and equipped as to 
provide access and sufficient clear floor space as to be easily usable. Where applicable, 
bathroom walls shall be reinforced as per provided architectural details so that tenants can 
install grab bars if needed. The sidewalks and any level change shall be ADA compliant. 
jab) Further development: No further development is proposed. 
[ac) Asbestos: N/A. 
[ad Lead based paint: N/A. 
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CERTIFICATION BY SPONSOR'S ENGINEER/ARCHITECT 
PURSUANT TO SECTION 20 OF THE REGULATIONS 
ISSUED PURSUANT TO GENERAL BUSINESS LAW, 

ARTICLE 23-A, AS AMENDED 

Department of Law of the State of New York 
28 Liberty Street 
New York, NY 10005 

	

Attn.: 	Real Estate Finance Bureau 

	

Re: 
	

Pulaski Gardens Condominium 
197 Pulaski Street 
Brooklyn, New York 

The Sponsor of the Offering Plan to convert the captioned property to Condominium 
Ownership retained our firm to prepare a report describing the construction of the property (the 
"Report"). I visually inspected existing portions of the property, if any, on December 11, 2023 
and I examined the building plans and specifications that were prepared by Robert Bianchini, 
R.A. dated August 14, 2023 and prepared the Report dated May 8 , 2024, a copy of which is 
intended to be incorporated into the offering plan so that prospective purchasers may rely on the 
Report. 

I am a professional engineer in the State in which the property is located. I understand 
that I am responsible for complying with Article 23-A of the General Business Law and the 
regulations promulgated by the Department of Law in Part 20 insofar as they are applicable to 
this Report. 

I have read the entire Report and investigated the facts set forth in the Report and the 
facts underlying it with due diligence in order to form a basis for this certification. This 
certification is made for the benefit of all persons to whom this offer is made. I certify that the 
Report: 

(i) sets forth in narrative form the description and/or physical 
condition of the entire property as it will exist upon completion of construction, 
provided that construction is in accordance with the plans and specifications that 
I examined; 

(ii) in my professional opinion affords potential investors, purchasers 
and participants an adequate basis upon which to found their judgment 
concerning the description and/or physical condition of the property as it will exist 
upon completion of construction, provided that renovation is in accordance with 
the plans and specifications that I examined; 

(iii) does not omit any material fact; 

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

(v) does not contain any fraud, deception, concealment, or suppression; 

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



Alexander Sheyman, P.E. 

Sworn to before me this 
day of 	, 202 

Notary F'42/ 

(vii) 	does not contain any representation or statement which is false, 
where I: (a) knew the truth; (b) with reasonable effort could have known the truth; 
(c) made no reasonable effort to ascertain the truth; or (d) did not have 
knowledge concerning the representations or statements made. 

I further certify that I am not owned or controlled by and have no beneficial interest in the 
Sponsor and that my compensation for preparing this Report is not contingent on the conversion 
of the Property to a condominium or on the profitability or price of the offering. This statement is 
not intended as a guarantee or hysical condition of the property. 
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