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alternate C
HUAIROU COMMISSION & NATIONAL CONGRESS OF NEIGHBORHOOD WOMEN ORGANIZATIONS OCCUPY THE PARLOR FLOOR AS WELL AS

THE THIRD FLOOR.
THE THIRD FLOOR IS DEDICATED TO THE OWNERS' USE AS OFFICE SPACE BUT CAN INCLUDE GUEST ROOMS.

THE GROUND FLOOR IS CONVERTED TO RESIDENTIAL USE FOR TWO APARTMENTS, ONE IN THE FRONT AND THE OTHER IN THE REAR. THIS
LEVEL IS DIRECTLY AGCESSIBLE FROM THE SIDEWALK AND THE SECOND MEANS OF EGRESS REQUIREMENT DOES NOT APPLY.

THE VERTICAL CIRCULATION AND ENTRY TO THE COMMUNITY ORGANIZATION SPACES ARE PRIVATE. MAIN ENTRY FROM MANHATTAN
AVENUE GIVES WAY ONLY TO THE COMMUNITY ORGANIZATIONS (HUAIROU COMMISSION AND THE NATIONAL CONGRESS OF NEIGHBORHOOD
WOMEN) LOCATED ON THE 2nd AND 3rd LEVELS AS WELL AS TO THE ROOF TOP. BOTH ROOFTOP TERRACES ARE AN EXTENSION OF THE HC

& NCNW SPACE.
ADA ACGESSIBILITY IS THROUGH CHAIR LIFT ON THE EXTERIOR FROM SIDEWALK TO THE PARLOR FLOOR
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IV. C. BUILDING OBSERVATIONS

Zehra Kuz visited the building on January 14 2021 and made these observations (Note:
they do not include information on the private apartments, which were not accessible,
and does not represent a detailed building inspection that is recommended in the

conclusion of this report.)

EXTERIOR OF THE BUILDING:

ROOF —the roof is not safe for occupancy. Below is an
overview of items pertaining to converting the roof to
occupiable space:

. Roof access — the roof needs a set of steps or a
ramp in order to access the roof space. Such a ramp
or stair cannot be through a private bathroom (if the
roof is to be public). Our recommendation is to
eliminate the private bathroom and relocate it
elsewhere on that floor.

° Roof perimeter — the roof must have 42” high
parapet along the entire perimeter — this can be
achieved either through extending the existing wall
construction or by building a 42” high guardrail.

. Roof slope and material —the roof is
constructed for mechanical access only; the material
is not suitable for continued occupancy. In order to be
occupiable, a new substrate must be added with
pavers, and the slope must be leveled (while
maintaining drainage)

* Roof vents — kitchen and bathroom exhausts must be re-routed or extended in order

to have people on the roof (to meet code).
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¢ Skylights — skylights are not permitted on the
second-floor roof, only on the third-floor roof. The
skylights are grandfathered-in, therefore, they can
remain if left undisturbed. If the roof will be occupied,
then each skylight will need to be surrounded by a 42”
high guardrail.

e Astructural engineer would need to review
structural integrity of the roof and its ability to hold
larger quantities of people.

As noted in this image, the roof slope is significant and
would require leveling in order for people to gather
comfortably on the roof. Drainage would need to be

. maintained and parapets and/or 42” high guards
placed at perimeter of roof for fall protection.

This image is taken from inside the third-floor
bathroom leading out to the roof. If the roof is to be
publicly accessible, the bathroom would need to be
relocated and the step would need to be converted
to either stairs or a ramp.
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EXTERIOR WALLS — the integrity of the brick on the outside of the building needs to be
examined. This is a NYC requirement. This issue was raised by NCNW.

FENCED-IN AREA — the building sits on the entire
boundary of the property line. As such, all items
outside of the building footprint are in the public right
of way — we are not going to touch the outside
furniture/ fencing because we may risk having to
remove it entirely.

WINDOWS - light and air analysis must be done based
on selected uses. Upgrading windows to more energy
efficient models would result in long-term energy bill
savings.

BUILDING ACCESS - Ramps and exterior stairs are
permitted to encroach on the public right of way for a
certain amount. Currently, the side entrance utilizes
an interior ramp to enter the first-floor area.

Depending on the use and building code utilized, an
accessible means to access the building might need to
be added (ramp or chair lift).
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INTERIOR OF THE BUILDING:

CELLAR —the ceiling heights are too low to create
habitable spaces. The cellar can only be used as
storage and mechanical access spaces. But please note
that the mechanical spaces and storage spaces cannot
be in the same area. (Fire separation is required - this
is particularly in reference to storage in the area
where the electrical meters and panels are located).

BICYCLE STORAGE — bikes must be kept outside of the paths of egress and must be held in
separate storage rooms.

INTERIOR STAIRS — interior stairs are in need of repair. Guardrails on the open sides of the
stairs need to be 42” high, and 34” high handrails are required on both sides.

Accessibility requirements overall will be determined once a design option is selected.

Main Entry and stairs going up from 2" level/Parlor floor to 3" level
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3" level Hallway and stairs to the 4™ level rooftop
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IV.D. FINDINGS and ISSUES TO EXPLORE FURTHER

* The building is over the zoning maximum allowed per today’s standards and the floor
area is grandfathered in. As such, any demolition will result in a permanent reduction
of floor area as the building will become subject to current zoning regulations.

* The rule of thumb on cost of renovation is that it should not exceed half of the current
market value of building. Any renovation that exceeds that budget amount will
necessitate bringing the building up to current code standards, which the building was
not originally designed for and may entail removal and/or extensive modification of
certain building elements.

* More specific zoning analysis, building code analysis, and cost estimate is subject to
final selection of design sketches and intended building use.

* To bring the existing uses up to code:
* May need to provide chair lift to create accessible entrance to building,
* The parlor floor apartment needs a second means of egress, and
* The 3rd floor bathroom has to be removed to create proper access for roof and
provide adequate clearances for plumbing fixtures

* Short term recommendation:
* Improve upon vertical circulation of the building

* For safety purposes, it is necessary to examine:
* structural capacity of the rooftop and extension of exterior wall to create
parapets or guardrails up to 42” high for fall prevention
* Integrity of exterior brick
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V. CONCLUSION: RECOMMENDED NEXT STEPS

We understand that there have been some important organizational developments since
the last meeting with the CCCE, such as the establishment of the Building and other
committees. However, as NCNW determines its future directions, including considering
the issues outlined above, it will be important to also consider the following activities.

V.A. ORGANIZATION AND OPERATIONS

Assess the organization’s current structure, activities, relations and resources — members,
affiliates and partners — through which NCNW can determine the building’s renovation
and uses. This would include the following steps:

¢ Consult current and prospective leaders to clarify their commitments to the
organization and how their interests and capacities can contribute to the
organization’s goals by serving on different committees and participating in the
management of the building in the short and long term.

e Clarify who (individuals, teams) will be responsible for the building renovation project,
again, short and long-term.

« Clarify the organization’s funds and assets and create a financing plan to support the
building’s renovation, and explore how the building can generate income for its
ongoing management and maintenance.

» ldentify the people who will be responsible for creating programs and activities to take
place in the building, what the programs will be, how they can both strengthen NCNW
as an organization, and generate revenue to support the building.

A more comprehensive organizational development and five-year strategic planning effort
would be useful, in order to situate the immediate building-specific projects within the
larger, long-term organizational context. This would involve revisiting the organization’s
values, goals and strategies, examining how projects intersect and align with the mission
to strengthen the organization and its impact, identifying organizational (not just project-
specific) leadership and mechanisms for coordination, mutual accountability, and ongoing
planning, monitoring and adjustments to reflect results and changing circumstances.

V.B. CONTINUE PLANNING FOR THE BUILDING

+ Secure the building’s Certificate of Occupancy and Property Survey. This is necessary
for minor short-term improvements to the building, as well as to be able to more
precisely assess major renovation options, costs, and building’s precise location in
relation to the property line.

* Have a professional roof to cellar building inspection conducted to identify the issues
requiring attention.

* Once priorities for the building’s future uses are agreed-upon, and management and
finances are identified, partner with planners/architects to explore the design that will
accommodate these priorities taking into account the zoning and renovation cost
limitations.
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APPENDIX

Materials provided by CCCE for the meetings on 11/5/2020 and 12/15/2020:

* November 5, 2020 invitation (cover email_11.5.20_meeting)

* Agenda and participant list (NCNW Meeting Agenda for 11.5.20 _FINAL.docx)

* Discussion Questions (NCNW Discussion Questions_for_11.5.20_Final.docx) and list of
suggested readings

*  Minutes of the November 5, 2020 meeting: (NCNW minutes nov5.pdf)

* Minutes of the December 15, 2020 meeting.



