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April 6, 2021         
 
Ms. Alexandra Servis 
New York State Department of Environmental Conservation - Site Control Section  
Bureau of Technical Support 
625 Broadway, 11th Floor 
Albany, NY 12233-7020 
 
RE: Response to Brownfield Cleanup Application Review 
 13-12 Beach Channel Drive, Queens, New York 
 BCP #C241254 

 

Dear Ms. Servis: 

 

Impact Environmental Closures, Inc. (IEC) has reviewed the New York State Department of Environmental 

Conservation (NYSDEC) Letter dated March 24, 2021, pertaining to the review of the Brownfield Cleanup Program 

(BCP) Application submitted on March 3, 2021 for the above-referenced Site. In response, remarks are provided 

below along with the revised BCP Application Package enclosed herewith. 

 

 Section I: Requestor Information  

•  Please provide a PDF print-out of entity information from the NYS Department of State Corporation and 

Business Entity Database.  

A copy of the Corporation and Business Entity Database page from the NYS DOS has been included in Exhibit 

A of the BCP Application Support Document. 

 

Section II: Project Description  

•  Please provide the anticipated dates by which the remedial program will begin, and the Certificate of 

Completion will be issued.  

The anticipated project schedule has been included in Section II of the BCP Application Support Document 

and included below: 

 
Project Activity Anticipated Timeframe 

Submit Remedial Investigation Work Plan (RIWP) and BCP  
Application Package 

March 2021 

Submit Community Participation Plan (CPP) April 2021 

30-Day Public Comment Period for BCP Application April 2021 – May 2021 

Execute Brownfield Cleanup Agreement May 2021 

Conduct Remedial Investigation  June 2021 

Preparation of and Submission of Remedial Investigation Report and 
Remedial Action Work Plan  

July 2021 – August 2021 

NYSDEC & NYSDOH Review of RIR and RAWP November 2021  

45-Day Public Comment Period for RAWP and Issuance of Decision Document December 2021 – January 2022 

Implementation of RAWP with Engineering Oversight April 2022 – July 2023 
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Preparation of an Environmental Easement, Final Engineering Report, and Site 
Management Plan (if required) 

August 2023 – November 2023 

NYSDEC & NYSDOH Review of FER (and SMP, if required) November 2023 – December 
2023 

NYSDEC Issuance of Certificate of Completion January 2024 

 

Section III: Property’s Environmental History  

•  Exhibit J: Please include the month the samples were taken next to the year on the exceedances maps 

(e.g., (SB-4 (IEC MONTH, 2020)).  

The recommended nomenclature has been applied to the Exceedance Maps within Exhibit J of the BCP 

Application Support Document. 

  

Section IV: Property Information  

•  Please provide a contact name and email address for each of the property owners.   

The property owner Mr. Steven Vegh (steven@westwoodra.com) has been added to Section IV of the BCP 

Application. 

 

•  Please provide a base map which includes the owners of adjacent properties. 

This map is included as Exhibit L of the BCP Application Support Document. 

 

• Based on the tax lot boundaries shown on online databases, it would appear the lot boundary for lot 5 

matches that of the proposed BCP site boundary. In this case, Section IV Question 1 in the BCP Application 

Form would need to be answered ‘yes’, and the metes bounds description would not be necessary. 

Additionally, this should be updated throughout the entirety of the application and supporting 

documents.  

As noted in Section IV of the BCP Application Support Document, the metes and bounds of tax Lot 5 are 

incorrectly shown on the NYC Tax Map and most recent survey.  The current owner has undertaken a 

boundary correction with NYC Department of Finance to reflect the correct legal boundaries of Tax Lot 5 

on the NYC Tax Map. The Site survey depicting the area subject to apportionment and the NYC Application 

for Apportionment are included in Exhibit D of the BCP Application Support Document. As such, Section IV 

- Question 1 in the BCP Application Form has been answered “no” at this time. 

 

• Site Geology and Hydrogeology, please include the depth to groundwater and groundwater flow 

direction.  

Depth to groundwater at the Site is estimated at 17-feet below grade, and based on the 2020 survey of 

three groundwater monitoring wells, groundwater flows in a north-northwesterly direction. This 

information has been added to Section IV of the BCP Application Support Document. 

 

 

 

mailto:steven@westwoodra.com




(see Support Document - Exhibit A)

✔

BCD Owner LLC
419 Park Avenue South, 4th Floor

New York

646)-598-7412; (914)575-9137

✔

✔

✔

10016
N/A rgropper@camberpg.com

✔



X X X

X X
X X

✔

✔

Residential, commercial (fast food restaurant, animal hospital, church, auto laundry / auto repair



13-12 Beach Channel Drive
13-12, 13-16 and 13-24 Beach Channel Drive

Far Rockaway 11691
Far Rockaway, Queens County, New York

Queens 0.76 acres

40 36 20.661 73 45 16.090

13-12, 13-16 and 13-24 Beach Channel Drive, Far Rockaway, NY 1 15528 5, 6 & 9 0.76 acres

✔

✔

✔

✔

✔

✔

✔

1032.01

✔

(see Support Document, Section IV)

(see Exhibit D)



✔

✔

✔

✔



Richard Gropper, BCD Owner LLC
419 Park Avenue South, 4th Floor

New York 10016
(646)-598-7412; (914)575-9137 NA JKandel@camberpg.com

Kevin Kleaka, Impact Environmental Closures, Inc.
170 Keyland Court

Bohemia, New York 11716

(516)805-8892 NA kkleaka@impactenvironmental.com

Michael Bogin, Sive Paget Riesel
500 Lexington Avenue

New York 10022

(212) 421-2150 N/A mbogin@sprlaw.com

Steven Vegh (1312 BCD LLC & WRA 1316 LLC/1324 BCD LLC) 2018

499 Chestnut St & 3008 Avenue J
Cedarhurst & Brooklyn 11516 & 11210

NA NA steven@westwoodra.com

All three lots are vacant

✔

✔

✔



✔

✔

✔

✔

✔

✔

✔

✔

✔



✔

✔

✔

✔

✔

✔

✔



R6 with a C2-4 overlay

✔ ✔

✔

✔ ✔

See Support Document, Section IV and Section X

See Support Document, Section IV and Section X

See Support Document, Section X

✔

✔

✔

✔



2/26/21  
Rick Gropper



✔

✔

✔

✔

✔



If you are seeking a formal determination as to whether your project is eligible for Tangible Property Tax
Credits based in whole or in part on its status as an affordable housing project (defined below), you must
attach the regulatory agreement with the appropriate housing agency (typically, these would be with the
New York City Department of Housing, Preservation and Development; the New York State Housing
Trust Fund Corporation; the New York State Department of Housing and Community Renewal; or the
New York State Housing Finance Agency, though other entities may be acceptable pending Department
review). Check appropriate box, below:

✔



   

Yes No

13-12 Beach Channel Drive 13-12, 13-16 and 13-24 Beach Channel Drive

Far Rockaway Queens 11691

1 15528
BCD Owner LLC

5, 6 & 9

New York

419 Park Avenue South, 4th Floor

10016

Joanna Kandel, BCD Owner LLC

New York
419 Park Avenue South, 4th Floor

10016

rgropper@camberpg.com

JKandel@camberpg.com

Michael Bogin, Sive Paget Riesel 500 Lexington Avenue

New York 10022 mbogin@sprlaw.com

Kevin Kleaka, Impact Environmental Closures, Inc. 170 Keyland Court
Bohemia, New York 11716 kkleaka@impactenvironmental.com

✔

✔

✔

✔

✔

✔
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BCP APPLICATION SUPPORT DOCUMENT 

 

EXHIBIT LIST 
 
Exhibit A:   Requestor / Entity Information 
Exhibit B:   Site Location, Land Usage, and Topographic Maps  
Exhibit C: Tax Map and Subdivision Application (Lot 1 and 5) 
Exhibit D:  Site Survey 
Exhibit E:   Deed Information  
Exhibit F:   Access Agreement 
Exhibit G: En-Zone Map 
Exhibit H: Sensitive Receptor Map  
Exhibit I: Zoning Map 
Exhibit J:   Soil, Groundwater, Soil Vapor Chemistry, and Groundwater Flow Direction Maps 
Exhibit K:   Site Contact List 
Exhibit L: Adjoining Property Owner Information Map 
Exhibit M:   Repository Letter 
 
 

ENVIRONMENTAL REPORTS SEPARATELY ATTACHED ON CD: 
 

A. November 2018 Singer Environmental Group, Phase I ESA (13-12 Beach Channel Drive) 
B. September 2018 Singer Environmental Group, Phase I ESA Review Letter (13-16 Beach 

Channel Drive) 
C. September 2018 Singer Environmental Group, Phase I ESA Review Letter (13-24 Beach 

Channel Drive) 
D. August 2018 Tenen Environmental, Phase II ESA Due Diligence Report 
E. October/November 2020 Impact Environmental Closures, Remedial Investigation (Laboratory 

Reports and Analytical Summary Tables only). 
F. October 2020 GEO Design, Geotechnical Report 
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SECTION I:  REQUESTOR INFORMATION 

 

The Requestor is BCD Owner LLC, a New York Limited Liability Corporation, located at 419 Park Avenue 

South, Suite 401, New York City, New York 10016. BCD Owner LLC is authorized to do business in the State 

of New York. See Exhibit A, NYSDOS Entity Information.  

 

As further described below in Section IV of this document, the Site is located 13-12, 13-16 and 13-24 Beach 

Channel Drive, New York City tax parcel Block 15528 and Lots 5, 6, and 9 (these three lots are planned to 

be combined into a single Tax Parcel), hereinafter the “Site” or “BCP Site.” See Site Location, Land Usage, 

and Topographic Maps in Exhibit B and Tax Map and NYC DOB-approved application for subdivision in 

Exhibit C. The BCP Site area is 0.76 acres. See the Land Survey attached in Exhibit D. 

 

Requestor is not the owner of the Site. As more fully described below in Section VI, 1312 BCD LLC (13-12 

Beach Channel Drive), WRA 1316 LLC (13-16 Beach Channel Drive), and 1324 BCD LLC (13-24 Beach 

Channel Drive) are the current owners of the Site. See Exhibits E Property Deeds. BCD Owner LLC is a 

prospective purchaser and has received a temporary license from the Owner to access the property to 

perform investigation and remediation work required by the BCP. See Exhibit F, Site Access Agreement. 

 

The Requestor certifies it is a Volunteer. The Requestor or its affiliated entities do not have nor have they 

ever had a relationship with the past owners or operators of the site that caused the existing 

contamination. 

 

 

SECTION II:  PROJECT DESCRIPTION 

 

The purpose of the project is to remediate and redevelop the site for use as an affordable housing and 

community facility. The development project consists of a new mixed-use residential and community 

facility building. The proposed development will be approximately 125,000 gross square feet (GSF) and 95 

feet in height and include the co-location of a 40,000 GSF homeless shelter and 85,000-GSF supportive 

housing residence.  Upon completion, the mixed-use facility will include a 200-bed homeless shelter and 

137 affordable studio, one, and two bedroom units. The building will be constructed slab on grade, with 

final excavation depth ranging from 4-feet bgs beneath the building slab, and 6-feet bgs in areas of 

footings. The building materials and design will assure the structure is contextual with other buildings in 

the neighborhood and with the mixed-use character of the street.  The water table is expected at 

approximately 17-feet bgs and is not expected to impact the development.  Development is slated to take 

27 months to complete. 

 

In order to expedite the BCP process, a Remedial Investigation Work Plan (RIWP) has been submitted with 

this application.  
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The proposed project will include: 

• Demolition of the existing one-story former restaurant, three-story former church/residential 

apartment building, and one-story former car wash, and associated concrete and asphalt parking 

lots; 

• Shallow excavation and off-site disposal of contaminated soil to support construction of a mat 

slab; and 

• Implementation of other remedial elements, if required, simultaneously with development, 

including but not limited to, a vapor barrier membrane and sub-slab depressurization system. 

 

A Partial Remedial Investigation was performed in October/November 2020 by Impact Environmental 

Closures, Inc. (IEC), the results of which are displayed within the attached CD (File “E”), submitted as part 

of this BCP application. The findings of the investigation will be documented in a forthcoming Remedial 

Investigation Report (RIR) and future remediation plans to address the identified impacts will be detailed 

in the Remedial Action Work Plan (RAWP), which will be implemented concurrently with the 

contemplated development. The RIR and RAWP will be prepared in accordance with New York State 

Department of Environmental Conservation (NYSDEC) guidelines. See below for an estimated timeline: 

 

Project Activity Anticipated Timeframe 

Submit Remedial Investigation Work Plan (RIWP) and BCP  

Application Package 

March 2021 

Submit Community Participation Plan (CPP) April 2021 

30-Day Public Comment Period for BCP Application April 2021 – May 2021 

Execute Brownfield Cleanup Agreement May 2021 

Conduct Remedial Investigation  June 2021 

Preparation of and Submission of Remedial Investigation Report and 

Remedial Action Work Plan  

July 2021 – August 2021 

NYSDEC & NYSDOH Review of RIR and RAWP November 2021  

45-Day Public Comment Period for RAWP and Issuance of Decision 

Document 

December 2021 – January 2022 

Implementation of RAWP with Engineering Oversight April 2022 – July 2023 

Preparation of an Environmental Easement, Final Engineering Report, and 

Site Management Plan (if required) 

August 2023 – November 2023 

NYSDEC & NYSDOH Review of FER (and SMP, if required) November 2023 – December 2023 

NYSDEC Issuance of Certificate of Completion January 2024 
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SECTION III:  PROPERTY’S ENVIRONMENTAL HISTORY 

 

The following is the list of environmental reports for the Site separately attached: 

A. November 2018, Singer Environmental Group (SEG) Phase I ESA (13-12 Beach Channel Drive) 

B. September 2018, SEG review of Environmental Business Consultants (EBC) Phase I ESA (13-

16 Beach Channel Drive) 

C. September 2018, SEG review of Tenen Environmental (Tenen) Phase I ESA (13-24 through 

13-30 Beach Channel Drive) 

D. August 2018, Tenen Due Diligence Phase II ESA (13-16, 13-24 through 13-30 Beach Channel 

Drive) 

E. October/November 2020, Impact Environmental Closures (IEC) Partial Remedial 

Investigation, Laboratory Data and Analytical Summary Tables only (13-12, 13-16, and 13-24 

Beach Channel Drive) 

F. December 2020, GEO Design Geotechnical Report 
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SECTION IV:  PROPERTY INFORMATION 

 

Site Boundary and Tax Parcel Information 

The 33,095-square-foot (0.76 acres) proposed BCP site is located at 13-12, 13-16, and 13-24 Beach 

Channel Drive in Far Rockaway, Queens County, New York, which corresponds with the New York City Tax 

Map Block 15528, Lots 5, 6, and 9. An application for the merger of Lots 5, 6, and 9 is proposed to be 

submitted to the New York State Department of Finance (DOF). The metes and bounds of tax Lot 5 are 

incorrectly shown on the New York City Tax Map, as being part of Block 15528, Lot 1.  The current owner 

has undertaken a boundary correction with DOF to reflect the correct legal boundaries of Tax Lot 5 on the 

NYC Tax Map. 

 

GIS Information (degrees/minutes/seconds): Latitude: 40°36'20", Longitude: -73°45'16" 

 

Property Maps 

Exhibit B:  Site Location Map, Land Usage Map, and Topographic Map is the required United States 

Geological Survey (USGS) 7.5-minute quadrangle map showing the location of the 

proposed BCP property. 

Exhibit C:  Tax Block and Lot Map provides the tax parcel information, including the DOB finalized 

subdivision application, which should be approved by DOF in the next month.  

Exhibit D:  Site Survey provides a property base map that shows map scale, north arrow 

orientation, date, and location of the property with respect to adjacent streets and 

roadways. 

Exhibit F:  Adjacent Property shows proposed brownfield property boundary lines, with adjacent 

property owners clearly identified. 

Exhibit G: En-Zone Map, shows the location of the Site within an EN-Zone 

Exhibit H: Sensitive Receptor Map, shows the location of potential sensitive receptors within a 

1/2-mile radius of the Project Location. 

 

Environmental Zone 

According to the New York State (NYS) Department of Labor’s mapped boundaries for NYS Environmental 

Zones (En-Zones), 100 percent of the site is located within New York City Census Tract 1032.01, a 

designated Type AB En-Zone. The site is located within a census tract that has a poverty rate of 31.2% and 

an unemployment rate of 11%; this data satisfies En-Zone criteria pursuant to Tax Law 21(b)(6). Exhibit G 

shows the property boundary within the En-Zone. 

 

Site Features 

The Site is situated in the central portion of the tax block, bound by Beach Channel Drive to the west and 

Redfern Avenue to the east, and is comprised of three lots (Lot 5, 6, and 9). Lot 5 is developed with a 

single-story former KFC Restaurant, Lot 6 is developed with a three-story former church and apartment 

building, while Lot 9 is developed with a single-story former drive-through carwash. According to a 
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topographic survey, produced by Precision Surveys on September 30, 2020, the site grade ranges from 

elevation 23.67± (NAVD88) in the southeast corner of the site to el 17.10± in the northwest corner of the 

Site. The topography of the Site and surrounding area is generally level with a gradual slope to the west. 

 

Current Zoning and Land Use 

According to the New York City Planning Commission Zoning Map 25b, the site is located within a 

residential district (R6) with a commercial overlay (C2-4). The site is also located within the Special 

Downtown Far Rockaway District (DFR). According to the New York City Planning Commission, the “R6 

zoning districts are widely mapped in built-up, medium-density areas in Brooklyn, Queens and the Bronx. 

The character of R6 districts can range from neighborhoods with a diverse mix of building types and 

heights.” With regard to the commercial overlay, according to the New York City Planning Commission, 

“C1-1 through C1-5 and C2-1 through C2-5 districts are commercial overlays mapped within residence 

districts. Mapped along streets that serve local retail needs, they are found extensively throughout the 

city’s lower- and medium-density areas and occasionally in higher-density districts.” Finally, the DFR was 

“created in 2017 as part of a comprehensive plan to strengthen this commercial area by fostering a vibrant 

mix of uses on vacant and underutilized sites near mass transit and along the area’s primary corridors. The 

Special District modifies certain regulations in the underlying districts including floor area ratio, street wall 

heights and setback depths, maximum building height, location of uses, and accessory off-street parking.” 

The surrounding properties are zoned for residential (R6 and R7-1) uses with commercial overlays (C2-4). 

A copy of the zoning map is included in Exhibit I. Land use within a half-mile radius is urban and includes 

commercial, residential, and light industrial buildings. The nearest ecological receptor is Motts Basin,  

section of Jamaica Bay, located about 1,650 feet north-northwest of the site. 

 

Past Use of the Site 

Past operations at the Site have included a mix of retail commercial operations and residential uses, 

including most recently a KFC Restaurant (13-12 Beach Channel Drive, Lot 5), a church and residential 

apartment building (13-16 Beach Channel Drive, Lot 6), and a car wash and auto laundry (13-24 Beach 

Channel Drive, Lot 9).  There is no documented usage of hazardous substances, nor are there any listings 

for hazardous substance use at the three addresses. 

 

• A Phase I ESA Report, dated November 7, 2018, was prepared for 13-12 Beach Channel Drive by 

Singer Environmental Group, LTD (SEG) indicated past usage of the Site as a KFC Restaurant was 

not considered a REC. According to records reviewed, an active dry cleaner was identified 

directly south of the Site, located at 21-40 Mott Avenue. A second dry cleaning facility located 

east of the Site at 20-88 Mott Avenue was also listed as active between 1986 and 2014.  

 

• A Phase I Review Letter, dated September 18, 2018, was prepared for 13-16 Beach Channel 

Drive by SEG indicating past usage of the Site as a residence, animal hospital, and church, was 

not considered a REC.  
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• A Phase I Review Letter, dated September 21, 2018, was prepared for 13-24 through 13-30 

Beach Channel Drive by SEG indicated past usage of the Site as a carwash/auto laundry was not 

considered a REC.  

 

• Previous sub-surface environmental investigations conducted to evaluate the sub-surface 

conditions of the Site in 2018 (by Tenen Environmental) and 2020 (by IEC) have documented 

volatile organic compounds (VOCs), such as PCE and TCE, semi-volatile organic compounds, and 

heavy metals in soil, groundwater, or soil vapor above applicable standards, these documented 

exceedances are considered a REC.  

 

See Attached CD (Files “A” through “F”) for the Phase I ESAs, Phase I Review Letters, Phase II ESA Report, 

and Partial Remedial Investigation Laboratory Data and Analytical Tables.  

 

Additionally, the eastern adjacent Site (across Redfern Avenue), located at 20-02 Mott Avenue, is enrolled 

in the NYSDEC BCP (BCP site no. C241224) due to exceedances of several contaminants of concern 

(primarily tetrachloroethene [PCE] and trichloroethene [TCE]) discovered in past subsurface 

environmental investigations.   

 

Site Geology and Hydrogeology 

The Site is located within the Atlantic Coastal Plain Physiographic Provence.  The elevation of the Site, as 

presented on the United States Geologic Survey (USGS), Far Rockaway Quadrangle Map, ranges from 

approximately 17 feet above mean sea level (amsl) to 25 feet amsl.  The Site Topographic Map (Exhibit B) 

indicates the Site has an approximate 6-feet elevation change from the easternmost to westernmost 

portions of the property (approximate 3 % elevation change).  The nearest major surface water body to 

the Site is Jamaica Bay, located approximately 0.8 miles (4,200 feet) to the west. Depth to ground water 

at the Site is approximately 17-feet below grade, and based on a survey of the permanent groundwater 

monitoring wells, groundwater flows in a north-northwesterly direction.  

 

Environmental Assessment 

Prior to the Site’s proposed involvement in the BCP Program, the New York City Mayors Office of 

Environmental Remediation (OER) prompted the performance of a Remedial Investigation (RI) based on 

the Hazardous Materials E-Designation (E-415) placed on Lot 5 and Lot 9. A Remedial Investigation Work 

Plan (RIWP) prepared by IEC was approved by OER in October 2020. A Partial Remedial Investigation was 

performed by IEC in October and November 2020, that included approximately 50% of the RIWP scope, 

to provide a baseline assessment of soil, groundwater, and soil vapor conditions at the Site, across the 

three Lots (5, 6, and 9). Due to the findings of the referenced RI, the NYC OER referred this project in early 

December 2020 to the NYSDEC for admission in the NYS BCP. 

 

Based upon investigations conducted to date, the primary contaminants of concern for the Site are VOCs, 

including PCE and TCE. 
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Soil – Concentrations of PCE were detected in shallow soil samples (2-4’ bgs) in one (1) soil sample located 

on the southern portion of the Site at levels above the NYSDEC Part 375 Protection of Groundwater (PGW) 

Soil Cleanup Levels (SCOs). Concentrations of several heavy metals, such as lead, mercury, and zinc, were 

detected in shallow soil samples (0-2’ and 2-4’ bgs) in four (4) soil sampled located across the Site at levels 

above the NYSDEC Part 375 PGW and Restricted Residential (RR) SCOs. Several Poly Aromatic Hydrocarbon 

(PAH) semi-volatile organic compounds (SVOCs) were detected in one (1) shallow soil sample (2-4’ bgs) 

on the southern portion of the Site, at concentrations in exceedance of their respective NYSDEC Part 375 

PGW and RR SCOs. Sampling of deeper soils did not occur at that time due to the limited nature of the 

proposed redevelopments excavation depths. 

 

Groundwater – The VOC PCE was detected in three (3) groundwater samples collected from across the 

Site at concentrations in exceedance of their respective 6 NYCRR Part 703.5 Ambient Water Quality 

Standards (AWQS). The highest concentration of PCE (240 µg/m³) was detected in a groundwater sample 

collected from within the northwest corner of the Site. Several PAH SVOCs were also detected in a single 

groundwater sample, located on the southern portion of the Site, in exceedance of their respective 

NYSDEC AWQS. Finally, the heavy metals manganese was detected in a filtered groundwater sample 

collected from the southern portion of the Site, in exceedance of the NYSDEC AWQS. 

 

Soil Vapor – PCE was detected in soil vapor samples at concentrations ranging from 88.2 µg/m³ to 15,800 

µg/m³, all above the NYSDOH Table 3.1 Indoor Air Guidance Values. The highest concentrations of PCE in 

soil vapor were found in the southwestern corner of the property. In addition, elevated concentrations of 

TCE were detected in one soil vapor sample, located on the southeastern portion of the Site, at a 

concentration of 2.42 µg/m³, in exceedance of the NYSDOH Indoor Air Guidance value.  

 

See Exhibit J for soil, groundwater, soil vapor analytical result maps, including a site-specific groundwater 

contour map. 

 

 

SECTION V: ADDITIONAL REQUESTOR INFORMATION 

 

Refer to BCP Application for additional requestor, attorney and consultant information. 
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SECTION VI: CURRENT PROPERTY OWNER/OPERATOR INFORMATION 

 

Site Owner 

The proposed BCP site located at 13-12, 13-16, and 13-24 Beach Channel Drive (Block 15528, Lots 5, 6, 

and 9), and is currently not owned by the Applicant, BCD Owner LLC. A copy of the property deeds is 

provided in Exhibit A. BCD Owner LLC is not affiliated with the past property owners, operators, or the 

release of contaminants associated with prior uses. 

 

 

Property Owner and Contact Information 

 

13-12 Beach Channel Drive 13-16 Beach Channel Drive 13-24 Beach Channel Drive 

1312 BCD LLC 

499 Chestnut Street 

Cedarhurst, NY 11516 

Steven Vegh 

steven@westwoodra.com  

WRA 1316 LLC 

3008 Avenue J 

Brooklyn, NY 11210 

Steven Vegh 

steven@westwoodra.com 

1324 BCD LLC 

3008 Avenue J 

Brooklyn, NY 11210 

Steven Vegh 

steven@westwoodra.com 

 

Previous Site Owners 

13-12 Beach Channel Drive (Lot 5) – ACRIS Ownership Information 

Lot   Partial  Doc Date 
 

 

Recorded / 
Filed Document Type Party1 Party2 Doc Amount 

5 ENTIRE 
LOT 

1/29/2021 2/2/2021 
4:56:34 PM 

CERTIFICATE RIVERSIDE 
ABSTRACT, LLC 

 
0 

5 ENTIRE 
LOT 

1/21/2021 2/2/2021 
4:56:33 PM 

ZONING LOT 
DESCRIPTION 

1312 BCD LLC 
 

0 

5 ENTIRE 
LOT 

1/21/2021 2/2/2021 
4:56:32 PM 

DEED 1312 BCD LLC 1312 BCD LLC 0 

5 ENTIRE 
LOT 

12/20/2018 1/4/2019 
10:25:52 AM 

AGREEMENT 2146 MOTT LLC CROSS RIVER BANK 3,746,250 

5 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:33:00 AM 

AGREEMENT 1312 BCD LLC CROSS RIVER BANK 2,880,000 

5 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:32:59 AM 

INITIAL UCC1 1312 BCD LLC CROSS RIVER BANK 0 

5 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:32:58 AM 

ASSIGNMENT OF 
LEASES AND 

RENTS 

1312 BCD LLC CROSS RIVER BANK 720,000 

5 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:32:57 AM 

MORTGAGE 1312 BCD LLC CROSS RIVER BANK 720,000 

5 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:32:55 AM 

DEED ROBERT J. 
PANZARELLA, 

TRUSTEE 

1312 BCD LLC 1,200,000 

5 ENTIRE 
LOT 

4/21/2014 4/25/2014 
2:41:56 PM 

DEED ROBERT J. 
PANZARELLA, AS 

TRUSTEE 

BORTNICK, MARK 115,000 

5 ENTIRE 
LOT 

10/28/2011 1/24/2012 
1:26:02 PM 

BOTH RPTT AND 
RETT 

S.Q.K.F.C., INC. DIVINE INVESTORS 
LLC 

10,040 

5 ENTIRE 
LOT 

12/7/2007 12/28/2007 
4:11:41 PM 

DEED DAVID T. 
PANZARELLA AS 

ANCILLARY 
EXECUTOR 

MIB REAL ESTATE 
HOLDINGS, LLC 

215,000 

mailto:steven@westwoodra.com
mailto:steven@westwoodra.com
mailto:steven@westwoodra.com
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5 ENTIRE 
LOT 

12/7/2007 12/28/2007 
4:11:40 PM 

DEED ALMA LOMBARDO 
AS EXECUTRIX 

MIB REAL ESTATE 
HOLDINGS LLC 

400,000 

5 ENTIRE 
LOT 

11/30/1998 2/5/1999 DEED PANZARELLA, 
ANNE (EX/OF) 

PANZARELLA, ROBERT 
J(TRUSTEE) 

0 

5 ENTIRE 
LOT 

8/5/1996 10/22/1996 DEED PANZARELLA, 
JOSEPH R. 

PANZARELLA, ANNE 0 

5 ENTIRE 
LOT 

 
11/10/1993 SATISFACTION OF 

MORTGAGE 
PANZARELLA, 
JOSEPH RETA 

MINK, JOHN ETAL 0 

5 ENTIRE 
LOT 

 
11/10/1993 SATISFACTION OF 

MORTGAGE 
PANZARELLA, 
JOSEPH RETA 

MINK, JOHN ETAL 0 

5 ENTIRE 
LOT 

 
11/10/1993 SATISFACTION OF 

MORTGAGE 
PANZARELLA, 
JOSEPH RETA 

MINK, JOHN ETAL 0 

5 ENTIRE 
LOT 

 
11/10/1993 SATISFACTION OF 

MORTGAGE 
PANZARELLA, 
JOSEPH RETA 

MINK, JOHN ETAL 0 

5 ENTIRE 
LOT 

 
10/6/1989 ASSIGNMENT, 

MORTGAGE 
MINK, JOHN JOHN P MINK TRUST 0 

5 ENTIRE 
LOT 

 
10/6/1989 ASSIGNMENT, 

MORTGAGE 
EVANS, MARILYN EVANS, 

MARILYN(TRSTE) 
0 

5 ENTIRE 
LOT 

 
9/23/1983 MORTGAGE LOMBARDO, 

IGNATIUS 
COHEN, LUCILLE 52,500 

5 ENTIRE 
LOT 

8/8/1983 9/23/1983 DEED COHEN, LUCILLE LOMBARDO, 
IGNATIUS 

0 

5 ENTIRE 
LOT 

 
9/23/1983 POWER OF 

ATTORNEY 
COHEN, LUCILLE FINEGOLD, AARON 0 

5 ENTIRE 
LOT 

 
9/23/1983 POWER OF 

ATTORNEY 
MINK, JOHN 

A/K/A 
EVANS, MARILYN 0 

5 ENTIRE 
LOT 

6/4/1981 6/4/1981 MAPS ACQUISITION + 
DAMAGE MAPS 

 
0 

5 ENTIRE 
LOT 

5/6/1981 5/6/1981 DEED JACOBOWITZ 
MILTON E 

MARILYN EVANS 0 

5 ENTIRE 
LOT 

4/20/1978 4/20/1978 DEED JAFFEE ETHEL JOHN MINK 0 

5 ENTIRE 
LOT 

2/28/1978 2/28/1978 DEED GOLDSTEIN 
BERTHA 

JOHN MINK 0 

5 ENTIRE 
LOT 

2/28/1978 2/28/1978 DEED GOLDBERG CELIA MARILYN EVANS 0 

5 ENTIRE 
LOT 

10/25/1974 10/25/1974 DEED BICEM REALTY 
CORP 

AARON S FINEGOLD 0 

5 ENTIRE 
LOT 

3/28/1974 3/28/1974 DEED FINEGOLD 
AARONS 

BICEM REALTY CORP 0 

5 ENTIRE 
LOT 

1/2/1973 1/2/1973 DEED FINEGOLD 
IRVING 

AARON S FINEGOLD 0 

 

13-16 Beach Channel Drive (Lot 6) – ACRIS Ownership Information 

Lot   Partial  Doc Date 
 

 

Recorded / 
Filed Document Type Party1 Party2 Doc Amount 

6 ENTIRE 
LOT 

12/20/2018 1/4/2019 
10:25:52 AM 

AGREEMENT 2146 MOTT LLC CROSS RIVER BANK 3,746,250 

6 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:33:00 AM 

AGREEMENT 1312 BCD LLC CROSS RIVER BANK 2,880,000 

6 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:44 PM 

INITIAL UCC1 WRA 1316 LLC CROSS RIVER BANK 0 

6 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:43 PM 

ASSIGNMENT OF 
LEASES AND RENTS 

WRA 1316 LLC CROSS RIVER BANK 2,160,000 

6 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:42 PM 

MORTGAGE WRA 1316 LLC CROSS RIVER BANK 2,160,000 

6 ENTIRE 
LOT 

3/15/2018 8/16/2018 
9:24:48 AM 

SATISFACTION OF 
MORTGAGE 

SHERHAN, 
MOHAMMED 

FAR ROCKAWAY 
HOLDING CORP. 

0 

6 ENTIRE 
LOT 

3/15/2018 3/29/2018 
10:37:52 AM 

DEED 1316 PROPERTY 
CORP. 

WRA 1316 LLC 1,400,000 

6 ENTIRE 
LOT 

7/3/2017 3/29/2018 
10:37:51 AM 

DEED SHERHAN, 
MOHAMMED 

1316 PROPERTY 
CORP. 

0 
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6 ENTIRE 
LOT 

3/15/2018 3/29/2018 
10:37:50 AM 

CORRECTION DEED FAR ROCKAWAY 
HOLDING CORP. 

SHERHAN, 
MOHAMMED 

0 

6 ENTIRE 
LOT 

8/10/2017 8/15/2017 
11:26:46 AM 

TAX LIEN SALE 
CERTIFICATE 

CITY OF NEW YORK BANK OF NEW 
YORK 

0 

6 ENTIRE 
LOT 

8/10/2016 8/24/2016 
1:00:55 PM 

TAX LIEN SALE 
CERTIFICATE 

CITY OF NEW YORK BANK OF NEW 
YORK 

0 

6 ENTIRE 
LOT 

4/30/2016 5/11/2016 
3:27:56 PM 

ASSIGNMENT OF 
TAX LIEN 

THE BANK OF NEW 
YORK MELLON 

THE BANK OF NEW 
YORK MELLON 

0 

6 ENTIRE 
LOT 

2/11/2016 3/4/2016 
11:51:03 AM 

MORTGAGE SHERHAN, 
MOHAMMED 

FAR ROCKAWAY 
HOLDING CORP. 

300,000 

6 ENTIRE 
LOT 

2/11/2016 3/4/2016 
11:51:02 AM 

DEED FAR ROCKAWAY 
HOLDING CORP. 

SHERHAN, 
MOHAMMED 

300,000 

6 ENTIRE 
LOT 

5/31/2013 6/18/2015 
7:25:38 AM 

ASSIGNMENT OF 
TAX LIEN 

THE BANK OF NEW 
YORK MELLON 

THE BANK OF NEW 
YORK MELLON 

0 

6 ENTIRE 
LOT 

5/31/2015 6/17/2015 
3:36:56 PM 

ASSIGNMENT OF 
TAX LIEN 

THE BANK OF NEW 
YORK MELLON 

THE BANK OF NEW 
YORK MELLON 

0 

6 ENTIRE 
LOT 

8/13/2014 8/20/2014 
1:17:43 PM 

TAX LIEN SALE 
CERTIFICATE 

CITY OF NEW YORK BANK OF NEW 
YORK 

0 

6 ENTIRE 
LOT 

3/11/2014 5/13/2014 
10:17:13 AM 

DEED ALKAIFI, ABDO H FAR ROCKAWAY 
HOLDING CORP. 

0 

6 ENTIRE 
LOT 

8/15/2013 9/12/2013 
10:47:16 AM 

TAX LIEN SALE 
CERTIFICATE 

CITY OF NEW YORK BANK OF NEW 
YORK 

0 

6 ENTIRE 
LOT 

8/8/2012 8/20/2012 
10:51:16 AM 

TAX LIEN SALE 
CERTIFICATE 

CITY OF NEW YORK BANK OF NEW 
YORK 

0 

6 ENTIRE 
LOT 

5/25/2010 5/28/2010 
4:36:45 PM 

UCC3 
TERMINATION 

13-16 BEACH 
CHANNEL DRIVE, 

LLC 

BAYVIEW 
FINANCIAL, L.P. 

0 

6 ENTIRE 
LOT 

5/25/2010 5/28/2010 
4:36:44 PM 

DEED IB PROPERTY 
HOLDINGS LLC 

ALKAIFI, ABDO H 350,000 

6 ENTIRE 
LOT 

6/1/2009 4/14/2010 
11:03:47 AM 

DEED FALCO, ESQ., AS 
REFEREE, 

LORRAINE P 

IB PROPERTY 
HOLDINGS, LLC 

1,000 

6 ENTIRE 
LOT 

6/10/2008 9/22/2008 
3:18:25 PM 

ASSIGNMENT, 
MORTGAGE 

BAYVIEW LOAN 
SERVICING LLC A 

DELAWARE 

BUSINESS CREDIT 
CORP 

0 

6 ENTIRE 
LOT 

6/10/2008 9/22/2008 
3:18:15 PM 

ASSIGNMENT, 
MORTGAGE 

BAYVIEW LOAN 
SERVICING LLC 

BUSINESS CREDIT 
CORP 

0 

6 ENTIRE 
LOT 

9/14/2005 3/8/2006 
3:42:48 PM 

SATISFACTION OF 
MORTGAGE 

MBDG REALTY INC VILLAGE SAVINGS 
BANK 

0 

6 ENTIRE 
LOT 

8/17/2005 9/7/2005 
1:21:22 PM 

MORTGAGE 13-16 BEACH 
CHANNEL DRIVE 

LLC 

MBDG REALTY INC 75,000 

6 ENTIRE 
LOT 

8/17/2005 9/7/2005 
1:21:21 PM 

ASSIGNMENT OF 
LEASES AND RENTS 

BUSINESS CREDIT 
CORP 

13-16 BEACH 
CHANNEL DRIVE 

LLC 

562,500 

6 ENTIRE 
LOT 

8/17/2005 9/7/2005 
1:21:20 PM 

MORTGAGE 13-16 BEACH 
CHANNEL DRIVE 

LLC 

BUSINESS CREDIT 
CORP 

562,500 

6 ENTIRE 
LOT 

8/17/2005 9/7/2005 
1:21:19 PM 

DEED MBDG REALTY, INC. 13-16 BEACH 
CHANNEL DRIVE 

LLC 

750,000 

6 ENTIRE 
LOT 

8/23/2005 8/25/2005 
3:33:02 PM 

INITIAL UCC1 13-16 BEACH 
CHANNEL DRIVE, 

LLC 

BAYVIEW 
FINANCIAL, L.P. 

0 

6 ENTIRE 
LOT 

 
9/23/2004 

11:31:49 AM 
UCC3 

CONTINUATION 
MBDG REALTY INC FIRST UNION 

NATIONAL, BANK 
FIRST FIDELITY 

BANK 

0 

6 ENTIRE 
LOT 

 
1/12/2000 AGREEMENT FIRST UNION 

NATIONALBANK 
MBDG REALTY, INC 0 

6 ENTIRE 
LOT 

 
12/27/1999 INITIAL UCC1 MBDG REALTY, INC FIRST UNION 

NATIONALBANK 
0 

6 ENTIRE 
LOT 

 
10/14/1999 UCC3 

CONTINUATION 
MBDG REALTY INC FIRST FIDELITY 

BANKNA 
0 
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6 ENTIRE 
LOT 

 
2/6/1995 AGREEMENT FIRST FIDELITY 

BANKNA 
MBDG REALTY INC 0 

6 ENTIRE 
LOT 

 
1/31/1995 INITIAL UCC1 MBDG REALTY INC FIRST FIDELITY 

BANKNA 
0 

6 ENTIRE 
LOT 

 
3/12/1991 ASSIGNMENT, 

MORTGAGE 
MBDG REALTY INC VIALLAGE SAVINGS 

BANK 
0 

6 ENTIRE 
LOT 

 
8/18/1989 UNIFORM 

COMMERCIAL CODE 
1 

MBDG RLTY INC VILLAGE SAVS BK 0 

6 ENTIRE 
LOT 

 
7/18/1989 SATISFACTION OF 

MORTGAGE 
MARKIDES, GUS PRQ REALTY FAR 

ROCKAWAY 
0 

6 ENTIRE 
LOT 

 
7/18/1989 MORTGAGE MBDG REALTY INC VILLAGE SAVINGS 

BANK 
325,000 

6 ENTIRE 
LOT 

9/9/1988 10/28/1988 DEED MARKIDES, GUS MBDG RLTY INC 0 

6 ENTIRE 
LOT 

 
5/17/1988 ASSIGNMENT, 

MORTGAGE 
PRQ RLTY FAR 
ROCKAWYINC 

ALARIO, ANTHONY 
F. 

0 

6 ENTIRE 
LOT 

 
5/17/1988 MORTGAGE MARKIDES, GUS PRQ RLTY FAR 

ROCKAWYINC 
176,000 

6 ENTIRE 
LOT 

5/5/1988 5/17/1988 DEED PRQ RLTY FAR 
ROCKAWYINC 

MARKIDES, GUS 0 

6 ENTIRE 
LOT 

 
7/24/1986 SATISFACTION OF 

MORTGAGE 
P R Q RLTY/FAR 

ROCKAWAY 
POSNER, MICHAEL 

C 
0 

6 ENTIRE 
LOT 

 
4/3/1986 VACATE ORDER CITY OF NEW YORK NYC COMM/FIN 0 

6 ENTIRE 
LOT 

11/16/1984 11/20/1984 DEED NYC 
COMM/FINANCE 

CITY OF NEW YORK 0 

6 ENTIRE 
LOT 

 
11/17/1983 SATISFACTION OF 

MORTGAGE 
POSNER, MICHAEL 

C. 
MICHAELS, VICTOR 

W. 
0 

6 ENTIRE 
LOT 

 
11/17/1983 MORTGAGE P.R.Q. RLTY/FAR 

RKWY,INC 
POSNER, MICHAEL 

C. 
37,000 

6 ENTIRE 
LOT 

12/22/1982 11/17/1983 DEED POSNER, MICHAEL 
C. 

P.R.Q.RLTY FAR 
ROCK.INC 

0 

6 ENTIRE 
LOT 

6/4/1981 6/4/1981 MAPS ACQUISITION + 
DAMAGE MAPS 

 
0 

6 ENTIRE 
LOT 

3/20/1973 3/20/1973 MORTGAGE POSNER MICHAEL C VICTOR W 
MICHAELS 

0 

6 ENTIRE 
LOT 

3/20/1973 3/20/1973 DEED MICHAELS VICTOR 
W 

MICHAEL C POSNER 0 

 

13-24 Beach Channel Drive (Lot 9) – ACRIS Ownership Information 

Lot   Partial  Doc Date 
 

 

Recorded / 
Filed Document Type Party1 Party2 Doc Amount 

9 ENTIRE 
LOT 

12/20/2018 1/4/2019 
10:25:52 AM 

AGREEMENT 2146 MOTT LLC CROSS RIVER 
BANK 

3,746,250 

9 ENTIRE 
LOT 

11/29/2018 12/13/2018 
10:33:00 AM 

AGREEMENT 1312 BCD LLC CROSS RIVER 
BANK 

2,880,000 

9 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:44 PM 

INITIAL UCC1 WRA 1316 LLC CROSS RIVER 
BANK 

0 

9 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:43 PM 

ASSIGNMENT OF 
LEASES AND RENTS 

WRA 1316 LLC CROSS RIVER 
BANK 

2,160,000 

9 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:42 PM 

MORTGAGE WRA 1316 LLC CROSS RIVER 
BANK 

2,160,000 

9 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:40 PM 

DEED LVS REALTY LLC 1324 BCD LLC 1,450,000 

9 ENTIRE 
LOT 

10/22/2018 10/30/2018 
4:13:39 PM 

SUNDRY 
MISCELLANEOUS 

LVS REALTY LLC 
 

0 

9 ENTIRE 
LOT 

10/22/2018 10/30/2018 
11:13:09 AM 

BOTH RPTT AND RETT NEW EMPIRE INC. 1324 BCD LLC 750,000 

9 ENTIRE 
LOT 

1/21/2016 2/29/2016 
11:49:31 AM 

SATISFACTION OF 
MORTGAGE 

LVS REALTY LLC BEACH 
CHANNEL 

PROPERTY, INC. 

0 
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9 ENTIRE 
LOT 

 
9/10/2001 ASSIGNMENT, 

MORTGAGE 
BEACH CHANNEL 
PROPERTY, INC 

BROWN, 
SUSANNE 

0 

9 ENTIRE 
LOT 

 
4/26/2001 MORTGAGE LVS REALTY LLC BEACH 

CHANNEL 
PROPERTY, INC 

100,000 

9 ENTIRE 
LOT 

4/11/2001 4/26/2001 DEED BEACH CHANNEL 
PROPERTY, INC 

LV S REALTY 
LLC 

0 

9 ENTIRE 
LOT 

 
2/20/1991 VACATE ORDER CITY OF NEW 

YORK 
NEW YORK CITY 

COMM FIN 
0 

9 ENTIRE 
LOT 

10/29/1990 10/31/1990 DEED NYC COMM 
FINANCE 

CITY OF NEW 
YORK 

0 

9 ENTIRE 
LOT 

 
7/5/1989 SATISFACTION OF 

MORTGAGE 
BEACH CHANNEL 

PROPERTY 
DUCORSKY, 
MEYER,ETAL 

0 

9 ENTIRE 
LOT 

 
6/29/1982 MORTGAGE BEACH CHANNEL 

PROP.INC 
BERSHAD, 
MIRIAM 

50,000 

9 ENTIRE 
LOT 

6/24/1982 6/29/1982 DEED BERSHAD, 
MIRIAM 

BEACH 
CHANNEL 
PROP.INC 

0 

9 ENTIRE 
LOT 

6/4/1981 6/4/1981 MAPS ACQUISITION + 
DAMAGE MAPS 

 
0 

9 ENTIRE 
LOT 

6/19/1978 6/19/1978 DEED EMPIRE 
ROCKAWAY INC 

EDWARD 
RUBINSTEIN 

0 

9 ENTIRE 
LOT 

11/6/1969 11/6/1969 SUNDRY AGREEMENT DUCORSKY 
ABRAHAM EXTRS 

+ TRS OF 

 
0 

 

Previous Site Operators 

 

According to Historical Sanborn Fire Insurance Maps, City Directory listings, and NYCDOB Certificate of 

Occupancies, the past use of the Site (Lots 5, 6 and 9) has been commercial and residential occupancy. 

Lot 5 (13-12 Beach Channel Drive) was undeveloped until the 1970s, at which point it was developed with 

a take-out restaurant, and most recently was a KFC restaurant with a drive through lane. Lot 6 (13-16 

Beach Channel Drive) was originally a larger residential parcel and was developed with the current three-

story building in the mid-1920s as a residence. This property has since been occupied by several 

commercial and retail establishments, most notably a church and animal hospital. The upper floors of the 

building have consistently been utilized as residential apartments. Finally, Lot 9 (13-24 Beach Channel 

Drive) was originally developed with a small shed until the 1950s, at which point it was developed with 

the current one-story building depicted as an ‘Auto-Laundry’ operation. Currently, all three (3) onsite 

buildings are unoccupied, and the entire Site is vacant.  

 

 

SECTION VII: REQUESTOR ELIGIBILITY INFORMATION 

 

Pursuant to ECL § 27‐1405(1), BCD Owner LLC is properly designated as a Volunteer because, upon closing 

of title to the site, their liability would arise solely from involvement with the site after discharge or 

disposal of contaminants at the site. As the site will, by then, be admitted into the BCP, the Requestor will 

not be contributing to or exacerbating site conditions but investigating and remediating them in 

accordance with Department approved work plans. 
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SECTION VIII: PROPERTY ELIGIBILITY INFORMATION 

 

Pursuant to ECL § 27-1405(1), BCD Owner LLC is properly designated as a Volunteer because their liability 

arises solely from involvement with the Site after discharge or disposal of contaminants at the Site. There 

is no indication of any contribution to or exacerbation of site conditions during the time of Requestors 

involvement with the Site. Despite this, the Applicant is prepared to undertake all necessary on-Site 

remediation required to address identified contamination. 

 

The Site meets the definition of an eligible “brownfield site” in Environmental Conservation Law § 27-

1405(2) as “any real property where a contaminant is present at levels exceeding the soil cleanup 

objectives or other health-based or environmental standards, criteria or guidance adopted by the 

department that are applicable based on the reasonably anticipated use of the property, in accordance 

with applicable regulations.” See Environmental Reports and the Spider Maps in Exhibit J, providing the 

data demonstrating soil, groundwater and soil vapor exceedances of the applicable standards for this Site. 

 

SECTION IX: CONTACT LIST INFORMATION 

 

See Exhibit K for Contact List Table and Exhibit L for Adjoining Property Owner Information Map. 

 

 

SECTION X: LAND USE FACTORS 

 

1. Current Zoning 

The Site is located within an R6 residential district with a C2-4 commercial overlay, and within the Special 

Downtown Far Rockaway District (DFR). See Exhibit I, Zoning Map. 

 

The Community District Profile for Queens District 14, prepared by the NYC Department of Planning, was 

reviewed. The profile indicates that CD14 is predominantly comprised of residential (80.10%), 

manufacturing (2.99%), commercial (2.97%), and parks (13.93%).  

 

 

2. Current Use 

The Site is currently developed with a one-story former fast-food restaurant, a three-story former church 

and apartment building, and a one-story former carwash. The Site is currently vacant. 

 

3. Intended Use Post Remediation 

The development project consists of new 40,000 square-foot mixed-use residential and community facility 

building. The proposed development will be approximately 125,000 GSF and 95 feet in height and include 

the co-location of a 40,000 SF homeless shelter and 85,000-SF supportive housing residence.  Upon 

completion the mixed-use facility will include a 200-bed homeless shelter and 137 affordable studios, one- 
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and two-bedroom units. The building will be constructed slab on grade, with final excavation depth 

ranging from 4-feet bgs beneath the building slab, and 6-feet bgs in areas of footings. The building will be 

designed according to applicable agency design standards and building materials and design will assure 

the structure is contextual with others in the neighborhood and the mixed-use character of the street. 

 

4. Do current historical and/or recent development patterns support the proposed use? 

Yes, the proposed community and residential development is consistent with the local zoning and the 

pattern of development in the Far Rockaway district of Queens County, New York. 

 

The Site lies within the Special DFR District that was created “as part of a comprehensive plan to 

strengthen this commercial area by fostering a vibrant mix of uses on vacant and underutilized sites near 

mass transit and along the area’s primary corridors. The Special District modifies certain regulations in the 

underlying districts including floor area ratio, street wall heights and setback depths, maximum building 

height, location of uses, and accessory off-street parking”. 

 

5. Is the proposed use consistent with applicable zoning laws/maps? 

 

The Site is currently zoned with an R6/C2-4/DFR zoning designation. Refer to Exhibit I for a section of the 

New York City Planning Commission Zoning Map 25b. The conceptual redevelopment of the Site would 

be in conformance with the R6/C2-4/DFR NYC zoning requirements which is an as-of-right use and is 

compatible with the surrounding land use. 

 

6. Consistent with the Master Plan? 

There is no specific Master Plan for this area in Queens County, however, the use is consistent with the 

Special DFR and current zoning.  
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BCD OWNER LLC 

OPERATING AGREEMENT 

This Operating Agreement (this “Agreement”) is adopted, executed, and agreed to as of 

February 17, 2021 by Camber Property Group LLC, a New York limited liability company with 

an address at 419 Park Ave South, 4th Floor, New York, New York, 10016, as sole member (the 

“Sole Member”). 

WITNESSETH: 

WHEREAS, the Sole Member desires to set forth its intentions with regard to the 

business and affairs of the Company (as defined below) and its rights and obligations with 

respect to the Company; and 

 

NOW, THEREFORE, the Sole Member states its intention to operate the Company 

(as defined below) under the Law (as defined below), upon the following terms and 

conditions: 

Article I. 

Formation and Name: Office; Purpose; Term 

1.1. Organization.  The Sole Member is organizing a limited liability company 

pursuant to the New York Limited Liability Company Law, as amended from time to time (the 

“Law”), and pursuant to the provisions of this Agreement and, for that purpose, has caused the 

Articles of Organization to be prepared, executed, and filed with the New York Department of 

State on February 17, 2021. 

1.2. Name of the Company.  The name of the limited liability company shall be BCD 

Owner LLC (the “Company”).  The Company may do business under that name and under any 

other name or names upon which the Sole Member decides.  If the Company does business under 

a name other than that set forth in its Articles of Organization, then the Company shall file a 

certificate as required by General Business Law §130. 

1.3. Purpose.  The Company is organized for any purpose for which a limited liability 

company may be organized under applicable law. 

1.4. Term.  The Company shall have a perpetual existence, unless its existence is 

sooner terminated pursuant to Article VII of this Agreement. 

1.5. Registered Agent.  The Company shall not have a registered agent. 

1.6. Members.  The name and present mailing address of the Sole Member is as 

follows: 
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Name Address 

Camber Property Group LLC c/o Camber Property Group LLC 
419 Park Avenue South, 4th Floor 
New York, New York 10016 
 

 
Article II. 

Member; Capital; Capital Account 

2.1. Initial Capital Contribution.  Upon the execution of this Agreement, the Sole 
Member is contributing to the company cash in the amount of $100.00. 

2.2. No Additional Capital Contributions Required.  The Sole Member shall not be 
required to contribute any additional capital to the Company.  The Sole Member shall not have 
any personal liability for any debt, obligation or liability of the Company. 

2.3. No Interest on Capital Contributions.  The Sole Member shall not be paid interest 
on its Capital Contribution. 

2.4. Return of Capital Contributions.  Except as otherwise provided in this 
Agreement, the Sole Member shall not have the right to receive any return of its Capital 
Contribution. 

2.5. Form of Return of Capital.  If the Sole Member is entitled to receive a return of its 
Capital Contribution, the Company may distribute cash, notes, property, or a combination thereof 
to the Sole Member in return of the Capital Contribution. 

2.6. Loans.  The Sole Member may, at any time, make or cause a loan to be made to 
the company in any amount and on those terms as determined by the Sole Member. 

Article III. 
Profit, Loss, and Distributions 

3.1. Distributions of Cash Flow.  Cash Flow for the Company may be distributed to 
the Sole Member at such times and in such amounts as determined by the Sole Member.  Such 
distributions shall be allocated to the Sole Member in the same proportion as its membership 
interest. 

Article IV. 
Management: Rights, Powers, and Duties 

4.1. Management. 

4.1.1. The Company shall be managed by the Sole Member.  The Sole Member 
shall have the full and exclusive right and power to act for and bind the Company. 
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4.1.2. The Sole Member may cause the Company to employ and retain such 
other persons as may be necessary or appropriate for the conduct of the Company’s business, on 
such terms as the Sole Member shall determine, including persons who may be designated as 
officers.  The officers of the Company shall have the titles, powers and duties delegated to them 
by the Sole Member.  Any number of titles may be held by the same officer. 

4.1.3. The Sole Member shall have the power and authority to delegate his or her 
right and power to manage and control the business and affairs of the Company to one or more 
other persons (including one or more committees, managers and agents, employees and/or 
affiliates of a manager), including delegation by management agreement or other arrangement. 

4.2. Liability and Indemnification. 

4.2.1. Except as otherwise provided by law, the Sole Member shall not be liable, 
responsible or accountable in any way for damages or otherwise to the Company or to any 
members (if any are admitted after the date hereof and pursuant to the terms of this Agreement) 
for any act or failure to act pursuant to this Agreement or otherwise unless there is a judicial 
determination that (i) such person acted in bad faith, (ii) the conduct of such person constituted 
intentional misconduct or a knowing violation of law, (iii) such person gained a financial benefit 
to which he or she was not legally entitled or (iv) such person failed to perform his or her duties, 
specifically with respect to distributions under Section 508(a) of the Law, in good faith and with 
that degree of care that an ordinarily prudent person in a like position would use under similar 
circumstances. 

4.2.2. The Company shall indemnify, defend and hold harmless the Sole 
Member and any delegate, employee or officer of the Sole Member (severally, the “Indemnitee” 
and collectively, the “Indemnitees”), from and against any claims, losses, liabilities, damages, 
fines, penalties, costs and expenses (including, without limitation, reasonable fees and 
disbursements of counsel and other professionals) arising out of or in connection with any act or 
failure to act by an Indemnitee pursuant to this Agreement, or the business and affairs of the 
Company, to the fullest extent permitted by law; provided, however, that an Indemnitee shall not  
be entitled to indemnification hereunder if there is a judicial determination that (a) such 
Indemnitee’s actions or omissions to act were made in bad faith or were the result of active and 
deliberate dishonesty and were material to the cause of action so adjudicated, or (b) such 
Indemnitee personally gained a financial benefit to which the Indemnitee was not legally 
entitled. 

Article V. 
Transfers of Interest 

5.1. Transfers.  The Sole Member may transfer in whole or in part its interest in the 
Company. 

Article VI. 
Admission of Additional Members 

6.1. Admission of Additional Members.  The Sole Member may admit one or more 
additional members to the Company in its sole discretion. 
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Article VII. 
Dissolution, Liquidation, and Termination of the Company 

7.1. Events of Dissolution.  The Company shall be dissolved upon the happening of 
any of the following events: 

7.1.1. upon the consent of the Sole Member; 

7.1.2. upon the death or retirement of the Sole Member; or 

7.1.3. upon the entry of a decree of judicial dissolution under Section 702 of the 
Law. 

Article VIII. 
General Provisions 

8.1. Applicable Law.  All questions concerning the construction, validity, and 
interpretation of this Agreement and the performance of obligations imposed by this Agreement 
shall be governed by the internal law, not the law of conflicts, of the State of New York. 

8.2. Article and Section Titles.  The headings herein are inserted as a matter of 
convenience only and do not define, limit, or describe the scope of this Agreement or the intent 
of the provisions hereof. 

8.3. Separability of Provisions.  Each provision of this Agreement shall be considered 
separable; and if, for any reason, any provision or provisions herein are determined to be invalid 
and contrary to any existing or future law, such invalidity shall not impair the operation of or 
affect those portions of this Agreement which are valid. 

[remainder of page intentionally left blank] 
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IN WITNESS WHEREOF, the Sole Member has executed, or caused this Agreement to 
be executed as of the date set forth hereinabove. 

     SOLE MEMBER: 

CAMBER PROPERTY GROUP LLC, a New 
York limited liability company  
 
 
By: ________________________________ 
Name: Rick Gropper 
Title: Authorized Signatory 
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New York State 
Department of State 

DIVISION OF CORPORATIONS, 
STATE RECORDS AND  

UNIFORM COMMERCIAL CODE 
One Commerce Plaza 

99 Washington Ave. 
Albany, NY 12231-0001 

www.dos.ny.gov 
 

CERTIFICATE OF CHANGE 
OF 

 
 
 
 

 

(Insert Name of Domestic Limited Liability Company) 

Under Section 211-A of the Limited Liability Company Law 
 

FIRST: The name of the limited liability company is: 
 
                                                                                                                                                                                                       . 

If the name of the limited liability company has been changed, the name under which it was organized  

is:                                                                                                                                                                  . 
 

SECOND: The date of filing of the articles of organization is:                                                              . 

THIRD: The change(s) effected hereby are: [check appropriate statement(s)] 
 

1.        The county location, within this state, in which the office of the limited liability company is 

          located, is changed to:                                                                                                                       . 
 
 
 

2.  The address to which the Secretary of State shall forward copies of process accepted on behalf of  
           the limited liability company is changed to read in its entirety as follows: 
 
                                                                                                                                                                    . 
 

 

3. The limited liability company hereby: [check one] 

Designates    as  
its registered agent upon whom process against the limited liability company may be served. 
The street address of the registered agent is: 
 

                                                                                                                                                        . 
 

Changes the designation of its registered agent to:                                                                  . 
The street address of the registered agent is: 
 

                                                                                                                                                                               . 
 

Changes the address of its registered agent to: 

                                                                                                                                                                            

                                                                                                                                                                               . 
 

Revokes the authority of its registered agent. 
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           X  Capacity of Signer (Check appropriate box): 

 (Signature)   

 Member 
 

(Type or print name) Manager 
 
 Authorized Person  

 

 

 

CERTIFICATE OF CHANGE 
 OF 

 
 
 
 

 

(Insert Name of Domestic Limited Liability Company) 
 
 

Under Section 211-A of the Limited Liability Company Law 
 
 
 Filer’s Name and Mailing Address: 

 Name: 

 Company, if Applicable: 

 Mailing Address: 

 City, State and Zip Code: 

 
 

NOTES:  
1. The name of the limited liability company and the date of filing of the articles of organization must exactly match the 
    records of the Department of State.  This information should be verified on the Department of State’s website at 
    www.dos.ny.gov. 
2. This form was prepared by the New York State Department of State for filing a certificate of change by a domestic limited  
    liability company.  You are not required to use this form.  You may draft your own form or use forms available at legal  
    supply stores.   
3. The Department of State recommends that legal documents be prepared under the guidance of an attorney.   
4. The certificate must be submitted with a $30 filing fee made payable to the Department of State. 
 
 

(For office use only) 







From: eCorps@dos.ny.gov
To: Cynthia Bullock
Cc: eCorps@dos.ny.gov
Subject: E-Corp Filing-210217020137
Date: Wednesday, February 17, 2021 4:22:12 PM
Attachments: 210217020137_FilingReceipt.pdf

210217020137.pdf
210217020137_cert_copy.pdf
210217020137_cert_exist.pdf

New York State Department of State

Division of Corporations

Please print this email for your records.

Thank you for submitting your Articles of Organization through the Department of State's
Online Filing System. The Articles of Organization have been filed by the Department of
State.

We have attached the official filing receipt and any related document(s) for the following
domestic limited liability company :

DOS ID: 5943648

Business Name: BCD Owner LLC

County: NEW YORK

Filing Date: 02/17/2021

Biennial Statement Due: 02/17/2023

Email Address: cbullock@camberpg.com

Next Steps:

1. Retain this email and attachment(s) for your records. The Department of State does not mail
additional hard copies of the filing receipt or related attachment(s). Additionally, the
Department of State does not issue duplicate filing receipts and will not resend this email.

2. Information regarding publication requirements related to limited liability company
formation is available on the Department of State's website.

3. Limited liability companies are required to file a Biennial Statement with the Department of
State every two years pursuant to Limited Liability Company Law § 301. Limited liability
companies that wish to receive an email notice when their Biennial Statement is due must
provide an email address at the Department of State's Email Address Submission/Update
Service.

Resources

. Instructions for filing Certificates of Correction, Certificates of Amendment and other

mailto:eCorps@dos.ny.gov
mailto:cbullock@camberpg.com
mailto:eCorps@dos.ny.gov
https://www.dos.ny.gov/corps/llcfaq.asp
https://appext20.dos.ny.gov/corp_ebiennial_public/corp_app.e_biennial.main_page
https://appext20.dos.ny.gov/corp_ebiennial_public/corp_app.e_biennial.main_page
https://appext20.dos.ny.gov/corp_ebiennial_public/corp_app.e_biennial.email_maint_page
https://appext20.dos.ny.gov/corp_ebiennial_public/corp_app.e_biennial.email_maint_page
http://www.dos.ny.gov/corps/forms_listing.html










































documents with the Department of State

Contact Information

. Department of State: Email the Division of Corporations at corporations@dos.ny.gov.



        DEPARTMENT OF THE TREASURY                                                              
        INTERNAL REVENUE SERVICE                                                                
        CINCINNATI  OH   45999-0023                                                             

                                                             Date of this notice:  02-17-2021   

                                                             Employer Identification Number:    
                                                             86-2124091                         

                                                             Form:  SS-4                        

                                                             Number of this notice:  CP 575 G   
             BCD OWNER LLC                                                                      
             RICHARD GROPPER SOLE MBR                                                           
             419 PARK AVE S RM 401                           For assistance you may call us at: 
             NEW YORK, NY  10016                             1-800-829-4933                     
                                                                                                
                                                                                                
                                                             IF YOU WRITE, ATTACH THE           
                                                             STUB AT THE END OF THIS NOTICE.    

                     WE ASSIGNED YOU AN EMPLOYER IDENTIFICATION NUMBER                          

           Thank you for applying for an Employer Identification Number (EIN).  We assigned you 
      EIN 86-2124091.  This EIN will identify you, your business accounts, tax returns, and     
      documents, even if you have no employees.  Please keep this notice in your permanent      
      records.                                                                                  

           When filing tax documents, payments, and related correspondence, it is very important
      that you use your EIN and complete name and address exactly as shown above.  Any variation
      may cause a delay in processing, result in incorrect information in your account, or even 
      cause you to be assigned more than one EIN.  If the information is not correct as shown   
      above, please make the correction using the attached tear off stub and return it to us.   

           A limited liability company (LLC) may file Form 8832, Entity Classification Election,
      and elect to be classified as an association taxable as a corporation.  If the LLC is     
      eligible to be treated as a corporation that meets certain tests and it will be electing S
      corporation status, it must timely file Form 2553, Election by a Small Business           
      Corporation.  The LLC will be treated as a corporation as of the effective date of the S  
      corporation election and does not need to file Form 8832.                                 

           To obtain tax forms and publications, including those referenced in this notice,     
      visit our Web site at www.irs.gov.  If you do not have access to the Internet, call       
      1-800-829-3676 (TTY/TDD 1-800-829-4059) or visit your local IRS office.                   

      IMPORTANT REMINDERS:                                                                      

           *  Keep a copy of this notice in your permanent records.  This notice is issued only 
              one time and the IRS will not be able to generate a duplicate copy for you.  You  
              may give a copy of this document to anyone asking for proof of your EIN.          

           *  Use this EIN and your name exactly as they appear at the top of this notice on all
              your federal tax forms.                                                           

           *  Refer to this EIN on your tax-related correspondence and documents.               

           If you have questions about your EIN, you can call us at the phone number or write to
      us at the address shown at the top of this notice.  If you write, please tear off the stub
      at the bottom of this notice and send it along with your letter.  If you do not need to   
      write us, do not complete and return the stub.                                            

           Your name control associated with this EIN is BCDO.  You will need to provide this 
      information, along with your EIN, if you file your returns electronically.                

           Thank you for your cooperation.                                                      



      (IRS USE ONLY)    575G                02-17-2021  BCDO  O  9999999999  SS-4

                               Keep this part for your records.         CP 575 G (Rev. 7-2007)  

----------------------------------------------------------------------------------------------  

        Return this part with any correspondence                                                
        so we may identify your account.  Please                                    CP 575 G    
        correct any errors in your name or address.                                             
                                                                              9999999999        

        Your Telephone Number  Best Time to Call  DATE OF THIS NOTICE:  02-17-2021              
        (     )      -                            EMPLOYER IDENTIFICATION NUMBER:  86-2124091   
        _____________________  _________________  FORM:  SS-4              NOBOD                

       INTERNAL REVENUE SERVICE                            BCD OWNER LLC                        
       CINCINNATI  OH   45999-0023                         RICHARD GROPPER SOLE MBR             
                                                           419 PARK AVE S RM 401                
                                                           NEW YORK, NY  10016                  
                                                                                                
                                                                                                
                                                                                                







100% Sole Member

2/10/2021
Privileged and Confidential

BCD Owner LLC, 
a New York limited liability 

company
(“Beneficial Owner”)

Camber Property 
Group LLC, 

a New York limited 
liability company
EIN: 81-1034859

Andrew 
Moelis

Richard M. 
Gropper

Ronald 
Moelis

37.55%37.55% 24.90%

Beach Channel Drive 
Organizational Structure Chart 



Supportive Condo 
Unit

100% Sole Member

BCD Owner LLC, 
a New York limited liability 

company
(“Beneficial Owner”)

[BCD Housing Development 
Fund Corporation], 

a New York not-for-profit 
formed pursuant to Article 

XI (“Shelter HDFC”)

Nominee 
Agreement (Supportive Unit)

[CPG BCD Member LLC], a 
New York limited liability 

company

Camber Property 
Group LLC, 

a New York limited 
liability company
EIN: 81-1034859

50% 50%

Bowery Residents 
Committee

Andrew 
Moelis

Richard M. 
Gropper

Ronald 
Moelis

37.55% 37.55% 24.90%

Beneficial Owner

Beach Channel Drive 
Organizational Structure Chart 
Post-Placement in Service & Permanent 
Phase

Transitional Condo 
Unit

Sole Member

Fee Owner

2/10/2021
Privileged and Confidential

[BCD Supportive Housing 
Development Fund 

Corporation], 
a New York not-for-profit 

formed pursuant to Article XI 
(“Supportive HDFC”)

Fee Owner

[BRC BCD Corporation, Inc.], 
a New York corporation

(NY Taxpayer) 
(“Blocker”)

[BCD Shelter Owner LLC], 
a New York limited liability 

company
(“Shelter Beneficial Owner”)

Sole Member

Beneficial Owner

Sole Shareholder

Issues/Questions

1) Optimal structure to avoid any 
recapture issues of brownfield credit 
with respect to Transitional Condo 
Unit (i.e. does Blocker have to remain 
in; should HDFC lease Transitional 
Condo Unit to a subsidiary of BRC? 
Etc.)

2) In connection with #1, DHS sign off on 
ownership structure of Transitional 
Condo Unit

3) Mechanics of conveyance of 
Transitional Condo Unit to Beneficial 
Owner and HDFC, to HDFC or to 
taxable subsidiary

4) Tax projections for Supportive Condo 
Unit

5) Does Blocker have to remain forever?
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BCP Application
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Greg
Callout
Area included on Lot 5 (boundary correction by owner is in process)



421133400 ES676230844DEPT OF BLDGS Job Number Scan Code
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Under Directive 2 of 1975

Date:
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Asst. Plan Examiner
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Date:
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Asst. Plan Examiner
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Date:
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Asst. Plan Examiner
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ED
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Date:

       Lourd Galvez 

Asst. Plan Examiner

02/25/2021
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Access Agreement
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ACCESS AGREEMENT 

 ACCESS AGREEMENT made as of this 15th day of January 2021, by and between 1312 
BCD LLC, WRA 1316 LLC, and 1324 BCD LLC (“Grantor”), and Camber Property Group 
(“Grantee”). 
 

WHEREAS, Grantor owns the real property located at 13-12 Beach Channel Drive, 13-
16 Beach Channel Drive, and 13-24 Beach Channel Drive, Far Rockaway, New York 11691, 
together with the building and improvements thereon (“Grantor’s Property”); and  

WHEREAS, Grantor and Grantee have entered into a contract for the sale of Grantor’s 
Property to Grantee; and 

WHEREAS, Grantee has applied to have Grantor’s Property accepted into the New York 
State Brownfield Cleanup Program (“BCP”); and  

WHEREAS, following admission of Grantor’s Property to the BCP and prior to the 
closing of the sale of Grantor’s Property to Grantee, Grantee may require access to Grantor’s 
Property to carry out investigatory, remedial and other related tasks required by the BCP 
(collectively, the “Work”); and 

WHEREAS, Grantor desires to grant Grantee such access. 

NOW, THEREFORE, in consideration of the foregoing and for good and valuable 
consideration, the receipt of which is hereby acknowledged, Grantor and Grantee agree as 
follows: 

1. Grantor hereby grants reasonable access and a license upon, into, under or through 
Grantor’s Property for the purpose of the entry thereon by Grantee, its agents, employees, 
architects, engineers, contractors and consultants (collectively, the “Grantee Related Parties” 
and each a “Grantee Related Party”), vehicles, equipment and materials required by Grantee to 
satisfy tasks and obligations required by any Brownfield Cleanup Agreement entered into 
between Grantee and the New York State Department of Environmental Conservation. 

2. Grantee Related Parties shall perform the Work in a workmanlike manner and in 
accordance with industry standards and in accordance with applicable laws, rules and 
regulations.  The rights granted pursuant to paragraph 1 of this Agreement are nonexclusive, it 
being understood and agreed that Grantor, its agents, employees, workers, contractors and 
tenants will have full authority to come upon and have unfettered access to Grantor’s Property 
during the performance of the Work.  The performance of the Work will not interfere 
unreasonably with the quiet enjoyment of Grantor’s Building by the tenants thereof.  Grantor 
agrees that it will use commercially reasonable efforts to avoid unreasonable interference with 
Grantee’s exercise of its rights hereunder. 

3. All of the foregoing activities shall be performed at Grantee’s sole cost and expense. 
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4. Grantee shall provide reasonable notice to Grantor, but in no event less than 24 hours, 
prior to Grantee’s need for access to Grantor’s Property to perform the Work, provided, 
however, that shorter notice may be required in the event of an emergency. 

5. Grantor shall be entitled to have a representative present at all times during such 
access and/or Work, if Grantor so elects to do so. 

6. Grantee shall be responsible for obtaining all federal, state or local governmental 
approvals and providing all notices in relation to the Work.   

7. If upon completion of the activities requiring access to Grantor’s Property title to 
Grantors’ Property has not yet passed to Grantee, Grantee and/or Grantee Related Parties shall 
promptly remove all materials and restore Grantor’s Property substantially to the condition it was 
in prior to such activities, subject to any required institutional controls. 

8. This Agreement shall be governed by and construed in accordance with the laws of 
the State of New York.  Any proceedings initiated by either party to enforce the terms of or 
otherwise related to this Agreement shall be brought in the Supreme Court, State of New York. 

 
IN WITNESS WHEREOF, this Agreement has been executed by Grantor and Grantee 

and is effective as of the date set forth above. 

GRANTOR: 
 
 
 
By:______________________ 
Name: Steven Vegh 
Title: Authorized Signatory 
 
 
 

GRANTEE: 
 
 
 
By:_________________________ 
Name: Rick Gropper 
Title:  Authorized Signatory 
 
 
 

 
 
 
 

ilerm
Stamp
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SB-1 (IEC, October 2020)

Compound 0-2’ (mg/kg) 2-4’ (mg/kg)
UUSCOs 
(mg/kg)

RRSCOs 
(mg/kg)

Lead 168 30.4 63 400

Mercury 0.506 0.068 0.18 0.81

SB-4 (IEC, October 2020)

Compound
0-2’ 

(mg/kg)
2-4’ 

(mg/kg)
UUSCOs 
(mg/kg)

RRSCOs 
(mg/kg)

Lead 190 76.6 63 400

Zinc 200 90.2 109 10,000

Tetrachloroethylene 0.044 3.2 1.3 19

Benzo(a)anthracene 6.8 0.034 1 1

Benzo(a)pyrene 7 ND 1 1

Benzo(b)fluoranthene 8.8 0.045 1 1

Benzo(k)fluoranthene 2.3 ND 0.8 3.9

Chrysene 6 0.028 1 3.9

Dibenzo(a,h)anthracene 0.92 ND 0.33 0.33

Indeno(1,2,3-cd)pyrene 4.2 ND 0.5 0.5

SB-5 (IEC, October 2020)

Compound 0-2’ (mg/kg) 4-6’(mg/kg)
UUSCOs 
(mg/kg)

RRSCOs 
(mg/kg)

Lead 77.1 33.8 63 400

Mercury 0.235 0.118 0.18 0.81

SB-3 (IEC, October 
2020)

No Exceedances

SB-2 (IEC, October 2020)

No Exceedances

SB-6 (IEC, October 2020)

No Exceedances

SB-4A

SB-4A (VOCs only) (IEC, November 2020)

Compound 0-2’ (mg/kg) 2-4’ (mg/kg)
4-6’ 

(mg/kg)
UUSCOs 
(mg/kg)

RRSCOs 
(mg/kg)

Tetrachloroethylene 0.049 23 0.0021 1.3 19

SB-1A

SB-1A (VOCs only) (IEC, November 
2020)

No VOC Exceedances

SB-1

SB-2

SB-1 (Tenen, July 2018)

Compound 0-2’ (mg/kg) UUSCOs (mg/kg) RRSCOs (mg/kg)

Lead 166 63 400

Mercury 0.669 0.18 0.81

Zinc 376 109 10,000

SB-2 (Tenen, July 2018)

Compound 0-2’ (mg/kg) UUSCOs (mg/kg) RRSCOs (mg/kg)

Lead 74.7 63 400

Zinc 205 109 10,000
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TWP-1 (IEC, October 2020)

Compound Result (ug/L) NY AWQS (ug/L)

Chloroform 9.2 7

Tetrachloroethene 52 5

Benzo(b)fluoranthene 0.03 0.002

Benzo(k)fluoranthene 0.01 0.002

MW-1 (IEC, October 2020)

Compound Result (ug/L) NY AWQS (ug/L)

Chloroform 18 7

Tetrachloroethene 62 5

Manganese (dissolved) 344.1 300

MW-2 (IEC, October 2020)

Compound Result (ug/L) NY AWQS (ug/L)

Chloroform 15 7

MW-3 (IEC, October 2020)

Compound Result (ug/L) NY AWQS (ug/L)

Tetrachloroethene 240 5

TW-1

TW-2

TW-1 (Tenen, July 2018)

Compound Result (ug/L) NY AWQS (ug/L)

Tetrachloroethene 16 5

Benzo(a)anthracene 0.03 0.002

TW-2 (Tenen, July 2018)

No Exceedances
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SV-2 (October 2020)

Compound Result (ug/m3)
NYSDOH Indoor Air 

Guidance Values 
(ug/m3)

Tetrachloroethene 1,040 30

Trichloroethene 2.42 2

SV-1 (October 2020)

Compound Result (ug/m3)
NYSDOH Indoor Air 

Guidance Values 
(ug/m3)

Tetrachloroethene 15,800 30

SV-3 (October 2020)

Compound Result (ug/m3)
NYSDOH Indoor Air 

Guidance Values 
(ug/m3)

Tetrachloroethene 129 30

SV-6 (October 2020)

Compound Result (ug/m3)
NYSDOH Indoor Air 

Guidance Values 
(ug/m3)

Tetrachloroethene 1,050 30

SV-5 (October 2020)

Compound Result (ug/m3)
NYSDOH Indoor Air 

Guidance Values 
(ug/m3)

Tetrachloroethene 113 30

SV-4 (October 2020)

Compound Result (ug/m3)
NYSDOH Indoor Air 

Guidance Values 
(ug/m3)

Tetrachloroethene 88.2 30
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Name Title Address City State Zip

Hon. Chuck E. Schumer U.S Senator 780 Third Avenue, Suite 2301 New York NY 10017

Hon. Kristin E. Gillibrand U.S Senator 780 Third Avenue, Suite 2601 New York NY 10017

Sarah Crowell Director of NYS Office of Planning and Development (NYSDOS) 99 Washington Avenue Suite 1010 Albany NY 12231

Gregory W. Meeks U.S. House of Representatives, 14th District 153-01 Jamacica Avenue 2nd Floor Jamaica NY 11432

James Sanders Jr. New York State Senator, 10th District 142-01 Rockaway Boulevard South Ozone Park NY 11436

Donovan Richards Queens County Burough President 120-55 Queens Boulevard Kew Gardens NY 11424

Marisa Lago NYC Planning Board Chair 120-55 Queens Boulevard Kew Gardens NY 11424

Bill de Blasio Mayor of the City of New York City Hall New York NY 10007

Raj Rampershad Commisioner of the Queens Department of City Planning 120 Broadway-31st Floor New York NY 10271

Jonathan L. Gaska Queens Community Board 14 - District manager 1931 Mott Avenue Far Rockaway NY 11691

The Wave, Newspaper Media Outlet P.O Box 9300097 Rockaway Beach NY 11694

Sharon Anderson Queens Public Library at Far Rockaway, Branch Administrator 1003 Beach 20th Street Far Rockaway NY 11691

Zoanne Wilkins middle school 53, principal 10-45 Nameoke Street Far Rockaway NY 11691

Phoebe Grant-Robinson PS 253, Principal 1307 Cental Avenue Far Rockaway NY 11691

Karen Jones Peninsula Perperatory academy, Principal 611 beach 19th street Far Rockaway NY 11691

Charmaine Jean-Baptiste Church of God Christian Academy, Principal 1332 central ave Far Rockaway NY 11691

Mavgar Mondesir-Gordon Challenge Charter Middle School, Principal 12-79 Redfern Ave Far Rockaway NY 11691

Michelle Charles Kids time Child Care 10-50 Beach 22nd Street Far Rockaway NY 11691

Adams Gordon Sunshine Day care 13-81 McBride Street Far Rockaway NY 11691

Gateever, LLC Kennedi's Playhouse WeeCare 1812 Everdell Avenue Far Rockaway NY 11691

Omoruyi, Stephen Faces of Grace Family Daycare 1120 Gipson Street Far Rockaway NY 11691

Ulysse, Kisha Brilliant Minds Group Family Daycare, LLC 13-49 Gipson Street Far Rockaway NY 11691

Punnette, Sherwin Abbys Fun House Group Family Daycare 1365 Eggert Place Far Rockaway NY 11691

Gibbs, Latisha L Toy Story Day Care 23-18 Enright Road Far Rockaway NY 11691

Bobb, Joan Tiny Tikes Day Care 1061 Gipson Street Far Rockaway NY 11691

Fulwood, Yvonne A Lovable Kids Day Care 1070 Dickens Street Far Rockaway NY 11691

Daniels, Gloria Little Treasures Day Care 1418 Mott Avenue Far Rockaway NY 11691

Siach Yitzchok Reishi's Chochma Pre-School 9-15 Dinsmore Avenue Far Rockaway NY 11691

Johnson, J. Patricia Our Precious Angels 2402 Ocean Crest Boulevard Far Rockaway NY 11691

Coleman, McKinley Clouds of Joy Day Care 11-36 Neilson Street Far Rockaway NY 11691

Louis, Ralph S Thinkers of Tomorrow Daycare 14-40 Eggert Place Far Rockaway NY 11691

NYCHA Rockaway Child Care Center 14-66 Beach Channel Drive Far Rockaway NY 11691

Church Charity Foundation St. Johns Episcopal Hospital 327 beach 19th street Far Rockaway NY 11691

1312 BCD LLC Current Property owner of 13-13 Beach Channel Drive 499 Chestnut Street Cedarhurst NY 11516

WRA 1316 LLC Current Property owner of 13-16 Beach Channel Drive 3008 Avenue J Brooklyn NY 11210

1324 BCD LLC Current Property owner of 13-24 Beach Channel Drive 3008 Avenue J Brooklyn NY 11210

1326-1342 BCD LLC Adjacent Property owner of 13-26 Beach Channel Drive 3008 Avenue J Brooklyn NY 11210

Site Contact List
13-12, 13-16, 13-24 Beach Channel Drive, Queens, NY 11691

Chukwuemeka, Egwu Rob Adjacent Property owner of 21-15 Dix Avenue 2115 Dix Avenue Far Rockaway NY 11691

SFOW CORP Adjacent Property owner of 21-11 Dix Avenue 2265 28th Street Long Island City NY 11105

Urquizo, Sofia J/Mena, Miguel A Adjacent Property owner of 18-12 Redfern Avenue 453 Beach 43rd Street Far Rockaway NY 11691

2146 Mott LLC Adjacent Property owner of 21-46 Mott Avenue 3008 Avenue J Brooklyn NY 11210



Name Title Address City State Zip

Site Contact List
13-12, 13-16, 13-24 Beach Channel Drive, Queens, NY 11691

Gus Markides, Trustor Adjacent Property owner of 21-44 Mott Avenue 63 Durland Road Lynbrook NY 11563

Gus Markides, Trustor Adjacent Property owner of 21-40 Mott Avenue 63 Durland Road Lynbrook NY 11563

2138 Mott Avenue Realty Co Adjacent Property owner of 21-38 Mott Avenue 21-38 Mott Avenue Far Rockaway NY 11691

2136 Mott Ave Holding Adjacent Property owner of 21-36B Mott Avenue 288 N. Oak Street Massapequa NY 11758

2136 Mott Ave Holding Adjacent Property owner of 21-36A Mott Avenue 613 Patten Ave Oceanside NY 11572

Yong Suk Yom Adjacent Property owner of 21-34 Mott Avenue 173 Harrison Street Leonia NJ 07605

Mott Center, LLC Adjacent Property owner of 20-02 Mott Avenue 198 Jamaica Avenue Hollis NY 11423

1329 Beach Realty LLC Adjacent Property owner of 13-29 Beach Channel Drive 245 East 20th Street Far Rockaway NY 11691

Eugene John Bleecker Adjacent Property owner of 13-15 Beach Channel Drive 4082 Manzanita Irvine CA 92604

Mott 2202 Realty LLC Adjacent Property owner of 22-02 Mott Avenue 22-02 Mott Avenue Far Rockaway NY 11691
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Letter Adjacent Property Owner Name Property Address Block Lot

A 1326-1342 BCD LLC
13-26 Beach Channel 

Drive

15528

12
B Chukwuemeka, Egwu Rob 21-15 Dix Avenue 13
C SFOW CORP 21-11 Dix Avenue 14
D Urquizo, Sofia J/Mena, Miguel A 18-12 Redfern Avenue 115
E 2146 Mott LLC 21-46 Mott Avenue 1
F Gus Markides, Trustor 21-44 Mott Avenue 45
G Gus Markides, Trustor 21-40 Mott Avenue 44
H 2138 Mott Avenue Realty Co 21-38 Mott Avenue 43
I 2136 Mott Ave Holding 21-36B Mott Avenue 42
J 2136 Mott Ave Holding 21-36A Mott Avenue 41
K Yong Suk Yom 21-34 Mott Avenue 40
L Mott Center, LLC 20-02 Mott Avenue 15537 1

M 1329 Beach Realty LLC
13-29 Beach Channel 
Drive

15661
70

N Eugene John Bleecker
13-15 Beach Channel 
Drive 80

O Mott 2202 Realty LLC 22-02 Mott Avenue 1
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Christopher Connolly

From: QN14@cb.nyc.gov (CB) <QN14@cb.nyc.gov>
Sent: Monday, February 22, 2021 11:31 AM
To: Christopher Connolly
Subject: Re: Brownfields Cleanup Program - Document Repository Request

no problem   
 
 
Jgaska 

From: Christopher Connolly <cconnolly@impactenvironmental.com> 
Sent: Monday, February 22, 2021 10:47 AM 
To: QN14@cb.nyc.gov (CB) <QN14@cb.nyc.gov> 
Cc: Greg Mendez-Chicas <gmendez-chicas@impactenvironmental.com> 
Subject: Brownfields Cleanup Program - Document Repository Request  
  
Good afternoon. 
I am working on a NYSDEC Brownfields Program Site in Far Rockaway. 
We need to utilize the Queens Community Board 14 as a Document Repository for all reports associated with the 
project. 
The Project Address is 13-12 through 13-30 Beach Channel Drive, Far Rockaway, NY. 
Can you please respond stating that you will accept documents in either hard or electronic formats to be help for public 
review, if required, for this project? 
  
This would be most appreciated. 
  
Kind regards, 
Chris Connolly 
  

CHRISTOPHER CONNOLLY
 

| 
  

Project Manager
   

O: 631-269-8800 x152  
 

 

C: 631-664-4425
   

170 Keyland Court, 
 

 
Bohemia, 
 

NY 
 

11716 
   

Our email policies
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Christopher Connolly

From: Chung, Jonathan <Jonathan.Chung@queenslibrary.org>
Sent: Thursday, February 18, 2021 3:17 PM
To: Christopher Connolly
Subject: RE: Far Rockaway Branch - Document Repository Request

Hi Chris— 
 
Thank you for following up. Our Central Library can serve as a repository.  
 
The address is: 
Queens Public Library - Central 
89-11 Merrick Boulevard 
Jamaica, NY 11432 
 
It can be addressed to Judith Todman (Judith.Todman@queenslibrary.org) and/or Yusheng Nelson 
(Yusheng.Lu@queenslibrary.org) Lu.  
 
Let me know if you need anything else.  
 
JC 
 
**** 
Jonathan H. Chung, MPA  
Director of Government Affairs 
 

 
89-11 Merrick Blvd., Jamaica, NY 11432 
Phone: 718.990.8585  Cell: 718.820.2365 
jchung@queenslibrary.org 
 

From: Christopher Connolly <cconnolly@impactenvironmental.com>  
Sent: Thursday, February 18, 2021 11:03 AM 
To: Chung, Jonathan <Jonathan.Chung@queenslibrary.org> 
Subject: RE: Far Rockaway Branch - Document Repository Request 
 
Just following up on my request below. 
Thanks, 
Chris Connolly  
 

CHRISTOPHER CONNOLLY
 

| 
  

Project Manager
   

O: 631-269-8800 x152  
 

 

C: 631-664-4425
    

 

 

From: Christopher Connolly <cconnolly@impactenvironmental.com>  
Sent: Thursday, February 11, 2021 5:05 PM 
To: Chung, Jonathan <Jonathan.Chung@queenslibrary.org> 
Subject: RE: Far Rockaway Branch - Document Repository Request 



2

 
Hi JC. 
Can you provide a contact at the “Swing Space” located at 1003 Beach 20th Street, adjacent to Queens Public Library for 
Teens? 
This is apparently the location where our documents might be stored. 
 
Thanks, 
Chris 
 

CHRISTOPHER CONNOLLY
 

| 
  

Project Manager
   

O: 631-269-8800 x152  
 

 

C: 631-664-4425
    

 

 

From: Chung, Jonathan <Jonathan.Chung@queenslibrary.org>  
Sent: Thursday, February 11, 2021 4:24 PM 
To: Christopher Connolly <cconnolly@impactenvironmental.com> 
Subject: RE: Far Rockaway Branch - Document Repository Request 
 
Good afternoon Chris. I hope this message finds you well. Our Far Rockaway branch is currently closed for construction 
through the end of the year. Sorry I couldn't be more helpful. Please let me know if I can.   
 
JC 
 
 
-------- Original message -------- 
From: Christopher Connolly <cconnolly@impactenvironmental.com>  
Date: 2/11/21 3:13 PM (GMT-05:00)  
To: "Chung, Jonathan" <Jonathan.Chung@queenslibrary.org>  
Subject: Far Rockaway Branch - Document Repository Request  
 
Good afternoon. 
I am working on a NYSDEC Brownfields Program Site in Far Rockaway. 
We need to utilize the Far Rockaway Branch as a Document Repository for all reports associated with the project. 
Can you please provide a contact at that branch who I might be able to reach out to with this request? 
  
Kind regards, 
Chris Connolly  

CHRISTOPHER CONNOLLY
 

| 
  

Project Manager
   

O: 631-269-8800 x152  
 

 

C: 631-664-4425
   

170 Keyland Court, 
 

 
Bohemia, 
 

NY 
 

11716 
   

Our email policies
   

 

 

The information contained in this message may be privileged and confidential and protected from disclosure. If the 
reader of this message is not the intended recipient, or an employee or agent responsible for delivering this message to 
the intended recipient, you are hereby notified that any dissemination, distribution or copying of this communication is 
strictly prohibited. If you have received this communication in error, please notify us immediately by replying to the 
message and deleting it from your computer.  
The information contained in this message may be privileged and confidential and protected from disclosure. If the 
reader of this message is not the intended recipient, or an employee or agent responsible for delivering this message to 
the intended recipient, you are hereby notified that any dissemination, distribution or copying of this communication is 
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