
 

CIVIL COURT OF THE CITY OF NEW YORK 
COUNTY OF KINGS: HOUSING PART B 

 
CHRISTIAN GRAY, 
 

Petitioner-Tenant, 
 

-against-  
 
AMERICAN PACKAGE COMPANY, INC., 
 

Respondent-Owner, 
 
THE DEPARTMENT OF HOUSING 
PRESERVATION AND DEVELOPMENT, 
 

Respondent. 
 

 
Index No.  HP 6086/2020 

 
AFFIRMATION IN OPPOSITION 
TO PETITIONER’S MOTION TO 

RESTORE 
 

 
This matter should be referred to 
Hon. J. Stoller, J.H.C. 

 
DAVID M. SKALLER, an attorney duly admitted to practice before the 

Courts of the State of New York, hereby affirms the following to be true under the penalties 

for perjury pursuant to CPLR § 2106: 

1. I am a member of the law firm of Belkin Burden Goldman, LLP, 

attorneys for Respondent-Owner, AMERICAN PACKAGE COMPANY, INC. 

(“Respondent”). As such, I am fully familiar with the facts and circumstances hereinafter 

set forth. 

2. This affirmation, along with the Affidavit of Jack B. Glass, Jr. MS, CIH 

(“Glass Affidavit”) and Candice Kowalewski, MPH (“Kowalewski Affidavit”) are submitted 

in opposition to Petitioner-Tenant, CHRISTIAN GRAY’s (“Petitioner”) motion seeking to 

restore this matter to the calendar to determine compliance of the landlord with the 

stipulation of June 29, 2021. 
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RELEVANT PROCEDURAL AND BACKGROUND HISTORY  
 

3. This proceeding was commenced by Petitioner’s Order to Show 

Cause, dated June 30, 2020, which was made returnable on the Court’s calendar on July 

20, 2020. See NYSCEF Document No. 13. 

4. Pursuant to an extensively negotiated three-attorney stipulation of 

settlement (“Stipulation”), this proceeding was settled. See NYSCEF Document No. 10, 

paragraph 12. 

5. The Stipulation provided in pertinent part that: 

• Respondent would perform the scope of work annexed as Exhibit 
1 of the Stipulation (“Remediation Work”) in apartment G21 
(“Apartment”) in the building located and known as 97 Green 
Street, Brooklyn, New York 11222 (see NYSCEF Document No. 
10, page 1, second paragraph); 
 

• Petitioner and Respondent’s mold inspection companies were 
permitted to be present while the Remediation Work was being 
conducted (see NYSCEF Document No. 10, paragraph 3); 

 
• Upon completion of the Remediation Work, Respondent’s mold 

inspection company, ALC Environmental (“ALC”) was required to 
inspect and test the Apartment to ensure the Remediation Work 
was completed and prepare a written report (“ALC Post 
Remediation Report”) and provide said report to Petitioner’s 
counsel (see NYSCEF Document No. 10, paragraph 4);  

 
• Within 5 days of Respondent delivering the ALC Post 

Remediation Report to Petitioner’s counsel, Petitioner’s mold 
inspection company, Olmstead Environmental Services 
(“Olmstead”) was required to inspect and prepare a written report 
to ensure the Remediation Work was completed and prepare a 
written report (“Olmstead Post Remediation Report”) and provide 
said report to Respondent’s counsel (see NYSCEF Document 
No. 10, paragraph 5);  

 
• In the event ALC and Olmstead could not agree if the Remediate 

Work was completed, either party could restore this proceeding 
to determine the issue of whether the Respondent did not comply 
with the Remediation Work (see NYSCEF Document No. 10, 
paragraph 7); and 
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• In the event the Respondent established that the Remediation 

Work was completed, this proceeding shall be dismissed, with 
prejudice (see NYSCEF Document No. 10, paragraph 7).  
 

6. By motion dated June 14, 2022, Petitioner now seeks to restore this 

proceeding for a determination of whether Respondent complied with the Stipulation. See 

NYSCEF Document No. 11-16. 

I. PETITIONER’S MOTION TO RESTORE SHOULD BE DENIED  
 

A. PETITIONER’S MOTION SHOULD BE DENIED BECAUSE IT IS 
UNSUPPORTED BY ANYONE WITH PERSONAL KNOWLEDGE 

 
7. As a preliminary matter, Petitioner’s motion is supported solely by 

attorney affirmation, which lack any personal knowledge and should be wholly 

disregarded by this Court. See JMD Holding Corp. v Congress Fin. Corp., 4 N.Y.3d 373, 

384-385 (2005); Zuckerman v. City of New York, 49 N.Y.2d 557, 563 (1980); Palo v. 

Principio, 303 A.D.2d 478, 479 (2003); Hirsch v. Morgan Stanley & Co., 239 A.D.2d 466, 

467 (1997)1. 

8. While Petitioner’s affirmation conclusory alleges that she has 

personal knowledge of the facts, she does not have personal knowledge of the pertinent 

facts relevant to the issue currently before this Court – whether Respondent completed 

the Remediation Work pursuant to the terms and conditions of the Stipulation.  

9. Moreover, the Olmstead report annexed as Exhibit D to Petitioner’s 

motion should also be disregarded by this Court as it is not in admissible form.  

                                            
1 Petitioner should not be permitted to submit in its reply an affidavit because it would severely prejudice 
Respondent because Respondent is not entitled to sur-reply. See Dannasch v. Bifulco, 184 A.D.2d 415 (1st 
Dept 1992); Ritt v. Lenox Hill Hosp., 182 A.D.2d 560 (1st Dept 1992); Azzopardi v. American Blower Corp., 
192 A.D2d 453 (1st Dept 1993); Schwarz v Edelman, 2018 NY Slip Op 31735[U] (Sup Ct, NY County 2018). 
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10. It is well established that for the purposes of admitting a document 

into evidence as a business record under CPLR § 4518, a witness must establish: (1) that 

the document is made in the regular course of business (i.e., it reflects a regularly 

conducted business activity); (2) that it is the regular course of such business to make the 

document (i.e., the document is made pursuant to establish procedures); and (3) that the 

document be made at or about the time of the event being recorded. See People v. 

Kennedy, 68 N.Y.2d 569 (1986); see also CPLR § 4518. 

11. Additionally, where a record of corporate acts is authenticated by the 

officer in charge, the officer or the person responsible for authenticating the document 

must have personal knowledge of the business’s record-keeping practices and 

procedures such that proper foundation is laid for their admission into evidence. Ramade 

v. CB Contracting Corp., 127 A.D.2d 596, 597 (1st Dep’t 2015). 

12. Here, Petitioner’s affirmation merely refers to the Olmstead report 

without establishing: (1) that the report was made in the regular course of Petitioner’s 

business (i.e., it reflects a regularly conducted business activity); (2) that it is the regular 

course of Petitioner’s business to make the report (i.e., the document is made pursuant 

to establish procedures); (3) that the report be made at or about the time of the event 

being recorded; and (4) Petitioner has personal knowledge of the business’s record-

keeping practices and procedures such that proper foundation is laid for the reports 

admission into evidence. 

13. Accordingly, Petitioner’s motion is unsupported by any admissible 

evidence to establish that Respondent failed to comply with the Stipulation as alleged.  

14. Based on the forgoing, Petitioner’s motion should be denied in its 

entirety.  

FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 17 RECEIVED NYSCEF: 07/28/2022

4 of 9



- 5 - 
 

B. PETITIONER’S MOTION SHOULD BE DENIED BECAUSE RESPONDENT 
COMPLIED WITH THE STIPULATION 
 

15. Notwithstanding that Petitioner’s motion should be denied because 

it is not supported by anyone with personal knowledge or by any admissible documents, 

Petitioner’s motion should also be denied and this proceeding dismissed because 

Respondent complied with the terms of the Stipulation and Petitioner’s motion fails to 

mention nor establish how Respondent failed to comply with any specific term of the 

Stipulation or how ServPro failed to complete the Remediation Work. 

16. Stipulations of settlement are binding, favored by the court, and not 

lightly cast aside. Hallock v. State of New York and Power of Authority of the State of New 

York, 64 N.Y.2d 224, 485 N.Y.S.2d 510 (1984). 

17. As a general matter, the parties to a civil dispute 

are free to chart their own litigation course, and they may fashion the basis upon which a 

particular controversy will be resolved. In doing so, they may stipulate away statutory and 

even constitutional rights. See Mitchell v New York Hosp., 61 NY2d 208 (1984); Cullen v 

Naples, 31 NY2d 818 (1972); Astudillo v MV Transp., Inc., 136 AD3d 721 (2016); Quilty 

v Cormier, 115 AD3d 1229 (2014); Durst v Grant, 92 AD3d 1195 (2012).  

18. A court shall interpret a stipulation of settlement, such as the 

Stipulation in this proceeding, in accordance with the plain and ordinary meaning of the 

terms set forth therein. Ackermann v Ackermann, 82 AD3d 1020 (2d Dept 2011); Rosner 

v Rosner, 143 AD3d 882 (2d Dept 2016) 

19. Where a stipulation is clear and unambiguous on its face, the intent 

of the parties must be gleaned from the four corners of the instrument, and not from 

extrinsic evidence. Rosenberger v Rosenberger, 63 AD3d 898 (2d Dept 2009). 
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20. Here, this proceeding was settled pursuant to terms of the three-

attorney Stipulation, which was extensively negotiated and involved the input of the 

respective parties and their experts. See NYSCEF Document No. 10, paragraph 12. 

21. The Stipulation provided in pertinent part, that Respondent would 

perform the Remediation Work in the Apartment. See NYSCEF Document No. 10, page 

1, second paragraph. 

22. As established in the Stipulation, Glass Affidavit, Kowalewski 

Affidavit, and the ALC Post Remediation Verification Report annexed as Exhibit A (“ALC 

Post Remediation Report”) there is no dispute that:  

• Respondent was only required to perform the Remediation Work; 
 

• On December 8, 2020, ALC and Olmsted were present in 
Apartment in the Building and conducted an inspection of the 
Apartment. After the inspection was completed, ALC and 
Olmsted agreed on the scope of the mold abatement work 
necessary for the Apartment, which was attached as Exhibit A to 
the stipulation of settlement filed in this proceeding; 

 
• Olmstead and ALC were both permitted to be present while the 

Remediation Work was being conducted; 
 

• On July 20, 2021, ALC, Olmsted, and ServPro conducted an 
initial inspection of the work area containment in the Apartment 
prior to the remediation work being commenced; 

 
• From July 20, 2021 through July 27, 2021, ServePro conducted 

the Remediation Work. On each of these days, ALC was present 
to ensure ServPro completed the Remediation Work as set forth 
in the scope of work. Olmstead was not present on any of these 
days; 

 
• On July 27, 2021, ServPro completed the Remediation Work as 

stated in the scope of work; 
 

• On July 28, 2021, ALC completed a Post Remediation 
Verification. Olmstead was not present on this day; 
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• On August 3, 2021, ALC prepared a Post Remediation 
Verification Report; and 

 
• The ALC Post Remediation Report establishes that the 

Remediation Work was completed and the Apartment was safe 
for habitation; 

 
23. Consequently, Petitioner’s motion should be denied and this 

proceeding should be dismissed because Respondent complied with all terms of the 

Stipulation. 

24. Petitioner’s motion incorrectly argues that this proceeding should be 

restored because “the evident purposes of the stipulation between the parties…was to 

eradicate the mold in the unit G21, and to restore the unit to a condition in which petitioner 

can occupy the unit.” See NYSCEF Document No. 12, paragraph 11. 

25. Applying the cannons established in the case law cited above 

regarding interpretation and enforcement of stipulations to this proceeding, this Court is 

bound by the plain, clear, and unambiguous terms of the Stipulation and cannot look 

outside from the four corners of the Stipulation. Consequently, Petitioner’s basis to restore 

this proceeding for reasons outside the terms of the Stipulation is improper and without 

merit. 

26. Moreover, since Respondent has established that it completed the 

Remediation Work by admissible evidence no hearing is required to determine if 

Respondent complied with the Stipulation. 

27. Notably, the only substantive proof that Petitioner provides in support 

of his motion is the Olmstead report, which as discussed above is inadmissible. 

Notwithstanding admissibility issues, the report fails to establish that Respondent failed 

to comply with the Stipulation by failing to complete the Remediation Work.  
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28. Instead, as more fully discussed in the Glass Affidavit, all the 

Olmstead post remediation report establishes is that after Olmsted improperly conducted 

a post remediation inspection of the Apartment on August 16 and 17, 2021 (which was 

after ALC’s Post Remediation Verification) there was allegedly mold in the Apartment. 

More specifically, Olmsted cut holes in the ceiling, walls, and floors in the Apartment to 

conduct probing during his post remediation inspection. This conduct is not a standard 

and customary method to inspect for mold after mold remediation is completed and was 

not contemplated for in the Stipulation2. As established in Bard v Mautner-Glick et al., 

Index No. 2266/2016 (Civ. Ct., NY County 2022) (Hon. Jack Stroller), which is a case 

identical to the case at bar, this is not a basis to restore this proceeding nor sufficient to 

establish that Respondent failed to comply with the Stipulation.  

29. In Bard, the landlord and tenant stipulated that the landlord would 

complete mold remediation work as specified in a stipulation of settlement. Thereafter, 

the landlord completed the mold remediation as required by the stipulation. After the mold 

remediation work was completed by the landlord, the tenant’s mold expert (Olmsted) 

conducted a post remediation inspection of the apartment by cutting the ceiling to conduct 

probing without any regulatory protections. After Olmsted improperly conducted its post 

remediation inspection, Olmsted alleged the Apartment had mold. The court held that the 

landlord complied with the stipulation and that Olmsted’s improper inspection methods 

caused a mold condition after the mold remediation work was completed by the landlord 

and dismissed the proceeding. See a copy of Bard v Mautner-Glick et al., Index No. 

                                            
2 If the parties contemplated this type of post remediation work to occur, the parties would have included it 
in the Stipulation. The parties did not include this in the Stipulation. 
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2266/2016 (Civ. Ct., NY County 2022) annexed hereto as Exhibit B, pages 26, 32-34, 

52-53.

30. Moreover, the court held that the tenant’s argument that a

subsequent finding of mold warranted denial of dismissal of the proceeding given that the 

condition still existed was rejected because the stipulation did not violate public policy 

since it required the landlord to remediate mold conditions based upon the standards of 

a licensed mold remediator using methods consistent with DOHMH Guidelines, which 

does not violate public policy. See Exhibit B, pages 52-53. 

31. This proceeding fall squarely within the facts of Bard. Thus, this court

should following its holding and dismiss this proceeding. 

32. In the event this Court holds that Respondent complied with the

terms of the Stipulation, but further remediation work is required due to the existence of 

mold in the Apartment, such remediation work should be conducted at Petitioner’s sole 

cost and expense since Olmsted created the need for further mold remediation by 

improperly conducting its post remediation inspection.  

CONCLUSION 

33. Based on the foregoing, it is respectfully submitted that

Respondent’s motion should be denied in its entirety and this proceeding be dismissed, 

with prejudice. 

Dated: New York, New York 
July 28, 2022 

_____________________________ 
     David M. Skaller 
      (Rule 130-1.1-a)    
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CIVIL COURT OF THE CITY OF NEW YORK
COUNTY OF KINGS: HOUSING PART B

CHRISTIAN GRAY,
Index No. HP 6086/2020

Petitioner-Tenant,
AFFIDAVIT IN OPPOSITION TO

-against- PETITIONER'S MOTION TO

RESTORE

AMERICAN PACKAGE COMPANY, INC.,

Respondent-Owner,

THE DEPARTMENT OF HOUSING

PRESERVATION AND DEVELOPMENT,

Respondent.

STATE OF NEW YORK )
: ss.:

COUNTY OF NEW YORK )

CANDICE KOWALEWSKI, MPH, being duly sworn, hereby deposes and

says:

1. I am the former Assistant Director of Environmental Health and

Safety Division of ALC Environmental ("ALC").

2. Until 2021, I was employed with ALC Environmental where I worked

as a licensed mold assessor. My State of New York Department of Labor License is

annexed hereto.

3. On December 8, 2020, Jack Glass, MS, CIH, Edward Olmsted, CIH,

CSP of Olmsted Environmental Services, Inc. ("Olmsted"), and I were present in

apartment G21 ("Apartment") in the building located and known as 97 Green Street,

Brooklyn, New York 11222.
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4. On that day, ALC and Olmsted conducted an inspection of the

Apartment. After the inspection was completed, ALC and Olmsted agreed on the scope

of the mold abatement work necessary for the Apartment, which was attached as Exhibit

A to the stipulation of settlement filed in this proceeding. See NYSCEF Document No. 10.

5. On July 20, 2021, Olmstead, ServPro, and I were present to conduct

an initial inspection of the work area containment in the Apartment prior to the remediation

work being commenced. Additionally, Olmstead and I provided ServPro with the scope of

work and the job was bid based on the scope of work provided.

6. From July 20, 2021 through July 27, 2021, ServPro conducted the

remediation work with the prescribed scope of work. On each of these days, an employee

of ALC and I were present to observe ServPro activities. Olmstead was not present on

any of these days.

7. On July 27, 2021, ServPro completed the remediation work.

8. On July 28, 2021, I completed a Post Remediation inspection. On

this day, Olmstead was not present.

9. On August 3, 2021, I prepared a Post Remediation Verification

Report. See a copy of the August 3, 2021 Post Remediation Verification Report annexed

hereto as Exhibit A.

10. The Post Remediation Verification Report was made in the regular

course of ALC's business activities, as I understand. To the best of my knowledge, it is

the regular course of ALC's business to make and keep such a record. I am personally

familiar with the Post Remediation Verification Report and its contents for the Apartment,

including the photographs annexed thereto, which I took on July 28, 2021 and are true
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and accurate depictions of how the Apartment looked after the remediation work was

completed, subsequent to July 27, 2021.

11. In summary, the Post Remediation Verification Report establishes

that on July 27, 2021 ServPro completed the scope of work. No deficiencies or

irregularities related to the scope of work were observed in the Apartment at the time of

my July 28, 2021 inspection.

12. Accordingly, based on my professional experience, personal

knowledge, and test results included in the ALC Post Remediation Report, it is my expert

opinion that the Respondent-Owner met the requirements of the scope of work.

CANDICE KOWALEWSKI, MPH

Swo n to before me this

day of July, 2022

ry Public

NILDA GUZMAN
Notary Public, State of New YorkNo. 01GU8135862
Qualified in Westchester CountyCommission Expires OCT 24, 2025
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Candice Kowalewski, MPH
50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

Summary: Experienced in completing Environmental Indoor Air Quality and Moisture

Assessments. Comprehensive knowledge of engineering controls and determining potential

contaminant emission sources. Investigate using ventilation testing equipment and special

measuring devices of airborne concentrations of dust, gases, and mists. Data Collection, Data

Management, and Technical Writing. Develop and implement site specific health and safety plans

for health hazard control procedures in accordance to OSHA and EPA regulations.

RELEVANT WORK EXPERIENCE

Assistant Director of EHS Division

ALC Environmental - New York. NY

May 2018 to October 2021

Provided Environmental Health Science (EHS) compliance support to a diverse client base,

primarily for high-end residential and commercial facilities. Communicated directly with clients,

stakeholders, and regulatory agencies.

Program Manager for Moisture Intrusion Assessments in residential homes, commercial offices,

educational institutions, and public buildings in accordance of Local Law 61 in New York City in

response to Client requests and HPD violations. Completed Moisture Intrusion Assessments,

Remediation Site Plans, and Post Remediation Verifications (PRVs) for Clients. I prepared pre-

engagement proposals, and organized professional staff to complete assessments, peer reviewed

reports, and prepared invoices. Provided ongoing educational support to team members.

Project Manager for Indoor Air Quality Assessments in residential homes, commercial offices,

educational institutions, and public buildings. Indoor Air Quality Assessments commonly included

identifying and testing for microbial growth, assessing ventilation systems, monitoring for volatile

organic compounds (VOCs), sewer gas or investigating odors. Tested for LEED (Green Building

Certification). Provided remediation plans as necessary.

Program Manager for Annual Tier II (SARA 312) Filing for Right-To-Know (RTK) of reporting

hazardous materials for commercial clients in New York City. Hired, trained, scheduled staff to

complete field visits and file inventories with NYC DEP. Prepared invoices and maintained client

relationships.

Assistant Program Manager for annual Water Management and Maintenance of Cooling Towers

in accordance of Local Law 77 of New York City. Hired, trained, scheduled staff to complete field

visits to provide weekly testing of Cooling Towers including Legionella sampling. Represented
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Candice Kowalewski, MPH
50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 "CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

clients for court hearings to resolve violations administered by the Department of Health in

response Local Law 77.

Earned MTA Track Safety Training, EPA RRP, OSHA 10, and maintained licenses for EPA/NYS

Asbestos Inspector and NYC Mold Assessor license. ABGIH Board Certified for CIH Exam.

Additional work completed:

" EHS New Employee Orientation

" Ergonomic Training, Program Writing, and Assessments

" COVID-19 Support to Property Management and Commercial Clients

" HazCom/Chemical Hygiene Plan Writing
" Personal Protective Equipment (PPE) Training
" Product Safety/MSDS for NYC Community Right-To-Know Training
"

Respiratory Protection Training and Fit Testing for Employees and Clients

" Facilitated Quarterly Division Meetings

" Delivered Tool Box Talks

Industrial Hygienist and Environmental Consultant

Atlantic Envimnmental. Inc. - Dover, NJ

December 2014 to June 2018

Collected and evaluated data through performing indoor air quality site inspections, environmental

consulting tasks, industrial hygiene surveys, and some asbestos work (research for expert witness,

learning more about its history, health effects, and how to identify and sample). My day to day

work life typically involved literature research, preparing reports, traveling to clients, and

ergonomic assessments.

Environmental consulting for clients performing Indoor Air quality Assessments and Industrial

Hygiene surveys traveling nationally to complete site visits. Often sampled for detection of

chemicals and workplace hazards, provided training, evaluated data, conducted literature research,

and prepared reports of findings. Performed 100's of Industrial Hygiene surveys including

sampling of airborne concentration of dusts, gases, and mists, noise dosimetry and sound level

readings to determine compliance with OSHA, NIOSH/CDC, and ACGIH. Octave band analysis

to support engineering control design. Monitored regulations and standards of good practice in

protecting the health of workers in occupational settings in foundries, manufacturing, warehouses,

chemical production, laboratories, construction, and metal fabrication. Asbestos work included

researching the history and health effects for expert witness court hearings; as well as identifying

assumed asbestos, and bulk sampling. Provided respiratory protection training, fit testing

(qualitative and quantitative) for employees and Industrial Hygiene Clients. Wrote 100's

Page 2 of 11 Candice Kowalewski
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Candice Kowalewski, MPH
50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

respiratory protection plans for commercial clients in accordance with NIOSH and OSHA

Standards.

Topics of surveys included:

" Blood Borne Pathogens

" Chemical Specific, HazCom/Chemical Hygiene Plan

" Compressed Gases

" Confined Space

" Electrical Safety/Lock Out Tag Out

" Ergonomic Training, Program Writing, and Assessments

" Excavations

" Hot Work Permit

" Lab Orientation, Mgr./Supervisor Orientation

" Personal Protective Equipment (PPE)
" Product Safety/MSDS

" Radiation Safety
" RCRA Hazardous Waste

" Respiratory Protection

" Spill Kit

" Indoor Air Quality Survey (HVAC) (August, 2015)
" Noise Survey (Dallas, TX) (August, 2015)
" Indoor Air Quality and Mold Survey (August, 2015)
" Heat Stress Monitoring (July, 2015)
" Sewer Gas Survey (HVAC, H2S, CH4, VOC, smoke tubes) (July, 2015)
" Odor Survey from Asbestos removal project (July, 2015)
" Research: Asbestos (June ,2015)
" Carbon Dioxide and Carbon Monoxide Survey (June, 2015)
" Indoor Air Quality Survey (HVAC) (June, 2015)

" Air Sampling for Furniture Off-Gassing Chemicals (Formaldehyde) (June, 2015)

" Literature Search (May, 2015)
" Industrial Hygiene (Hexavalent Chromium Sampling) (May, 2015)

" Quantitative Fit Testing (May, 2015)
" Qualitative Fit Testing (May, 2015)
" Industrial Hygiene Sampling (Chemicals of process treatment) & Testing of Supplied Air

(April, 2015)

" VOC sampling via Summa Canisters (Daycare) (April, 2015)
" Literature Search (April, 2015)
" Formaldehyde (Daycare) sampling (April, 2015)
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Candice Kowalewski, MPH
50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

" Industrial Hygiene (graphite dust) and Noise Survey (April, 2015)
" Industrial Hygiene (Paint Shop, Welding, Diesel) and Noise Survey (April, 2015)
" IAQ and Ventilation survey (April, 2015)
" IAQ and Odor Detection Survey (March, 2015)
" Quantitative Fit Testing (March, 2015)
" IAQ -Chemicals in Humidification system (March, 2015)
" Industrial Hygiene and Ergonomics Survey (March, 2015)
" IAQ survey, Ventilation, Anderson N6 sampling (March, 2015)
" Asbestos Bulk Sampling (March, 2015)
" IAQ Survey, Sampling for Isocyanates, Summa Canister Sampling (February, 2015)
" Ventilation Balancing (February, 2015)
" Industrial Hygiene (Sampling for Carbon Black Dust) (February, 2015)

" Noise, Carbon Monoxide, and Confined Space Assessment (February, 2015)
" Industrial Hygiene Survey (Paint Solvents, Paint Particulates) (February, 2015)

" Asbestos Bulk Sampling (February, 2015)
" Asbestos Air Sampling (January, 2015)
" IAQ, Formaldehyde, and Odor Survey (January, 2015)

" IAQ, tape lifts, and Mold Sampling (January, 2015)
" Explosibility Test (Tantalum, Titanium, Aluminum, Tungston, Nickel, Moly bdenum)

(January, 2015)
" Literature Search (January, 2015)
" IAQ, Particulate Sampling, and Gas Detection (December, 2014)
" Asbestos Air Sampling (December, 2014)
" IAQ and Mold Sampling (December, 2014)
" IAQ and Odor Detection (Sewer Gas) (December, 2014)

Emergency Response:

Emergency Response included these significant events:

" Evacuation of Lower Manhattan after the terror attacks of the World Trade Center on

September 11, 2001 with New York Fast Ferry

" Project Management of overseeing and deployment of inspectors to complete air and surface

sampling for the threat of asbestos exposure following the Steam-pipe explosion in Chelsea

area (5th Avenue area between 21st-25th Streets) of Manhattan in August 2018 with ALC

Environmental:

https://www.nytimes.com/2018/07/19/nyregion/steam-explosion-pipe-flatiron-nyc.html

" Project Management of assessing the impact of the historic flooding for Residential and

Commercial buildings in NYC in September of 2021.
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Candice Kowalewski, MPH
50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

" Project Management of Emergency Responses of many Chemical Spill or Odors. Site visits

often included air sampling utilizing direct read instruments such as PID or laboratory cleaned

SUMMA Canisters for tracing and identifying chemicals responsible for spills. Occasionally

subcontracted drillers for soil sampling.

" Project Management of Post Fire Assessments for many inspections for residential and

commercial clients. Site Visits often included sampling for Combustion Bi Products (Soot,

Char, and Ash) and thorough inspection of HVAC ventilation systems. Occasionally

subcontracted videographers for camera/IR inspections.

EDUCATION

M.P.H. in Environmental Health Sciences & Industrial Hygiene

New York Medical College - Valhalla, NY

2011 to 2013

B.A. in Psychology

Rutgers University School of Arts and Sciences - New Brunswick, NJ

2007 to 2009

A.A. in Psychology

Brookdale Community College - Lincroft, NJ

2005 to 2007

GRADUATE EXPERIENCE

Capstone 2013

New York Medical College - Valhalla, NY

January 2013 to May 2013

Particulate Matter 2.5: Health Risks and Control of Exposure in Ambient Air. Professors: Dr.

Morton Lippmann, NYU, Dr. Shakarjian, and Dr. Vetrano

My Capstone topic was Health Risks and Control of Exposure to PM2.5 in Ambient Air that our

group presented to stakeholders and the community at New York Medical College in May 2013.

My group sorted through the culmination of research about bioaerosols, black carbon, transitional

and heavy metals, regulation and future implications; whereas I focused on major and individual

source controls and global differences. Global differences: Only the US EPA air quality index, the

London COMEAP air quality index, and the Hong Kong air pollution index appear to have

individual health protection. As of 2013 Ahwaz, Iran ranked first for worst air quality represented

by annual mean concentration of fine particulate matter (PM10 and PM2.5)
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50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

Deliverables submitted: Literature review, fact sheet, webinar, pamphlet, and presentation.

GRADUATE EXPERIENCE

Practicum and Volunteer

Monmouth County Health Department - Freehold, NJ

July 2011 to May 2013

Analysis of public knowledge of Lyme disease. Site Supervisor: Michael Meddis, MPH Public

Health Coordinator for Monmouth County, NJ (732-431-7456)

My practicum was completed through the Monmouth County Health Department (June 2012 to

June 2013) to analyze cases and collaborate with local health departments for their Lyme disease

program. Completed a Lyme disease survey and compiled data to act as a springboard for a public

and professional campaign to lower incidence rates in Monmouth County, NJ. I researched peer-

reviewed and Journal articles via PubMed, Web of Science, NIH, CDC, and other relevant

databases in order to define Lyme disease as a current public health community level problem.

Utilizing the statistical software program, EPI INFO 7, to analyze results, several meaningful

averages showed trends such as:

" Majority of respondents reported being students and retirees. Over half of the cases

reported enjoying activities spent outside such as gardening and working outdoors; and

owning pets

" Respondents on average rated their knowledge as average prior to diagnosis versus after,

and over half said doctors did not give provide information or resources to learn prevention

of Lyme disease such as looking for a red circular expanding rash, site of tick bite, or

landscape modification suggestions.

Subsequently, I volunteered during the summer of 2013 to design a health education program as

well as guide the Monmouth County Mosquito Commission towards gaining insight of public

knowledge about ticks.

Deliverables submitted: Literature review, report, poster, and presentation Designed and proposed

a Lyme disease health program.

UNDERGRADUATE EXPERIENCE

Elected Senior Class Representative

Rutgers School of Environmental and Biological Sciences - New Brunswick, NJ

September 2008 to May 2009
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Candice Kowalewski, MPH
50 Beechwood Avenue, Keansburg, NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

Legislative Affairs Committee

Research Assistant

Dr. John R. Aiello, Social and Organizational Psychology - Piscataway, NJ

January 2008 to December 2008

Actively engaged in library research, read and discussed relevant articles involving restorative

effects of the environment. Communicated ideas for future research, wrote weekly executive

summaries, and maintained a daily journal. Assisted in data collection, entry, and coding for a

social facilitation study. Final 30 page paper analyzing Modern versus Traditional Advertising.

SKILLS

" Project Management (8 " Manufacturing " Project / program

years) " Warehouse experience management

" Technical Writing (10+ " Data analysis skills " Case management

years) " Root cause analysis " First aid

" Laboratory Experience (4 " Microsoft Excel " Identity & access

years) " Microsoft Word management

" Leadership " Microsoft PowerPoint " Contracts

" Statistics (10+ years) " Microsoft Office " Process improvement

" Quality Assurance (4 " Business development " Data science

years) " OSHA " Continuous improvement

" Management (5 years) " Construction " Machine learning
" Program Management (3 " Supervising experience " Fundraising

years) " EHS " Computer skills Links

" QuickBooks/Ajera (4 " Administrative experience

years)

AWARDS

Delta Omega

July 2020

Delta Omega Honorary Society in Public Health awarded through New York Medical College.
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CERTIFICATIONS AND LICENSES

Asbestos Inspector License

May 2015 to Present

EPA and NYC Asbestos Inspector License

NYC Mold Assessor

July 2018 to Present

NYC and NYS Certified Mold Assessor

PROFESSIONAL GROUPS

NJAIHA

June 2014 to Present

Member, Local Section of National American Hygiene Association. Attended monthly dinner

meetings and annual conferences.

Director of Member Services and Outreach Coordinator

NJAIHA - Scotch Plains, NJ

June 2016 to Present

Served the Executive Membership Board as Director of Membership Services and Outreach

Coordinator, term of 3 years, re-elected. Volunteer position to welcome new members and present

scholarships. Visited high schools and colleges to provide industrial hygiene information to

students.

AIHA

November 2018 to Present

Member, National Membership of American Hygiene Association.

ASSP

February 2020 to Present

Member, National membership of American Society of Safety Professionals.
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Candice Kowalewski, MPH
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908-675-1827 ·CaKowalewski@Gmail.com
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TRAINING CERTIFICATES

" How to Manage Indoor Air Quality Amid COVID-19 (ASSP 2022)

" OPSEC Awareness for Military Members, DoD Employees and Contractors (DOD 2021)

" Level 1 Antiterrorism (DOD 2021)

" Board Certification Eligible for Certified Industrial Hygiene (2019)

" OSHA 10 Construction (2018)

"
Big Apple Occupational Safety (BAOS) NY Asbestos Inspector Training (2015-2016)

" Humantech: Applied and Industrial Ergonomics Training Course (April 2016)

" Humantech: Managing an Ergonomics Process Workshop (April 2016)

" Lonza's Contractor Safety Orientation Training (March 2015-2016)

" Quantitative Respirator Fit Test (January 2015)

" Health Effects Attributed to Mold (August, 2015) (EMLab P & K)

" Analytical Testing for Fire and Smoke Damage Investigations (June 2015) (EMSL)

" Human Environmental Pathogens (June 2015) (EMSL)

" How to Improve Energy Efficiency In a Compressed Air System (May 2015)

" What you Really Need to Know about GHS-Best Practices for Navigating the MSDS to

SDS Transition (May 2015)

" Fungal Data Interpretation (February 2015) (EMLab P&K)
" Strategies for Mold Investigations and Sampling (January 2015) (EMLab P & K)

" Comprehensive Legionella (November 2014) (EMSL)

RELEVANT COURSES

SCIENCE COURSES:

NEW YORK MEDICAL COLLEGE: Environmental Studies, Environment and Health in Society,

Environmental Influences and Human Health, Air Pollution, Pollution and Waste Management,

Industrial Hygiene, Public Health and Water Quality, Fundamentals in Toxicology, Exposure

Assessment and

Monitoring Metrics, and Environmental and Occupational Science

RUTGERS: Human Ecology

BROOKDALE: Environmental Science

Page 9 of 11 Candice Kowalewski

FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 18 RECEIVED NYSCEF: 07/28/2022

12 of 16



Candice Kowalewski, MPH
50 BeechwoodAvenue, Keansburg,NJ 07734

908-675-1827 ·CaKowalewski@Gmail.com

Linkedin.com/in/candicekowalewski

STATISTICS COURSES:

NEW YORK MEDICAL COLLEGE: Biostatistics, and Epidemiology

RUTGERS: Population Resources and Environment, and Research Methods

BROOKDALE: Statistics, and Computer Literacy

CHEMISTRY COURSES:

COUSERA (ONLINE): Chemistry & Health, Intro to Chemistry, and Advanced Chemistry

HEALTH AND SAFETY COURSES:

NEW YORK MEDICAL COLLEGE: FEMA Emergency Management, and Safety Engineering

& Occupational Health
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INDUSTRIAL HYGIENE COURSES:

Attended the NJAIHA 12-week review course for Industrial Hygiene. Henry Shotwell, CIH, has

been my mentor and served as the secretary to NJAIHA till 2021

Courses: Instructor:

June 3, 2014 E f Estory & OSH Act Review Tim Rice

Community Exposures Bob Hague

Emme 10, 2014 E Management Gary Sdavartz

Industrial Processes Ken Bickerton

June 17, 2014 Epidemiology / Biostatistics Jack Glass.

June 24, 2014 Basic Science Peter Harnett

July 1, 2014 Thered Stress John Trela

Biosafety Barbara Owen

July 8, 2014 Noise Ben Mueller / Joe Keefe

July 15, 2014 Non-Engineering Controls (PPE) John Trela

July 22, 2014 lianizing Radiation Michael Vale

Non-Ionizing Radiation Spencer Pizzani

ast 29, 2014 Risk Analysis Barry Weissman

Hazard Communication Barry Weissman

August5, 2014 Toxicology Hank sherweB

August 12, 2014 Air Sampling Bob Adams

Ergamatics Rick Lyash

August 19, 2014 Engineering Controls (Ventilation) Gail Becker
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NEWYORKSTATE-DEPARTMENTOFLABOR
DIVISIONOFSAFETYANDFIEALTH
LICENSEANDCERTIFICATEUNIT

STATECAMPUSBUILDING12

MoldAssessorCompanyLicense

EnvironmentalConnectionIncLICENSENUMBER:01044
120NWarrenStreetDATEOFISSUE:4/22/2021

TRENTON,
NJ08608EXPIRATIONDATE3/31/2023

Thislicenseisvalidonlyforthecontractornamed
above.

EileenFranko,Director
FORTHECOMMISSIONEROFLABOR
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CANDICE ANN KOWALEWSKI
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CIVIL COURT OF THE CITY OF NEW YORK
COUNTY OF KINGS: HOUSING PART B

CHRISTIAN GRAY,
Index No. HP 6086/2020

Petitioner-Tenant,
AFFIDAVIT IN OPPOSITION TO

-against- PETITIONER'S MOTION TO
RESTORE

AMERICAN PACKAGE COMPANY, INC.,

Respondent-Owner,

THE DEPARTMENT OF HOUSING
PRESERVATION AND DEVELOPMENT,

Respondent.

STATE OF NEW YORK )
: ss.:

COUNTY OF NEW YORK )

JOHN B. GLASS, JR. MS, CIH, being duly sworn, hereby deposes and says:

1. I am the Vice President ALC Environmental ("A_LC") and the Director of

the Environmental Health and Safety Division. My qualifications are set forth in the attached

C.V.

2. On December 8, 2020, Edward Olmsted, ClH, CSP of Olmsted

Environmental Services, Inc. ("Olmsted"), Candice Kowalewski, MPH ("Kowalewski"), and I

were present in apartment G21 ("Apartment") in the building located and known as 97 Green

Street, Brooklyn, New York 11222.

3. On that day, ALC and Olmsted conducted an inspection of the

Apartment. After the inspection was completed, ALC and Olmsted agreed on the scope of
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the mold abatement work necessary for the Apartment, which was attached as Exhibit A to

the stipulation of settlement filed in this proceeding. See NYSCEF Document No. 10.

4. On July 20, 2021, Olmstead, ServPro, and Kowalewski were present to

conduct an initial inspection of the work area containment in the Apartment prior to the

remediation work being commenced. Additionally, Olmstead and Kowalewski provided

ServPro with the scope of work. ServPro's response to the solicitation was based on the

scope of work provided.

5. From July 20, 2021 through July 27, 2021, ServPro conducted the

remediation work based on the prescribed scope of work. On each of these days, an

employee of ALC and/or Kowalewski were present to document ServPro's performance fully

addressed the scope of work as required. Olmstead was not present on any of these days.

6. On July 27, 2021, ServPro completed the remediation work as stated in

the scope of work. Consistent with the Stipulation, if remediation activities revealed additional

visible mold growth, the contractor would expand remediation activities to include those

surfaces.

7. On July 28, 2021, Kowalewski completed a Post Remediation

Verification (PRV) site inspection. On this day, Olmstead was not present.

8. During Kowalewski's PRV, all exposed surfaces were clean, dry, and

free of visible microbial growth.

9. Air sampling for airborne fungal spores demonstrated that indoor levels

were consistent with outdoor levels and typical of urban living spaces.

10. On August 3, 2021, Kowalewski prepared a PRV that I reviewed and

approved for release. See a copy of the August 3, 2021 PRV annexed hereto as Exhibit A.

11. Upon information and belief, on August 16 and 17, 2021, Olmsted

conducted a post remediation inspection of the Apartment.
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12. On April 11, 2022, I re-inspected the Apartment with Olmsted and

observed that Olmsted had conducted additional demolition of the ceiling and walls during

his post remediation inspection. This damage was not present after ServPro completed the

remediation work on July 27, 2021. I did not observe evidence that Olmsted had taken any

standard regulatory precautionary measures when creating the holes in the Apartment.

13. Olmsted's conduct of creating holes in the ceiling, walls, and floors to

conduct probing for mold testing is not a standard and customary method to inspect for mold

after mold remediation work has been completed. This is especially true when indoor survey

results did not indicate amplified mold growth. Amplified mold growth on the underside of

building materials that are sealed from the workplace do not create adverse exposures to

building occupants. This is especially true when the original source of the uncontrolled

moisture is certain, has been eliminated, and the conditions necessary for growth no longer

exist. There was no need for Olmsted to expose those surfaces, especially without taking any

standard regulatory precautionary measures, to determine mold growth since doing so could

re-contaminate the Apartment.

14. The sole cause of inaccessible mold to remain in the underlying

surfaces of this Apartment is the unconventional construction techniques that prevented

observation of these surfaces either before or during remediation. This same unconventional

construction techniques would have allowed for the safe reoccupation of the Apartment but

for Olmsted's subsequent additional demolition.

15. Based on my professional experience, personal knowledge, the tests

results included in the ALC Post Remediation Report, and Kowalewski's inspection of the

Apartment after the remediation work was completed and after Olmsted conducted his post

remediation inspection, it is my expert opinion that: (a) the Respondent-Owner complied with

the terms of the Stipulation; (b) no evidence of adverse microbial impact was identified in the
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Apartment after the remediation work was completed by ServPro; and (c) Olmsted's improper

post remediation inspection caused the Apartment to be re-contaminated with mold.

JOHN B. ASS, JR MS, CIH

Sworn to before me this

day of July, 2022

No a Public

IRENE J DELGADO
Notary Public, State Of New York

No. 01DE6039104
Qualified in New York County

Commission Expires 03/27/202þ
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JOHN B. GLASS, JR., MS, CIH

jack.glass@aleenvironmental.com 1152 Old Indian Mills Road

ALC Environmental Tabernacle, New Jersey 08088

39 West 29*
Street,

8"' Floor Cell 609-668-7867

New York, New York 10001

Office 212-675-5544

With over 35 years of professional experience, Mr. Glass is a seasoned and results-driven professional

with comprehensive experience spanning safety, public/environmental health, environmental stressors,
and industrial hygiene. I le has a proven record of driving change in highly political and diverse

environments. and in bringing consensus among opposing opinions. An analytical problem solver

equipped with a strong history of developing, implementing, and managing effective programs that

ensure regulatory compliance, enhance efficiency, and drive profitability. A self-motivated

professional, skilled at developing corporate strategies and implementing programs to exceed their

demands. International experience in consulting, training, and program management.

He has extensive knowledge in health and safety management, safety engineering, emergency
response. disaster management, continuity of operations planning, water/wastewater management,

laboratory design and safety, fire safety, emergency medical care, underwater safety (deep diving),

regulatory compliance, policy development and implementation, public speaking, risk management,
and conflict resolution.

He has led teams of professionals, lay people, students, and trainees. He can motivate and educate at

any level. While possessing extensive technical knowledge, he has developed a national reputation for

his management and leadership. He has served as the chairman or president of numerous professional

and charitable organizations over his career and continues to be active in consensus building
organizations that form the "State of The

Art"
practices.

EDUCATION:
M.S.. Environmental Health-Industrial Hygiene/Occupational Health and Safety,

Temple University

B.S.. Environmental Planning and Design, Rutgers University

M.P.H. /Dr.P.H.. Public Health/Environmental and Occupational Health Program of the Rutgers

University (Formerly the University of Medicine and Dentistry of New Jersey),
School of Public Health. In Progress/On Hold.

PROFESSIONAL LICENSES:

C.I.H. Certified in the Comprehensive Practice of Industrial Hygiene by the American

Board of Industrial Hygiene*; #6157, 1993. *Now managed by the Board for Global

EHS Credentialing.

C S P. Certified in the Comprehensive Practice of Safety by the Board of Certified Safety
Professionals: #1 4673, 1996 (Expired)
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J. Glass, MS. CIH

Curricula Vitae

Page 2

C.H.M.M. Certified by the Institute of Hazardous Materials Management as a Certified

Hazardous Materials Manager at the Master Level; #7500, 1996 (Expired)

C.P.E.A. Certified by the Board of Certified Environmental Auditors as a Certified

Professional Environmental Auditor, 2006 (Expired)

QEP Certified by the Institute for Professional Environmental Practice as a Qualified

Environmental Professional, February 2007 (Expired)

CHS-III Certified in Homeland Security, Level 3 by the American College of Forensic

Examiners institute, American Board for Certification in Homeland Security,

#105070, September 2006 (Expired)

C.E.T. Certified by the National Environmental Training Association as a Certified

Environmental Trainer for Occupational Safety and Health; #96518, 1996 (Expired)

PROFESSIONAL EXPERIENCE:
ALC Environmental

39 West 290' Street. 80' Floor

New York City. New Yok 10001

Vice President, Environmental Health and Safety 2017-Present

Responsible for leading and developing the environmental health and safety efforts of the

company. Training and developing a professional staff of scientists and consultants. Managing
and expanding a diverse client network and managing a wide range of projects. Oversees the

Quality Assurance/Quality Control activities of the corporation.

Rowan University
201 Mullica Hill Road

Glassboro, New Jersey 08028

Director of Environmental Health and Safety 2012-2017

Responsible for the environmental health and safety of Rowan University, Rowan University
Medical School. and Rowan University School of Osteopathic Medicine. Leads and trains a

growing staff of EHS professionals. Develops and maintains compliance with an aggressively
conservative budget. A sitting member of the Institutional Biosafety Committee, Americans

with Disability Act Committee, Institutional Research Committee, Safety Committee, and

(Jniversity Environmental/Aesthetics Committee.

J Tyler Scientific Company
1 152 Old Indian Mills Road

Tabernacle. New Jersey 08088

Principal 2009-Present

J Tyler is a self-owned/private consulting firm that is used to perform pro bono services on
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J. Glass, MS, ClH

Curricula Vitae

Page 3

occasion. All work is performed with the consent and encouragement of the primary employer

Tyler Scientific Company

Principal, 1992-1998

Founder and operator of a professional environmental health and safety private practice.

Projects range from private homeowners to industrial building decommissioning. Performed

plant-wide health and safety audits. compliance inspections and compliance training as well as

environmental training for state licensure. Projects have included indoor air quality
investigations. wastewater treatment facility services, and health and safety compliance

program design. Responsible for business development, project management, and technical

operations.

Health and Safety Officer at the Ohmsett research facility at Earle Naval Arsenal. These duties

include periodic audits. and development of response activities to address identified concerns.

Also provides required safety and health training to the employees of the facility.

Epsco Envirotech

Dubai. United Arab Emirates

Technical Consultant 2009-Present

Provides technical guidance, project advice and expert opinions in various countries throughout

the Gulf Region. Provides annual training to staff and management. Developed SOPs and QA
methods for a full-service laboratory. Provides coverage for international projects requiring
advanced knowledge/skills.

National Asbestos & Environmental Training Institute (NAETI)
3321 Doris Avenue

Ocean Township, New Jersey
Adjunct Faculty 1990-Present

Provide training in asbestos, lead based paint, safety, mold, hazardous materials, etc.

Authorized to instruct all levels of asbestos, lead and OSHA courses. Presented several hundred

courses both in house and at client facilities. Clients have ranged from small companies to

Fortune 100 corporations and have spanned several countries.

ICU Environmental Health and Safety-US Pentagon

26022 Oak Ridge Drive

The Woodlands. Texas 77380

Consultant 2008-2009

Managed a contract at the United States Pentagon Building. When he joined this project, the

previous project leader had established a negative impression of the firm with the client and had

alienated the staff. The initial goal of this assignment was to repair the client relationship and

develop the staff into a professional team. During the 18 months of managing this contract, the

client increased the volume of the contract by over 30 percent. The staff was formed into an

effective team with each individual taking on independent management roles for a specific

program. Although anticipated to be a financial loss in the first year, was able to achieve a

profit in the initial year, and to increase the profit in the subsequent year.
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The Hillmann Group, LLC
1600 Route 22 East

Union, New Jersey 07083

Senior Vice President. 1998-2008

Director of Occupational Health. 1989-1992

General Manager of Mid-Atlantic Region, 1988-1989

Industrial Hygienist, 1987-1988

Responsible for directing and managing the Environmental Health and Safety Division of the

corporation. In addition to the day-to-day management responsibilities, he was also responsible

for developing corporate-wide policies and programs. These programs include drug-free

workplace. medical surveillance,
workers'

compensation/accident reporting, and in-house

training efforts. As Director of Occupational Health and Safety, was responsible for assuring
compliance of the Corporation with all OSHA requirements. As Manager of the Mid-Atlantic

Region. was responsible for operations, quality assurance, and project review. Throughout his

tenure as General Manager, initiated and developed operations in the region, creating a stable

client base while ensuring the highest professional standards were consistently maintained.

University of North Dakota

Grand Forks. North Dakota 58202

Director of Occupational Safety and Environmental Health Office 1996-1997

Faculty Member, Department of Industrial Technology
As Director, was responsible for the overall health and safety of over 5,000 employees, 13,000

students and 200 buildings. Chairman of the University Safety Committee, Radiation Safety
Committee. and Biosafety Committee. His duties included department management, program

dev elopment. accident investigation, hazardous material response and employee training. Since

the university maintained its own trade shops, he was called upon to oversee the safety and

health of each construction and renovation project that was conducted. He was responsible for

implementing many aspects of the University's risk management program, safety program and
workers'

compensation programs. Acted as the university liaison to the city and county

Emergency Operations Center during natural disasters. Following the largest flood in U.S.

history. directed the environmental aspects of restoration for the University. In addition, he was

an integral part in the restoration of both the city and the regional hospital.

As a faculty member in the Department of Industrial Technology, was instrumental in the

redevelopment and approval of an undergraduate degree program in Occupational Health and

Safety and was a member of the Industrial Technology Department Review Board. Also taught

courses in Hazardous Materials, Radiation Protection, and Industrial Hygiene.

Omni Environmental Corporation

21 I College Farm Road

Princeton. NJ 08540

Senior Consultant, 1994-1995

Oversaw the corporation's industrial hygiene projects and research. Developed, monitored, and
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J. Glass, MS, ClH

Curricula Vitae

Page 5

serviced a growing client base in the health and safety field. These services included auditing,

program development and implementation, training, emergency response and compliance

services primarily in municipal wastewater treatment facilities. He also presented informative

seminars and keynote addresses to public utility trade groups and the public. Published articles

and newsletters were on a periodic basis for existing clients.

Thompson Land Company
Nassau Street

Princeton.New Jersey 08540

Environmental Consultant/Planner, 1986-1987

Performed numerous land audits, based on environmental factors and comparison of

surrounding properties. Audits included estimation of wetlands/flood plains areas, zoning,

topography, soil structure, geological base, aerial photography, soil tests and others. These

factors, compared to neighboring properties, were used to determine an appropriate market

valuation.

ADDITIONAL EXPERIENCE:

Elkin-Sinn. Inc.. Pharmaceutical Manufacturing; Industrial Hygienist/Intern

Philadelphia Naval Shipyard; Industrial Hygienist/Intern

PROFESSIONAL ASSOCIATIONS AND ACTIVITIES:
" Diplomate, American Board of Industrial Hygiene; Board of EHS Credentialing

" Member, American Academy of Industrial Hygiene

" Full Member. National American Industrial Hygiene Association

" Member. Hazardous Waste Committee 1995-1997

" Member, Construction Safety Committee

" Vice Chairman 2001-2002

" Chairman 2002-2003

" Member. Safety Committee

" Member, EnviroSlG

" Chairman 2007-2008; 2015-2016

" Member. AlHA New Jersey Section, Delaware Valley Section

" President Elect NJ 2000-2001; President NJ 2001-2002; Past President NJ 2002-2003

" Member. AIHA New York Metro Section AlHA

" President NY Metro 2019-2021; Past President NY Metro 2021-2022

" Member, American Conference of Governmental Industrial Hygienists*

" Diplomate, Institute of Hazardous Materials Management*

" Diplomate, Board of Certified Safety
Professionals*

" Member, American Society of Safety Engineers, National and Local
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" Member, Water Environment Federation, National & New Jersey*

" Member, National Occupational Safety and Health Committee

" Member. NJ Safety Committee

" Member, New Jersey Industrial Safety
Committee*

" Member, American Society of Testing and Materials

" PADI Certified Master Diver/Rescue Diver

" Member. New Jersey Safe Schools Task Force*

" Member. Board of Advisors, Stockton College OSEH Accreditation Program

" Member, Association of Professional Industrial Hygienists*

" Member. National Environmental Training
Association*

" Member. Pinelands Community Emergency Response Team

" Local Emergency Management Coordinator*

" Local Emergency Planning Committee,
Chairman*

" Member, New Jersey and Burlington County Medical Reserves Corp.

*Past Activity/Expired Term

PROFESSIONAL QUALIFICATIONS AND TRAINING:

Not all registrations and or licenses are currently being maintained

" ABlH Certified Industrial Hygienist, #6157

" AIHA Registry for Airborne Asbestos

" Aseptic Techniques Training
" BCSP Certified Safety Professional, #14673

" Comprehensive Review of Industrial Hygiene, University of Cincinnati

" DDC4 Defensive Driving Instructor. NSC

" Delaware/New Jersey/New York/Maryland State Asbestos Licenses

" EPA Model, Lead Inspector. Worker & Contractor

" Emergency Medical Technician - Level A, NJ Department of Health

" Hazardous Material Management Review, NJIT

" IHMM Certified Hazardous Materials Manager, Master; #7500

" incident Command Training. New Jersey State Police

" NETA Certified Environmental Trainer, #96518

" NIOSH 582 Certified, Temple University, Center for Environmental Studies

" NJ DCA Asbestos Safety Technician

" NJ DOH Certified Lead Inspector/Risk Assessor

" NY State Certified Air Sampling Technician, Worker, Instructor

" NY State Certified Mold Assessor/ Mold Remediator

" NYC Construction Site Safety Manager
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" OS@lA 501, Instructor, General Industry
" OSHA 1910.120 HAZWOPER Training, Environmental Training Institute

" OSHA 1910.134 Respiratory Protection

" OSHA 1910.146 Permit Required Confined Space Entry
" OSHA 1910.147 Control of Hazardous Energy (LOTO)

" OSIIA 1910.1025 Lead Standard

" OSHA 1910.1030 Bloodborne Pathogens

" OSHA 1910.1200 Hazard Communication Standard

" USEPA AHERA Certified Building Inspector/Management Planner/Project Designer

" USEPA Lead Inspector/Risk Assessor/Project Planner/Designer

" FEMA Emergency Management Training
" IS 100b & 100he-Introduction to Incident Command System

" IS 230 Fundamentals of Emergency Management

" IS 362he Multi Hazard Emergency Planning for Higher Education

" IS 700 National Incident Management System

" IS 800 National Response Program

" Management Training
" Motivating and Engaging Employees

" Handling Difficult Conversations

" Change Management

" N.1 State Ethics Compliance

" Preventing Employee Discrimination

TEACHING EXPERIENCE:

Presented graduate and undergraduate courses and seminars including:

" Hazardous Material/Waste Handling, 2 Credits IT 415
" Radiation Protection, 1 Credit IT305
" Hazardous Material Response, I Credit IT 304

Provided professional training and worker education in occupation and environmental health and

safety. A partial list of the courses he has instructed includes:

" Access to Medical Records

" AHERA Inspector/Management Planner

" AHERA/NJ Brake and Clutch Repair Techniques

" Ashestos Awareness/Handler/Supervisor/VAT Removal

" Bloodborne Pathogens

" Bioterrorism Preparedness and Response
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" Chemical Hygiene/Lab Safety

" Confined Space Entry Training
" Confined Space Rescue Training

" Defensive Driving, DDC4

" Disaster Management

" Ebola and other Highly Infectious Diseases, Proper Response and Preparation

"
Emergency Preparedness and Response.

" Hazard Communication Standard Training/Globally Harmonized System

" Hazardous Waste Operations

" Hazardous Materials Awareness/Operations/Technician

"
Hearing Conservation Training

"
Housekeeping Safety

" Industrial Hygiene Practice

"
Laboratory Safety

" Lead Abatement; Awareness; Inspection and Analysis

" Lockout/Tagout Training
" Microbial Inspection and Control

" Mold Awareness

" NIOSH 582

" NJ PEOSHA Right-To-Know

" NYS Asbestos Worker/Supervisor/Inspector/Restricted Handler

" OSHA Compliance Overview

"
Respiratory Protection Training

"
Safety Seminars

" Supervisor Safety
"

Trenching and Shoring
" Various Red Cross Certified Courses

"
Walking/Working Surfaces

PUBLICATIONS:

Glass, J.B., "Health and Safety Compliance; A Comprehensive Approach", New Jersey
Effluenh. Vol. 27. No. 7. Winter 1995.

Glass, J.B., Editor, 1lealth and Safety Iteport, A Quarterly Newsletter, December 1994.

Glass, J.B., "Health and Safety Compliance; Written Programs", New Jersey Effluents, Vol. 28,
No. 2, Summer 1995.
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ENVIRONMENTAL
CONSULTING MANAGEMENT TRAINING

August 03, 2021

Martin C. Kofman

American Package Company
226 Franklin Street

Brooklyn, NY 11222

718 389-4444

martyck@gmail.com

Subject: Post Remediation Verification (PRV)

Location: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Dear Mr. Kofman;

In accordance with your authorization, ALC Environmental has completed the Post Remediation

Verification (PRV) for 226 Franklin Street, Apartment G21, Brooklyn, NY 11222. The

objective of this assessment was to determine if remediation was successful. ALC inspector,
Candice Kowalewski, MPH, conducted the inspection on July 28, 2021. The investigation entailed

visual and olfactory observations, moisture testing, and air sampling inside the apartment.

ALC Environmental and Candice Kowalewski, MPH are licensed by the NYS Department of

Labor. Please see attached certifications.

ALC found the apartment to be free and clean of moisture, microbial growth, and "mold-
like" odors. In addition, fungal spore samples did not find elevated levels or unique species.

This apartment has achieved clearance. See Results and Recommendations.

If you have any questions and/or comments, please contact us directly at 212-675-5544. We
appreciate the opportunity to be of service.

Sincerely,
ALC Environmental

Candice A. Kowalewski, MPH
Assistant Director of EHS Division

Jack Glass, MS, ClH

Vice President , EHS

39 West 29th Street | 8th Floor | New York, NY 10001 | www.alcenvironmental.com
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Inspection Performed At: 226 Franklin Street

Apartment G21

Brooklyn, NY 11222

Inspection Date: July 28, 2021

Purpose

ALC Environmental has been retained by American Package Company, to determine the extent of

visible microbial growth in the apartment. ALC inspector, Candice Kowalewski, MPH, conducted

the assessment in the apartment on July 28, 2021

Mold Information

Mold is a microscopic organism, whose primary role in the ecosystem is to break down organic

materials. Mold may begin growing indoors when mold spores land on wet surfaces. Mold will

not grow without moisture.

Indoor exposures to mold have been associated with immunologic reactions (allergies). The most

common health complications linked to mold exposure include sneezing, itching eyes, nasal

discharge and aggravation of asthma. The presence of mold in a building, however, does not

necessarily lead to the described symptoms. Mold spores, fragments, or metabolites must become

airborne for humans to be exposed indoors.

The dose-response information relating mold exposure to health effects is very limited and not

well-defined at this time. Health complications have been observed from short-term and long-term

exposures as well as from high and low exposure levels. Furthermore, the susceptibility among
individuals varies with age, state ofhealth, genetic predisposition and continuous exposures. Since

biological markers of exposure to mold are largely unknown, experts have been unable to

recommend exposure level thresholds.

General Information

Individuals react differently to the varying degrees of exposure to irritants, allergens, toxins, etc.

Some individuals are more prone to allergic reactions to particular mold species than others. The

dose-response information relating mold exposure to health effects is very limited and not well-

defined. Therefore, it is prudent to take a conservative approach and remove all growth from the

environment. Prompt remediation of contaminated materials and infrastructure repair is the

primary response to mold contamination in buildings. The emphasis should be placed on

preventing contamination through proper building maintenance and the prompt repair of water

damage.
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FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 20 RECEIVED NYSCEF: 07/28/2022



Methods

Air samples are collected with a vacuum pump. Air is drawn at a rate of 15 liters per minute for 5

minutes, equating to a total sample volume of 75 liters of air. The air is drawn past an Air-O-

Cell" cassette. Captured fungal structures are deposited on a slide encased within the cassette.

The cassette is sealed and submitted for analysis. All samples are sent to Atlas Environmental

Laboratory an American Industrial Hygiene Association (AIHA) accredited microbiology

laboratory in New York, NY for analysis. They were analyzed by direct examination for total

amount and identification of mold spores.

Building materials were tested for temperature, relative humidity, and the presence of moisture

with an Amphenol Protimeter Moisture Measurement System2 Model (MMS2). When held

against the surface, the moisture meter transmits a signal into the material. The Measure Mode,
pin or pinless, uses a sensor which penetrates down to

¾"
inch (19mm). The relative moisture

level is shown on the digital display indicating the moisture condition of the material. Moisture

readings will vary depending on type of material, i.e., wood, drywall, concrete.

Pin (% WME) 8 to 99; below 15 (dry), 15-17 (damp), and 17+ (wet).

Pinless up to .75 in. (19 mm) deep: 60 to 1000 (relative)

Building materials were evaluated using an infra-red, thermographic camera. The camera was set

to an inverse black and white palette to emphasize surface temperature variations. Since water has

a higher latent heat then most materials, the time it takes for wet surfaces to equilibrate to the

environment will be longer than dry materials. Therefore, during a cooling cycle, the warmer areas

may be wet, and during a heating cycle, the cooler areas may be wet. When suspect areas are

identified by the camera, direct measurement using a moisture meter is conducted.

When describing the conditions in each room the walls are referred to as A, B, C, and D. The A
wall is the wall with the entrance door to the room. Facing the door from inside the room and going
clockwise the wall on the right is B, to the rear is C, and on the left is D.

Background Information

The Client has requested a Post Remediation Verification (PRV) at the above specified apartment.

The request was related to a flood event that took place October 2019, caused by a faulty sprinkler

from the fire suppression system. ALC completed an assessment on February 07, 2020 and

provided a remediation work plan following NYC DEP Level III guidelines. On December 08,

2020, ALC revisited the apartment. Ms. Candice Kowalewski, MPH and Mr. Jack Glass, MS.,

CTH., met with the tenant's inspector Mr. Ed Olmsted; CIH, and agreed to a mold abatement work

scope plan (later filed with the courts). See Appendix B: Work Scope for further details.
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Background Information (Continued)

Layout: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Studio Acoustic Studio 1 Studio Acoustic Studio 2

Bedroom Upper Level and Hallway

Foyer

Studio Acoustic

Bathroom _ Room 3/ Upper

Level Studio 3
Washer/

Kitchen
Dryer

Results

Inspection Findings:

The assessor did not identify "musty
odors"

in the apartment at the time of inspection.

A) Visual Inspection:

On July 20, 2021; ALC Environmental was present to conduct a walkthrough with ServPro to

conduct an initial inspection of the work area containment prior to remediation work commenced.

From July 20, 2021 through July 27, 2021, (Monday - Friday, between the hours of 9:00am and

4:00pm) ALC Environmental was onsite throughout the remediation process to ensure removal of

all visually contaminated building materials and the prescribed work scope was completed. On

July 28, 2021, ALC Environmental completed the Post Remediation Verification.

Studio 3: Up to 2ft of wall removed on wall b and wall c of hallway side; walls and ceiling

removed. Studs and beams HEPA and detergent cleaned. The area is free and clean of VMG and

odors.

Upper Level Studio 3: The ceiling tiles were removed. The area is free and clean of VMG or

odors.

Studio 2: The carpeting, ceiling, and walls were removed. The area is free and clean of VMG or

odors.

Studio 1: The walls, ceiling, and floor were removed as per work scope. The area is free and clean

of VMG or odors.

Bathroom: The shower wall was removed, gypsum wall 3 ft. from the floor was removed, the

water heater, sink, bathtub, tiles, and raised floor were removed. The area is free and clean of VMG
or odors.
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Hallway/washer dryer area: The washer and dryer were removed; ceiling and 2 ft. of wall from

the floor were removed (brick exposed). The area is free and clean of VMG or odors.

Kitchen loft/ceiling: Ceiling/insulation was removed, HEPA and detergent cleaned. The area is

free and clean of VMG or odors.

B) Measured Findings:

Building materials measured dry at the time ofthe inspection. Infrared inspection of the brick wall

near the kitchen and bedroom measured dry with a temperature differential of 7 degrees (82.0° F
-89.6° F). Relative humidity measured above the recommended range of30-60% during the time

of inspection inside the apartment.

Indoor: Temperature: 72.2-78.9° F

Relative Humidity: 72.9-73.0%

Outdoors: Temperature: 75.0° F

Relative Humidity: 64%

Conditions: Partly Cloudy

C) Laboratory Results (See attached analytical laboratory results for more details)

Air Samples: Seven (7) air samples were collected from the referenced apartment unit. One (1)
sample was collected from the outdoors as the control. The samples were analyzed for mold spore

counts and identification of genus or species. Outdoor control samples are used as a baseline to

evaluate whether indoor mold spore levels are elevated.

Total
Sample wion Comtmth Stachybotrys Chaetomium Aspergillus/Penicillium

ID
(Cant/m3)

(Count/m ) (Count/m ) (Count/m3)

1
OuMoor

1456 ND ND 78
Control

2 Studio 3 169 ND ND 78

3 Studio 2 65 ND ND 13

4 Studio 1 26 ND ND 13

5 Bathroom 91 ND ND 13

6 Hallway 39 ND ND ND

7 Kitchen Loft 78 ND ND ND

Studio 3 Loft
91 ND ND 13

(Upper)

Sample Tesults Interpretation

" Mold spores are ubiquitous, not only in the natural environment but within indoor

environments as well. The existence of mold spores in the indoor environment is normal.

It is the proliferation, or amplification of microbial growth in the indoor environment that

may be a potential health threat.

" The laboratory reported that the observed spores did not exceed the outdoor control

in the sampled locations.
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" Currently there are no United States federal regulations for evaluating potential health

effects of mold contamination and remediation. Result interpretation is conducted by

comparing complaint areas/indoor sample results to outdoor or non-complaint area

concentrations. A healthy property will exhibit similar outdoor and indoor mold species.

Ideally, indoor/complaint areas should exhibit lower mold spore concentrations than

outdoors or non-complaint areas. These numbers are not for health evaluation purposes.

These reference points are based on historical analysis and experience.

Recommended Work Plan for Affected Areas

The apartment is cleared for final repairs.

See Appendix A: Photos for more information.
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Appendix A: Pictures: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Above Left: Entrance 97 Green Street, Outdoor Air Sample Location

Above Right: Studio 3: Air Sample Location

Above Left: Studio 3

Above Right: Studio 3
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Appendix A: Pictures: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Above Left: Upper Level Studio 3

Above Right: Upper Level Studio 3: Air Sample Location

Above Left: Studio 2

Above Right: Studio 2
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Appendix A: Pictures: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Above Left: Studio 2

Above Right: Studio 2

Above Left: Studio 2 Ceiling
Above Right: Studio 2 Ceiling
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Appendix A: Pictures: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Above Left: Studio 2 Upper Levej

Above Left: Studio I

Above Right: Studio 1
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Appendix A: Pictures: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Above Left: Bathroom (Shower wall, Water Heater and Bathtub removed)
Above Right: Bathroom (Raised floor, Water Heater and Bathtub removed)

Above Left: Bathroom

Above Right: Bathroom (Water Heather, Bathtub, Shower wall removed)
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Appendix A: Pictures: 226 Franklin Street, Apartment G21, Brooklyn, NY 11222

Above Left: Hallway
Above Right: Hallway with Washer and Dryer Removed

Above Left: Upper level Hallway: Air Sampling Location

Above Right: Upper level Hallway

39 West 29th Street | 8th Floor | New York, NY 10001 | www.alcenvironmental.com

.

FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 20 RECEIVED NYSCEF: 07/28/2022



Limitations and Exclusions

All the professional opinions presented in this report are based solely on the scope of work

conducted and sources referred to in our report. The data presented by ALC in this report was

collected and analyzed using generally accepted industry methods and practices at the time the

report was generated. This report represents the conditions, locations, and materials that were

observed at the time the fieldwork was conducted. The scope of work for this project did not

include an assessment of other environmental conditions which might exist on the premises. No

inferences regarding other conditions, locations, or materials, at a later or earlier time may be

made based on the contents of the report. No other warranty. express or limited is made. ALC's

liability and that of its contractors and subcontractors, arising from any services rendered

hereunder, shall not exceed the total fee paid by the client to ALC for this project. This report was

prepared for the sole use of our client. The use of this report by anyone other than our client or

ALC is strictly prohibited without the expressed written consent of ALC. Portions of this report

may not be used independent of the entire report.
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Appendix B:

Work Scope Plan;

Created December 08, 2020
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Mold Abatement Scope of Work - 97 Green St. Apartment #G21 Brooklyn, NY

SCOPE OF WORK

Mold abatement at 97 Green St. Apartment #G21 Brooklyn, NY - See attached diagram in this
document.

1. Gut demolish rooms 1, 2 and 3 as indicated. This includes walls and flooring to the
concrete slab and remove ceilings. Remove ceiling tiles and discard any insulation above
the ceiling where present. Clean any visible staining or visible mold growth on the wood
deck above the ceiling. Wood framing should be cleaned. Commented[JG1]:Exceptasnotedin6,below.

2. Remove the bathroom raised floor under the tub and how water heater. This will require
removal of the hot water heater and tub. Clean and save the tub and HW heater.

3. Remove the bathroom sheetrock wall shared with the kitchen. Inspect the wall cavity and
the back of the cabinets.

4. Move and save the washer and dryer outside the bathroom. Remove the sheetrock wall
behind the washer and dryer. CommentedUG2]: twouldrequireonly2feetto expose

5. In rooms 1 and 2 remove the sheetrock to the wall cavity and do not damage the andexamine.
neighbors side of the wall.

6. In room 2 remove the lower 4 feet of the wall shared with the common hallway.
7. In the hallway between rooms 3 and rooms 1 and 2 remove the ceiling. Clean the loft

above the ceiling and remove insulation and clean visible staining or visible mold growth
on the wood deck

8. Cut four 2 by 2 ft probes along the length of the wall into the living room wall shared
with the neighbor into the wall cavity. Inspect for mold growth.

9. In the living room cut probes into the ceiling to the wood deck and inspect for mold.
10. At completion of the work service and clean the air handling unit.

GENERAL CONDITIONS

1. The contractor will be licensed by the New York State Department of Labor as a mold
abatement contractor.

2. All workers will be certified mold abatement workem by the New York State Department
of Labor.

3. The contractor shall inform employees of the potential health risk for Contractor's
supervisors and workers during microbial remediation is exposure to or contact with
massive concentrations of fungi. Risks include allergic respiratory disease (for example,
asthma and hypersensitivity pneumonitis).

WORK AREA PROCEDURES

1. Remove all movable objects from each work area prior to beginning the work. Move and
protect the washer and dryer, tub and HW heater.

2. The contractor shall construct containment barriers around each work area work area and
over each door inside the work area. Plastic sheeting should be used to isolate and
enclose the demolition areas. 6-mil flame retardant polyethylene sheeting should be
secured to existing structures using duct or other suitable specialty tape), spray adhesives,

1
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Mold Abatement Scope of Work - 97 Green St. Apartment #G21 Brooklyn, NY

staples or any other combination thereof to ensure the integrity of the barrier for the
duration of the work. commented pos]:since theentlreapartmentwillbe

3. The contractor shall be responsible to provide employee fall protection to comply with cleanedattheend...onecontainment(limited)willbe

OSHA construction standards when necessary when working in 1of1 areas. Fall arrest needed.Noneedto protctasurfacethatwWberemoved

equipment if used must comply with the most current ANSI standard.
m cleaned.

4. Floors, walls, and stationary non-colonized objects in the enclosed ennheinment work
area should be covered by polyethylene sheeting according to the professional judgment
of the Remediation Contractor and Environmental Consultant.

5. The HVAC systems serving the work areas shall be shut down and the duct outlets sealed
with six mil plastic. The filters should be removed and disposed of.

6. The contractor shall install and activate negative air filtration (AFDs) systems that
provide four air changes per hour in each work area. The devices and work area set up
will establish at a minimum, a negative air pressure differential of 0.02 inches of water
inside the work area relative to areas outside the containment before remedial operations
begin. This air pressure differential shall be maintained until the Environmental
Consultant has determined that the work area has passed clearance inspections and
testing. The Contractor shall provide sufficient filters for replacement as necessary or as
required by applicable regulations.

7. Use of detergent solution for damp wiping and for cleaning of dust is permitted. Surfaces
to be cleaned should be damp wiped but not soaked- commented [JG4]:Notafanof blocide.Wearepaying

8. A IEPA filter vacuum cleaner should be used to collect any dust and debris. All BoorS thecontractorto removethevisiblegrowth,andto remove

and adjacent surfaces should be cleaned with a biocide solution as a final step. wetmaterials.Ifconditionsforgrowthareeliminated,then

9. The Contractor shall utilize ground fault circuit interrupters for all electrical equipment
MocMelun unneededchemicaluposure.

including vacuum cleaners, lights, power tools, and negative air machines.
10. As waste is removed, it must be placed into a disposal container promptly. Contaminated

materials shall be disposed of in sealed 6 mil bags. All waste bags will be double bagged.
Bags will be taped to form an air-tight seal and labeled appropriately. Two layers of

wrapping or double bagging shall be used. commenied pG5]: Noneedto sealupthewaste.It is
11. Labels and all necessary signs are to be in accordance with OSHA regulations. constructiondebris.Shouldbemaintainedmoistand
12. The contractor will dispose of all waste as construction debris. coveredIftransportedtroughoccupiedareas.

13. During the actual remediation, the Contractor shall not leave debris in the yard or
property, incinerate debris, dump waste by the road or in an unauthorized dumpster, or
introduce microbial- containing water into storm or sanitary systems. CommentedDG6]:Notathing.ALLwaterismicrobial

14. The Contractor shall clean the work area to be free of all dust and debris, as specified, containing.rr isagoodthing!
after removal work is completc and the Environmental Consultant has conducted and
approved the visual inspections.

15. After cleaning the Contractor shall use detergent solution on non-porous interior surfaces

by damp wiping and HEPA vacuum porous/water sensitive materials. commented pG7j: I prefersimplehouseholddetergent
16. The Contractor shall remove the final containment barriers, as specified, after the

Environmental Consultant approves the area, based on the inspection and clearance

sampling of the containrnent area.

WORKER PROTECTION

1. All workers and supervisors shall have received medical approval to wear a respirator as
per OSHA 29 CFR 1910.134. The Contractor shall provide workers with personally

2
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Mold Abatement Scope of Work - 97 Green St. Apartment #G21 Brooklyn, NY

issued and marked full-face respiratory pmtection equipment approved by
NIOSH/MSHA. As a minimum, respiratory protection shall consist of full-face air

purifying respirators with high efficiency cartridges, and if required, acid gas (chlorine)
cartridges, organic vapor(s) cartridges, or other respiratory protective equipment

necessary to-prevent inhalation or aerosolized disinfectant. Disposable respirators are not
permitted.

2. The Contractor shall ensure that workers do not remove respirators to eat, drink, smoke,
chew gum or tobacco, or apply cosmetics in the enclosed work areas. Facial hair

interfering with the seal of the mask will not be permitted on any personnel working or

entering the contaminated area.
3. The Contractor shall provide workers with sufficient sets of protective disposable

clothing, consisting of full-body coveralls, head covers, gloves, and 18-inch high boot
type covers in sizes to properly fit individual workers. All workers shall wear Tyvek suits
with attached boots, or the equivalent. Gloves will include latex exam gloves or work
gloves. Integral boot/head cover/coveralls are acceptable. All persons entering the
enclosed work area shall don disposable clothing over street clothes before entering the
enclosed work area.

4. The Contractor shall provide eye protection (for example, full-face respirator) and hard

hats, as required by job conditions or by applicable safety regulations. Reusable
equipment (for example, footwear, hard hats) shall be left in the contaminated enclosed
work area until the end of the remedial work. At that time such items shall be
decontaminated for reuse.

5. The Contractor shall provide authorized visitors with respiratory protection equipment, a
set of suitable protective gloves, and footwear, sizes for proper fit, suitable protective
disposable clothing, headgear, gloves, and footwear, sizes for proper fit, whenever they
are required to enter the enclosed work area. The Contractor shall not under any
circumstances permit any person to enter the work areas without the appropriate
protective clothing and equipment.

CONTAINMENT EXITING PROCEDURES

1. Every time a worker leaves the work area, before leaving the air lock at the entrance to
the work area, each worker shall HEPA vacuum all gross contamination and debris from
outer layer of protective clothing.

2. Remove protective clothing (disposable coveralls, head cover, gloves, and footwear) in
the work area and deposit the clothing in an impermeable bag or container.

INSPECTIONS

1. The Environmental Consultant shall conduct an initial inspection of the work area
containment before remediation work commences.

2. The Environmental Consultant shall conduct inspections after cleanup is complete to
determine if removal of visually contaminated and other scheduled materials is complete.

3. The contractor shall re-clean the work area, if it fails the Environmental Consultant's
clearance inspection and testing. The Environmental Consultant shall then perform

3
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Mold Abatement Scope of Work -97 Green St. Apartment #G21 Brooklyn, NY

additional clearance inspections, and the Contractor shall re-clean if necessary until the
work area passes inspections and testing.

4. The Client or Environmental Consultant shall have authority to stop work when any
provision of these specifications are not followed or an unsafe condition exists. The
stoppage of work shall continue until all deficiencies have been corrected. All work
stoppages must be initiated in writing. Additional time and labor due to the work
stoppage shall be at the Contractor's own expense. Recommencement of work shall not
be initiated without written mauwization from the Environmental Consultant or Client.

CLEARANCE TESTING

Each work area must pass a visual inspection by the building environmental consultant. Evidence
of dampness, visible debris, or dust will require additional cleaning and drying. The
environmental consultant will use settled dust sampling methods and direct microscopic exam of
samples taken from work area surfaces.

At completion of all work and with the work area ready for reconstruction air sampling will be
used to confirm that mold abatement is complete. All air testing will be done with the negative
pressure systems shut down for at least 24 hours. If the work area airborne spore levels

significantly exceed the outdoor levels or if the rank order of mold species inside does not reflect
the outdoors the work area will be further cleaned. The presence of significant numbers of cornmented 968]: Whatissigniñcant?
Stachybotrys, Aspergilhts/Penicillium or Chaetomium spores will be considered unacceptable.
Air sampling for mold spore levels will be conducted using spore trap methods using treated
micmscope slides or an equivalent method such as air-o-cell cassettes. Sample volumes shall be
taken in accordance with the published analytical method and in consultation with the
microscopist. The samples will be analyzed by an experienced mycologist.

4
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Mold Abatement Scope of Work -97 Green St. Apartment #G21 Brooklyn, NY
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Appendix C:

Laboratory Results

Air Sampling July 28, 2021

39 West 29th Street | 8th Floor | New York, NY 10001 | www.alcenvironmental.com

FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 20 RECEIVED NYSCEF: 07/28/2022



Atlas Environmental Lab
255 W 36th Street Suite#1503

New York, NY 10018
Phone:212-563-0400

Fax:212-563-0401
www-atlasenvironmentallab.com

.-, Air Cassette Analysis for Mold

Client Name: ALC Environmental Sample Date: 7/28/2021

Project Name & No.: 226 Franklin G21 Date Received: 7/28/2021

Project Address: 226 Franklin G21 Analysis Date: 7/28/2021
Work Area: Report Date: 7/28/2021

Lab ID #: MD0721062 Volume: 75 Liters

Matrix: Air Analytical Sensitivity: 13
count/m3

Laboratory ID# MD0721062-1 MD0721062-2 MD0721062-3

Field ID# 1 2 3

Sample Source/Description Outdoor 7-28-21 Studio 3 Studio 2

Background *(1-4) = Low to High High (4) Low (1) Low (1)
S ore T es Raw count/m % Raw count/m % Raw count/m %

Alternaria
Ascos ores 92 1196 82 6 78 46 2 26 40

Asper illus/Penicillium 6 78 5 6 78 46 1 13 20
Arthrinium

Basidios ores 8 104 7 1 13 8 2 26 40
Bi olaris/Drechslera 1 13 1

Botr tis 1 13 1
Chaetomium

Clados orium
Coprinus

Curvularia
Epicoccum
Fusarium 1 13 1

Ganoderma 3 39 3
Ni rospora

Rust
Smuts/M xom cetes/Perconia

Spe azinia
Stach bot s

Tetra loa
Torula

Ulocladium
Unidentified Spores

Tota.[S_go_res 112 1456 100 13 169 100 5 65 100
Hyphal Fragment *(1-4)
Insect Fragment *(1-4)
Skin Fragment *(1-4) 1 1 1

Pollen *(1-4)
Fibrous Particulate *(1-4) 1 1

Analyst: MN AlHA-LAP, LLC: 208306 Approved by

Collection procedure, protocols and sample locations are based on information provided by the client submitting the samples; and as
such, Atlas Environmental Lab disclaims any knowledge of and liability for the accuracy and completeness of this report. Also will
not provide any opinion on the safety of a building as visual inspection and knowledge of water damage, past remediation and
weather conditions during sampling, among other elements, is essential in this decision.

Page 1 of 3 MD4 REV2, March 2019
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Atlas Environmental Lab
255 W 36th Street Suite#1503

New York, NY 10018
Phone:212-563-0400

Fax:212-563-0401
www.atlasenvironmentallab.com

Air Cassette Analysis for Mold

Client Name: ALC Environmental Sample Date: 7/28/2021
Project Name & No.: 226 Frranklin G21 Date Received: 7/28/2021
Project Address: 226 Frranklin G21 Analysis Date: 7/28/2021
Work Area: Report Date: 7/28/2021
Lab ID #: MD0721062 Volume: 75 Liters

Matrix: Air Analytical Sensitivity: 13
count/m3

Laboratory ID# MD0721062-4 MD0721062-5 MD0721062-6

Field ID# 4 5 6

Sample Source/Description Studio 1 Bathroom Hallway

Background *(1-4) = Low to High Low (1) Low (1) Low (1)
S ore T es Raw count/m % Raw count/m % Raw count/m %

Alternaria
Ascospores 1 13 50 5 65 71 3 39 100

Asper illus/Penicillium 1 13 50 1 13 14
Adhrinium

Basidiospores 1 13 14
Bi olaris/Drechslera

Botr tis
Chaetomium

Cladosporium
Coprinus

Curvularia
E icoccum
Fusarium

Ganoderma
Ni rospora

Rust
Smuts/M xom cetes/Perconia

Spegazinia
Stach botr s

Tetraploa
Torula

Ulocladium
Unidentified Spores

Toyt).Sp_ores 2 26 100 7 91 100 3 39 100
Hyphal Fragment *(1-4)
Insect Fragment *(1-4)
Skin Fragment *(1-4) 1 1 1

Pollen *(1-4)
Fibrous Particulate *(1-4) 1 1 1

Analyst: MN AlHA-LAP, LLC: 208306 Approved by:

Collection procedure, protocols and sample locations are based on information provided by the client submitting the samples; and as
such, Atlas Environmental Lab disclaims any knowledge of and liability for the accuracy and completeness of this report. Also will
not provide any opinion on the safety of a building as visual inspection and knowledge of water damage, past remediation and
weather conditions during sampling, among other elements, is essential in this decision.

Page 2 of 3 MD4 REV2, March 2019
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Atlas Environmental Lab
255 W 36th Street Suite#1503

New York, NY 10018
Phone:212-563-0400

Fax:212-563-0401
www.atlasenvironmentallab.com

."- ...., Air Cassette Analysis for Mold

Client Name: ALC Environmental Sample Date: 7/28/2021

Project Name & No.: 226 Frranklin G21 Date Received: 7/28/2021

Project Address: 226 Frranklin G21 Analysis Date: 7/28/2021

Work Area: Report Date: 7/28/2021

Lab ID #: MD0721062 Volume: 75 Liters

Matrix: Air Analytical Sensitivity: 13
count/m3

Laboratory ID# MD0721062-7 MD0721062-8

Field ID# 7 8

Sample Source/Description Kitchen Loft Studio 3 Loft (Upper)

Background *(1-4) = Low to High Low (1) Low (1)
Sp_ore_T.yp_es Raw count/m= % Raw count/m= %

Alternaria
Ascospores 4 52 67 5 65 71

Asper illus/Penicillium 1 13 14
Arthrinium 1 13 17

Basidiospores
Bipolaris/Drechslera 1 13 17

Botr tis
Chaetomium 1 13 14

Clados orium
Coprinus

Curvularia
Epicoccum
Fusarium

Ganoderma
Nigrospora

Rust
Smuts/M xomycetes/Perconia

Spe azinia
Stach botr s

Tetraploa
Torula

Ulocladium
Unidentified Spores

Total_Sp_oregi 6 78 100 7 91 100
Hyphal Fragment *(1-4)
Insect Fragment *(1-4)
Skin Fragment *(1-4) 1

Pollen *(1-4)
Fibrous Particulate *(1-4) AL

Analyst: MN AlHA-LAP, LLC: 208306 Approved by:

Collection procedure, protocols and sample locations are based on information provided by the client submitting the samples; and as
such, Atlas Environmental Lab disclaims any knowledge of and liability for the accuracy and completeness of this report Also will not
provide any opinion on the safety of a building as visual inspection and knowledge of water damage, past remediation and weather
conditions during sampling, among other elements, is essential in this decision.
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AtlasEnvirongnentaltah,GNp255West36*Sheel,Seisef1503,NewYork,NY10018Phons12)563-0400Faxpl2)563-040)
wmy.athisenvironmentallab.comDirect Identification of Fungi Chain of Custody

Client: ALCENV Contact Name: G AnnIcG 0M EW5ri
. Project Name & No. f$ÂA (rl

Address:30t W M e) Phone Number: 2tEx-(¿-l5-554 N
Project Location:

Email: rawA\_a KomuaW6ki Alc.co rea:
Matrix: Air Cassette, TapeBulk Swab Turn Arou id TimeRush 6 hr � 12 hr 7 24 hr Other

Sample
AEL Lab ID SampleLocation t n TSt End Total

V ume Comment(L) (i.)
(L)

ReunquishedBy: S ture D to: Tim : . Recelvef By: Signature: Dae Tm
Analyst: Signature: Dat Time Comments:

LabSupervisor

MDsReviJan2018
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STATEOF NEW YORK · DEPARTMENTOF LABOR
MOLDASSESSOR

CANDICE ANN KOWALEWSKI

EXPIRES 08-22

n . u4' n tU
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NEW YORK STATE - DEPARTMENT OF LABOR
DIVISIONOFSAFETYANDHEALTH
LICENSEANDCERTIFICATEUNIT

STATECAMPUSBUILDING12

Mold Assessor Company License

The ALC Group, LLC LICENSE NUMBER 00034
d\b\at ALC Environmental DATE OF ISSUE: 12/27/2019
121 West 27th St Ste 402 EXPIRATION DATE 1/31/2022
NEW YORK. NY 10001

This heenseIs salld only for the contnictor namedabove.

Eileen Franko.Director
FOR THE COMMISSIONER OF IABOR
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CIVlL COURT OF THE CITY OF NEW YORK

COUNTY OF NEW YORK: HOUSING PART B
_________.-----------------.-------------------------------- X

STEVEN BARD,

Petitioner, Index No. L&T 2266/2016

- against -

DECISION/ORDER
JASON GLICK,
MAUTNER-GLICK CORP.

Respondents, and

THE DEPARTMENT OF HOUSING

PRESERVATION AND DEVELOPMENT

Co-Respondent,
__________------------______________-------------------- Ç

Present: Hon. Jack Stoller

Judge, Housing Court

Steven Bard, the petitioner in this proceeding ("Petitioner"), commenced this proceeding

pursuant to New York City Civil Court Act §l 10(c) against Jason Glick and Mautner-Glick

Corp. ("Respondents") and the Department of Housing Preservation and Development of the

City of New York ("HPD"), seeking an order directing Respondents to correct violations of the

New York City Housing Maintenance Code at 28 King Street, Apt. 24, New York, New York

("the subject premises"). This matter previously settled. Respondents now move to dismiss the

case based on their claim that they complied with the settlement. By an order dated October 9,

2018, ("the Order") the Court granted
Respondents'

motion to the extent of setting the motion

for a hearing. The Court held the hearing on
Respondents'

motion on September 4, 2019,

October 3, 2019. December 20, 2019. January 17, 2020, January 30, 2020, February 14, 2020,

August 2, 2021, August 19, 2021, October 15, 2021, and November 15, 2021 and adjourned the

matter to January 4, 2022 for post-trial submissions.

1
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Background

Petitioner testified that he has been a tenant of the subject premises for thirty-five years;

that he started this proceeding in 2016 because there was chronic water intrusion; that there were

high humidity levels; that the parapet was faulty such that water could intrude; that there was

damaged plaster in all three rooms of the subject premises; that there were water-damaged

window frames in the kitchen and bathroom; that there was microbial growth on walls; that the

indoor air quality was terrible; that he tried to have Respondents remedy these problems before

starting this proceeding; and that Respondents responded by telling him that Lawrence Eny. LLC

("the Mold Assessor") needed to do a survey.

Respondents submitted into evidence a mold moisture intrusion survey done by the Mold

Assessor of the subject premises dated September I7, 2016 ("the Mold Assessor's First Report").

The Mold Assessor s First Report showed, inter alia, that there was water intrusion and water-

damaged surfaces in the bedroom and bathroom walls; that surface samples for mold showed that

there were mold spores on all of the samples; that there was only one sample from the bathroom

ceiling that showed light levels of mold growth, defined as potential growth; that a structural

engineer must assess the roof and exterior brick walls for damage; and that mold should be

removed in accordance with the New York City Department of Health and Mental Hygiene

("DOHMH") Guidelines on Assessment and Remediation of Fungi in Indoor Environments,

Medium Projects ("the DOHMH Guidelines").

By an inspection done on September 25, 2016, HPD placed violations of the Housing

Maintenance Code on the subject premises. As is particularly relevant to this matter, HPD

placed violation #1 1407133, which directed that Respondents trace and repair the source and

2
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abate the nuisance consisting of approximately five square feet of mold at a north wall in the

bathroom ("the HPD Violation").' Petitioner then commenced this matter.

The Stipulation

The parties settled this matter by a stipulation dated May 9, 2017 ("the Stipulation"). The

Stipulation obligated Respondents to correct the HPD Violation; to remediate mold conditions

that Petitioner had raised in a filing for a rent reduction order pursuant to 9 N.Y.C.R.R. §2523.4

with the New York State Division of Housing and Community Renewal ("DHCR"), to wit,

"toxic
mold"

and water damage in the kitchen, bedroom, and bathroom walls and ceiling; and to

[r]emediate the mold conditions in [the subject premises] so as to meet standards for testing

implemented by [the Mold
Assessor]"

on or before June 30, 2017. The Stipulation further stated

that "Respondents shall perform the Remediation Work of professional standard
[sic.]."

The

Stipulation required Respondents to first remediate the exterior of the building in which the

subject premises is located ("the Building"), including brick replacement and removal of drywall

and plaster in the rear and west exterior walls. work which the Stipulation characterized as

"Phase
l."

and then remediate conditions in the subject premises, which the Stipulation

characterized as "Phase
2."

The Stipulation obligated Respondents to pay for Petitioner's stay in

a hotel and for the storage of Petitioner's personal property at a storage facility during the Phase

2 work. The Stipulation provided that upon professional completion of the remediation work,

Respondents would give Petitioner notice that Petitioner should reoccupy the subject premises.

Upon professional completion of the remediation work, the Stipulation obligated Petitioner to

1 HPD placed other violations on the subject premises for conditions not involving mold. HPD
later dismissed those violations and they were not the subject of this hearing.

3
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discontinue this proceeding against Respondents with prejudice and withdraw the DHCR

complaint.

Respondents' Actions Regarding Remediation

The parties stipulated that Tom Eng
("Respondents'

Mold Expert") was qualified as an

expert in mold.
Respondents'

Mold Expert testified on direct examination that he works for the

Mold Assessor; that he is a principal industrial hygienist; that he leads a group of hygienists and

scientists; that he evaluates exposure to mold; and that he had joined the Mold Assessor in

November of 2016.

Respondents'
Mold Expert testified on cross-examination that he was a chemical

engineer; that he oversees a staff of four who perform various industrial hygiene surveys from

indoor air quality, mold surveys, and a whole variety of occupational hazards; that he is also a

New York State-licensed mold assessor; that mold assessment is 90% of his practice; that he was

trained in industrial hygiene; that he was certified by the American Board of Industrial Hygiene

in I981; that he personally performed well over 100 mold assessments, meaning he was on site,

did the surveys and wrote reports; that of those assessment, less than five were for Respondents;

that between ten and twenty of those surveys were for tenants; and that he does not write a report

without visiting the premises.

Respondents'
Mold Expert testified that mold spores are universal and normal; that what

must be remediated is mold growth, which typically is a condition involving wet and/or water-

damaged surfaces. where spores can land and grow, and a nutrient source; that typically a

nutrient source would be material that is organic in nature, such as gypsum board or cellulose;

that plaster and brick lack organic matter, so even if plaster gets wet, plaster cannot support mold

growth; that the Mold Assessor follows the DOHMH Guidelines for investigating fungi in an
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indoor environment; that the Mold Assessor recommends visual inspections, followed up with

moisture meters to identify wet surfaces and boundaries, and they will at times when necessary

collect surface samples to confirm whether or not staining that they observe is mold growth; that

sometimes a substrate can be wet, but you may not see the staining, so they will use a moisture

meter and they will go across that surface until they get to the lines where it is dry; that a

moisture meter is measured in relative percentages, comparing everything to wood moisture; that

if there are samples that confirm no mold growth, depending on the substrate they would

recommend drying the surface; and that they make sure that containment is established, that

there is HEPA filtration. and that all of a work area is then done under a controlled environment.

Respondents'
Mold Expert testified that the combination of the work in the bedroom and

bathroom would amount to an estimated total of 10 to 100 square feet, which the DOHMH

Guidelines define as a medium-sized project; that the Mold Assessor recommended that certain

surfaces be removed, such as a bathroom ceiling; that they recommended that other surfaces,

such as wet walls in bedroom, be scarified (meaning to scrape off the top layer) so they would

dry faster, as usually that is what traps in moisture, and opening up the porous surfaces to allow

the water to move; that dehumidifiers would be used also; that having a professionally-trained

company do the work was all part of that recommendation; that once work is completed by a

licensed mold contractor, the Mold Assessor will do a post-wall survey which will check the

contractor's work to see if all areas where they recommended removal and drying have been

performed; and that "clearance
criteria"

means that they see if areas are free and clear of visible

mold. surfaces are dry, and if all debris has been dried and removed.

The Court granted
Respondents'

application to qualify Thomas Capobianco ("the

Engineer") as an expert in engineering and façade work. The Engineer testified that his
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responsibilities were to work on construction and bidding documents for restoration work at the

building in which the subject premises is located ("the Building"); that he was involved in April

and May 2017; that he went to the subject premises; that a field report was issued for an exterior

project in 2017; that, upon putting that out for bid, he reviewed work done being done by to

verify conformance with industry standards; that after they did work together on the bid

documents and the filing documents, there were on-site inspections of scaffolding and a meeting

with the contractor; and that his direct role was to review notes, photos, and a field report before

they were sent to management. Respondents submitted into evidence a sign-off from the New

York City Department of Buildings ("DOB") dated April 4, 2017, to repair and replace the south

and west facade elevations as necessary to include pointing and masonry and replace steel

angles, sills, and caulking of windows as per plans, with the work by hanging scaffold, and the

shed under separate application. Respondents also submitted a field report, dated May 5, 2017,

into evidence. The Engineer testified that the demolition of the designated areas of the fifth floor

of the Building was completed, the wall was
"parged"

[sic.], meaning cement was applied to a

masonry wall to seal openings and create a smooth surface, that a waterproof membrane was

installed, and the brickwork was installed; that the work was completed in accordance with

contract documents and industry standards; and that DOB issued a letter of completion.

Respondents submitted into evidence records from DOB saying that permits were closed and the

work related to the application for the permit was completed, which the architect certified on

December 14, 2017.

The Engineer testified on cross-examination that the need for exterior work was

discussed with him in 2016 and that Respondents asked for work on the facade of the Building,

specific and general. Petitioner submitted into evidence an invoice from the Engineer's company
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to Respondent for filings for the subject premises, with a check from Respondent. The Engineer

testified on cross-examination that the project was for four buildings encompassing the Building,

not just the Building; that he had earlier consultations with Respondent before this job in 2006;

that the work was in isolated areas identified in bid documents filed with DOB, primarily the

south elevation and certain areas of the courtyards; that he inspected the roof; that he did not

review mold reports; that he did not provide recommendations for a contractor; that Respondents

have a bid list that they work from; that there could have been coating added to brick; and that

there could not have been more extensive work without going to apartments, which he would not

have recommended. The Engineer testified on redirect examination that it was not necessary to

work in the interior and would be extremely intrusive to do so and that superficial work is not as

long-lasting as work that he recommended.

Tassawar Ahsan ("the Contractor") testified that he is the vice-president and project

manager for Aptech Contracting Corporation, which does exterior restorations and roofing work;

that he supervises projects and does bidding; that he has personally been with the company for

19 years; that he also previously worked in that field; and that he is licensed. Respondents

introduced into evidence the Contractor's general contractor license and a special rigger's license

issued by DOB. The Contractor testified that a construction superintendent license that was in

effect for him in 2017 authorized him to work on buildings above ten stories. The Contractor

testified that he knows the subject premises and the Building; that his company was hired to do

brick replacement work on the south and west elevations on fifth floor; and that he had to get a

permit. Respondents submitted into evidence the DOB permit to repair and replace the south and

west facade elevations as necessary, to include pointing, masonry, replacement of steel angles

and sills, and the caulking of windows as per plans.
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The Contractor testified that plans had been written already; that he oversaw the scope of

the work done in the permit; that he started the work on April 11, 2017; that he completed the

work on May 25, 2017; that they staged and insulated the roof; that they then installed rigging,

meaning hanging a suspended scaffolding system; that they then did demolition; that they

replaced face bricks from the top of fourth-floor window lintel to the parapet level, which took

approximately five to six days; that they then called the Engineer, who was required to check the

back-up masonry wall for deficiencies; that most of the back-up masonry was in good shape; that

there were a few gaps; that the Engineer said to fill those voids; that there was a gap between the

mortar and the brick; that it was filled with mortar; that after that, the next step was to install the

vapor barrier system, which is a waterproofing membrane; that they applied a primer that would

adhere membrane to the bricks; that they used four-foot-wide rolls; that they started from a lower

point to the top, in four-foot sections; that the membrane was put over every place where the

demolition had been done; that that took two to three days; that that was completed and approved

by the Engineer; that the next step was to install bricks again; that the brickwork took roughly

three weeks: that there was nothing else in this permit; that they used new bricks and mortar; that

the Engineer was called after brickwork was done; that the Engineer signed off on brickwork;

and that after that it was perfect.

The Contractor testified on cross-examination that Respondents hired him; that

Respondents called him one to two months before they started; that Respondents did not say why

they wanted work to be done, butjust showed him drawings which were done by civil engineers

he worked with before; that he was not there every day, but once a week or if someone on his

crew needed him; that the project took month and a half; that he did work for Respondents
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before; that the exterior restoration was from the top of fourth floor up to bottom of parapet on

the fifth floor; and that the bricks they took off before installing the membrane were porous.

Respondents introduced into evidence a letter dated May 11, 2017 from
Respondents'

counsel to Petitioner stating that Petitioner can go to a hotel. Petitioner testified that he received

a notice to vacate pursuant to the Stipulation and that he left the subject premises for the hotel on

May 15, 2017.

Mohammed Safi ("the Project Manager") testified that he works for American Fire

Restoration, which engages in mold remediation; that he oversees jobs, estimates jobs, and

makes sure that jobs go from point to point completion; and that he is licensed in water

remediation, mold remediation, drying, and fire cleanup. Respondents submitted into evidence

the Project Manager's water damage restoration license, which expired on October 31, 2019.

The Project Manager testified that the license was in effect when the remediation of the subject

premises occurred. in 2017. Respondents submitted into evidence a certification from an entity

called the Institute for inspection Cleaning Restoration showing that the Project Manager is a

registrant in good standing in water damage restoration, applied structural drying, and odor

control; a certification from the Restoration Industry Association showing that the Project

Manager is a certified mold professional; and a license dated 2016 from the New York State

Department of Labor showing that the Project Manager is a mold abatement worker. The Project

Manager testified that the certification memorializes that he understands how water intrusion

occurs and how to identify materials and the drying process and that he can perform mold

remediation.

The Project Manager testified that he personally came the subject premises; that he got

the Mold Assessor's First Report; that in general he understood what it said; that water intrusion
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in the subject premises extended from the bathroom to the living room and also noted that mold

remediation was required in the bathroom/kitchen area and studio area and selected demolition

was required in the bathroom and the studio; that when one enters the subject premises, one

walks into a kitchen area; that the studio is fifteen feet away; that to the back on the right is a

bathroom; that the subject premises has four to five hundred square feet; and that he had not seen

the Stipulation.

The Project Manager testified that he was present in the subject premises for two days to

remove wet damaged materials in bathroom and then clean, i.e. perform mold remediation; that

on the first day he and the crew isolated rooms from one another to prevent cross-contamination;

that they then applied six-millimeter plastic sheathing on doorways; that they installed HEPA air

filtration areas in the bathroom, kitchen, and studio; that they placed protections around

appliances, floors, and radiators; that they did not want dust or mold spores on the radiators; that

they wrapped up appliances; that mold remediation has three phases, testing, cleaning, and post-

testing; that after the protection was completed, the crew chief and he walked through areas

where they had to do selected demolition and took protections to avoid damage; that they

removed one wall rather than all four walls, depending on what the Mold Assessor's First Report

required: that they used selective demolition in an exterior wall of the bathroom and an exterior

wall of the studio and bedroom; that there was no selective demolition in kitchen; that they

remove plaster down to masonry; that they inspected visually to see if additional work was

required beyond report; that they then removed mold; that they then were done with what the

Mold Assessor recommended; that he did not remember the size of the plaster that he

demolished; that they would have to go 18 inches beyond what the Mold Assessor recommended

as per standard guidelines, the purpose of which is to assure that mold is gone; that additional

10

FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 21 RECEIVED NYSCEF: 07/28/2022



plaster did not have to be removed after the demolition; that then there was a detailed cleaning of

the ceilings, walls, and floors with a HEPA vacuum; that they then wiped it down and HEPA-

vacuumed again; that they also installed two HEPA air filtration devices; that they collected

mold dust in air; that the guideline requires that the HEPA air filtration devices remain in

operation from one to two days after the work is completed; that they then called the Mold

Assessor for what is called a clearance test; that the clearance test did not require another

remediation; that he returned to the subject premises to get his equipment; that maybe three

people on his team are licensed; that he is familiar with DOHMH Guidelines for mold

remediation; and that he followed the DOHMH Guidelines.

The Project Manager testified on cross-examination that he has done a range of other

work for Respondents; that he was limited to what the Mold Assessor prescribed; that he met

Petitioner during the inspection; that he did not tell Petitioner that Petitioner had to relocate; that

there had been water intrusion; that he told one of the Respondents that there was no water

intrusion; that there was no water intrusion a prior time that he did work; that there was an

estimate he made for cost; that he did not know how long from his first time that the remediation

started; that the HEPA air filtration device and the dehumidifier were turned off 24 hours prior to

testing; that he does not open windows after remediation to air an apartment out; and that the

time it takes plaster walls to dry depends on extent of water damage.

Petitioner submitted into evidence the following emails: one dated May 23, 2017 between

the Project Manager and Respondents, stating that the Project Manager would coordinate with

the super of the Building to remove equipment; one dated June 15, 2017 from Respondents to the

Project Manager stating that DHCR inspected, that it was unlikely that plaster has dried out, that

DHCR found moisture in one of the newly plastered wall surfaces, and that the Project Manager

11

FILED: KINGS CIVIL COURT - L&T 07/28/2022 12:05 PM INDEX NO. LT-006086-20/KI

NYSCEF DOC. NO. 21 RECEIVED NYSCEF: 07/28/2022



should bring dryers and dehumidifiers; one dated June 21, 2017 where the Project Manager tells

Respondents that a majority of wall is dry with the exception of a few wet spots; one dated June

21, 2017 from Respondents to the Project Manager where Respondents say to run the machines

for two more days; one dated June 23, 2017 from the Project Manager to Respondents that there

were spotty wet readings and that the equipment has been repositioned; and one dated June 26,

2017 from the Project Manager to Respondents saying that it is dry now. The Project Manager

testified on cross-examination that he thought that the walls were dry but then he found walls

were still wet; that he uses a two-part moisture meter to measure that; that the wipes have

antimicrobial solution; that they HEPA-vacuum, use the wipes, then HEPA-vacuum again; that

the demolition took one day and the cleaning afterward took two to three days total; and that he

did not find mold aside from the scope of the work or water intrusion.

The Project Manager testified on redirect examination that he was in the subject premises

on May 16 and May 17 of 2017; that he did not know why the subject premises was damp after

his work; that after May of 2017 water intrusion could have come from outside pointing work;

and that an industry standard is that one turns off the HEPA filtration machine and a dehumidifer

before testing.

Lawrence Axiak, the owner of a construction company ("the Construction Company

Owner") testified that Respondents hired him to do some work at the Building; that he had to

skim-coat west walls and the bathroom and bedroom walls; that skim-coating is a mold-resistant

plaster; that he had to prime and paint the two walls with special mold-resistant low-volatility

paint to protect it from mildew; that he had to rebuild the west wall; that he used plaster on west

wall, the living room wall, and base molding; that he built marble around the window and the

kitchen: that in the bathroom he laid ceramic tile all around the toilet and the west wall from
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floor to ceiling; that he installed wonderboard, a cement board before tile, in the bathroom; that

wonderboard is installed with special plaster and nails; that this went on the west wall around the

window; that he installed ceramic tile and grout; that he glued tile on the wonderboard; that after

the tiles are grouted, you just have to clean them with a rag and a sponge; that he painted the

bathroom and the kitchen cabinets; that he removed an old broken cabinet and installed a new

one; that in the living room, he painted the base molding and cleaned material and dust; that he

vacuumed and mopped it a couple of times; and that when he finished the work, there were no

holes in the ceiling or the walls. Respondents submitted into evidence his invoice to

Respondents dated June 12, 2017 for $9.600.00, for supplies, applying five coats, supplying and

installing new mold-resistant board on the bathroom ceiling, new ceramic tiles, new mold

resistant grout, new marble framing, two new cabinets in kitchen, and new base molding, and

painting the entire subject premises. The Construction Company Owner testified that the job

started about May 20 and took two weeks and that work was done in a professional manner.

The Construction Company Owner testified on cross-examination that one of

Respondents had contacted him around May 15 and did not ask for an estimate; that he toured

the subject premises with one of Respondents before starting the work; that he has worked many

jobs for Respondents before, for 25 years; that he is an independent contractor; that he does not

have any licenses: that he and two helpers performed the work; that his helpers are not licensed;

that he used a mask with filters and gloves when he did work; that he did not do any demolition;

that only he and his crew worked in the subject premises while he was there; that he only does

painting and drywall, not demolition; that the subject premises looked good when he saw it; that

the only problem was that the west wall did not have plaster; that the entire west wall and

ceilings of entire subject premises, in the bedroom, the living room, the bathroom, and the
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kitchen looked good; that when you do tiling, you do a little bit of work on the ceiling; and that

he put plaster in the ceiling to fill out opening between a new wall and a ceiling.

The Construction Company Owner testified on redirect examination that no permit was

required for his work and that he observed no active water when he was there.

The Mold
Assessors' Post-Remediation Work

Petitioner testified that Respondents called him on the afternoon of May 23, 2017 and

informed him that the Mold Assessor had inspected the subject premises and found it to be mold-

free.

Respondents submitted into evidence a survey issued on May 31, 2017, shortly after the

Stipulation was entered into ("the Mold Assessor's Second Report"). With regard to the

bedroom.the Mold Assessor's Second Report found no signs visible mold growth; that the west

wall had been removed from floor to ceiling; that there was no visible mold growth on exposed

brick or on a south wall; and that moisture meter readings were all dry and debris that was

created during remediation work was removed. With regard to the living room, the Mold

Assessor's Second Report found no signs of water intrusion or mold growth; a moisture meter

showed accessible surfaces were dry; and all debris that was generated was removed. With

regard to the bathroom, the Mold Assessor's Second Report found no active water intrusion or

visible mold growth; that a section had been removed from the ceiling about 5 feet east from the

west wall; that an anti-fungal encapsulant was employed, when wood had been cleaned, on

exposed wood joists and a subfloor above; that sections of north and west walls were removed

and there was no visible mold growth or staining on the brick of either wall; that moisture

readings in showed dry accessible surfaces; and that debris was removed as well. The Mold

Assessor's Second Report concluded that the remediation work plan that was provided in an
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initial assessment had been followed; that all of the work was performed effectively and in a

satisfactory matter; that restoration and reconstruction could proceed; that the work was done

professionally, within guidelines established by the City of New York; and that all areas of

concern have been addressed in a satisfactory manner, with no further recommendations.

Respondents' Mold Expert's Work

Respondents'
Mold Expert testified on direct examination that he personally conducted a

survey of the subject premises in 2017 after the remediation; that he had a junior assessor with

him; that the survey was a post-restoration clearance survey, which is not standard; that he was

in the subject premises; that as of June 2017, the time of the survey, many walls and ceilings had

been restored; that when you apply new plaster it takes time to harden, which is why it was wet;

that the wetness did not indicate a source of water; that lab results from three samples in the

bathroom and two samples in the bedroom showed that there was rare growth, meaning that

mold growth was not likely; that one sample from the bathroom ceiling had light mold growth;

that there was no other finding of mold spores or growth in the subject premises; that there was

water damage on the west wall of the bathroom extending two feet below the ceiling and three

feet south of the north wall; and that they observed physical damage in kitchen/office area.

Respondents'
Mold Expert testified on cross-examination that the person who actually

did the survey for the Mold Assessor does not have the license, although the company holds a

license; that he was in the subject premises for 45 minutes to one hour; that he performed

moisture readings; that he did not collect dust for cultural analysis; that mold spores were found;

that this spore typically causes allergies; that he only collected one sample from the walls; that

the kitchen window framing was not tested for mold because he was not aware of any HPD
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report to that effect; and that when he performs a survey, he does a visual inspection, and if there

is no visible sign of mold growth and surfaces are dry, they do not collect a sample.
. .

Respondents'
Mold Expert testified on redirect examination that the Mold Assessor

follows protocols of DOHMH; that testing was done in accordance with industry standards; that

New York State guidelines were followed; that the testing met standards set by the Mold

Assessor; and that the remediation was done professionally.

Respondents submitted into evidence a survey dated July 6, 2017 ("the Mold Assessor's

Third Report"). With regard to the bedroom, the Mold Assessor's Third Report found no signs

of active water instruction or visible mold growth, that the west wall had been restored with a

new plaster finish and painted, that the south wall has been restored with new plaster, that

moisture meter testing found acceptable all other accessible surfaces, that they collected a

surface sample and found an asco spore, i.e., a spore associated with soil and plant matter mostly

found outdoors and typically brought in if windows or doors are opened and if it is brought in on

clothing and which is not indicative of mold growth, no debris, that a surface sample from the

walls showed no mold growth, that surfaces were dry and the restoration was complete, and that

the work passed clearance criteria for remediation work.

Respondents submitted into evidence a letter dated June 16, 2017 from Respondents'

counsel to Petitioner's counsel saying that Respondent can reoccupy the subject premises.

Respondents introduced into evidence an order from DHCR dated September 24, 2018 ("the

DHCR Order") stating that DHCR inspected the subject premises on February 20, 2018 and May

I 1, 2018 and found no evidence of moisture, wetness, or leaks in kitchen, bathroom, or bedroom

and no evidence of peeling paint, bubbling paint, or leaks to the ceiling throughout the subject

premises. The DHCR Order restored the rent to the level that had been in effect and referred
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Petitioner to DOHMH regarding mold. Respondents introduced into evidence documentation

that HPD dismissed the HPD Violation following an inspection on October 10, 2017.

Petitioner's Post-Remediation Experience and Action

Petitioner testified that he received a survey from the Mold Assessor six weeks after it

was done, through his attorney; that he asked Respondents if the Mold Assessor had tested the

subject premises; that Respondents said they did not know; that he was confused about how they

got results so quickly; that Respondents did not know whether they tested or how they knew

there was mold in the subject premises; that Respondents said that they did not open the kitchen

wall; that Respondents said that Petitioner could speak to Respondent's Mold Expert; that

Respondents set up a conference call on May 26 with him, Sergei Moody ("the Mold Assessor's

Associate"), and Respondent's Mold Expert; that he went into the subject premises for an

overnight test: that the first time he had gone into the subject premises after May 23, 2017 was

that evening; that there was no plastic sheeting or a sticky pad; that there was a large brown

bulbous thing on the wall above the toilet; that there was an open cavity into the kitchen roof

rafters area: that the air was moldy; that he was symptomatic to it; that there was growth in the

rafters; that he wanted to have the subject premises tested himself; that he had not received the

survey at that point; that the Mold Assessor wanted to reduce the scope of work; that the Mold

Assessor thought that the kitchen ceiling did not need to be remediated; that Respondents would

be managing the project; that Respondents had contacted him and asked him not to open the

kitchen ceiling; that he understood that Respondents were saying that the problems were fixed as

of that point; that Respondents said that things had not been remediated, i.e., the kitchen window

framing and bathroom framing, and that the Project Manager's company would not do that, but

that
Respondents'

own employees would do it; that he then contacted HPD after May 26, 2017
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and asked for a new inspection; that HPD and DHCR then inspected; that an HPD inspector

came to the subject premises sometime in June; and that Respondents tore out kitchen and

bathroom window framing.

Petitioner submitted into evidence photographs dated in June of 2017 of a frame on a

window taken out during the process of the work. Petitioner testified that there had been wood

there prior to that with water damage in it; that the wood framing was removed; that Respondents

said that
Respondents'

in-house crew did demolition work; that he did not witness who took off

the framing; that at a later date he saw workers there doing some work; that one worker was

painting and another was wiping walls with a giant sponge in dirty water; that he saw a water-

damaged bit of wall to the right of the window that has not been investigated; that he saw plaster

that looked abnormal; that this was where he complained about water intrusion; and that he

notified Respondent in writing about his concerns.

Petitioner submitted into evidence a letter dated June 13, 2017 from Respondents to

Petitioner saying that Petitioner should reoccupy the subject premises as of June 16, 2017.

Petitioner testified that he replied to the letter, alleging that demolition released contaminants and

other problems persisted. Another letter in evidence from
Respondents'

counsel dated June 16,

2017 said that Petitioner could return to the subject premises on June 21, 2017, because the work

was still drying and that Respondents would not pay for Petitioner's hotel after June 20, 2017.

Petitioner testified that he continued to stay at the hotel after getting this notice; that he went to

the subject premises; that he opened the windows that afternoon; that he attempted to stay

overnight; that within forty minutes he was physically unable to remain in the subject premises

and he had to return to the hotel; that he had impaired breathing, facial flushing, and the start of a

sinus headache; that when he left the subject premises he gradually felt better after three or four
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hours; that he notified his attorney, Respondents, and
Respondents'

counsel by a joint email; and

that Respondent withdrew the reoccupancy notice.

Petitioner submitted into evidence a letter dated June 21, 2017 from
Respondents'

counsel, withdrawing the reoccupancy notice. Petitioner submitted into evidence another letter

dated June 30, 2017 from
Respondents'

counsel saying that the subject premises would be ready

on July 3. 2017 and that Respondents will not pay for hotel costs after July 3, 2017. Petitioner

testified that then he went to the subject premises to sleep over and had an allergic reaction

comprising of breathing difficulties, sneezing, agitation, headache, and facial flushing; that he

left the subject premises; that he was at the subject premises for under an hour, that after he left

the subject premises he took the train to the hotel and took a hot hour-long detox bath. which

calmed his allergic symptoms, and he took other things that calmed his responses so that he

could sleep. all of which took him about three or four hours; that the day of Respondents'
Mold

Expert's testimony was when he learned of the Mold Assessor's survey of the subject premises;

that Respondents Mold Expert did not question him in the course of their survey; and that he left

the hotel on or about July I6. 2017.

Petitioner testified on cross-examination that that he said that he could not appear in

Court because of the air quality in the Courthouse; that he insisted on appearing in Court by

telephone: that since May 9. 2017 he was in the subject premises once or twice every time he

visited New York; that he caused eight probe holes, two inches in diameter, to be placed in the

ceiling of the subject premises; that he was present when the holes were made; that in September

of 2017 someone named Fiore Deros ("Petitioner's Friend") made those holes in the ceiling; that

Petitioner's Friend worked for a building maintenance person; that Petitioner's Friend is a

neighborhood friend and a filmmaker: that Petitioner's Friend did not use a negative pressure
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machine; that Petitioner's Friend used a drill and Petitioner had a bit that was two inches in

diameter; that Petitioner's Friend penetrated the width of the ceiling material; that after the

drilling he was able to see into the ceiling cavity except for one of the holes which was blocked;

and that he is now in Augusta, Maine.

Background regarding Petitioner's Mold Expert

Petitioner testified that he asked Edward Olmsted ("Petitioner's Mold Expert") to inspect

for mold on October 12, 2017 and that Petitioner's Mold Expert asked him questions. The

parties stipulated that Petitioner's Mold Expert was qualified as an expert in mold, Petitioner's

Mold Expert testified he works as a consultant in industrial hygiene doing health and safety

surveys, mostly in New York City; that he has been trained in microscopy; that he is a certified

industrial hygienist; that there are various guidelines published by American Industrial Hygiene

Association ("AlHA"), a professional association of hygienists, DOHMH, and the Institute for

Cleaning Restoration for doing a mold abatement project; that they require that a mold assessor

prepare a mold abatement plan and they specify what they want in the work plan; that AIHA

provides reference materials and publishes different guidelines or texts which are reference

materials for mold; that two of the more important ones are the "green
book"

about mold

assessment and remediation and another material with different text but covering the same

content; that the practice is to do a site survey; that a site survey involves interviewing the person

that is having symptoms or observing water damage or mold growth or a history at that location;

that there should be a visual inspection of the complaint area for contaminants or evidence of

water damage; that after that a diagram is created; that one then takes moisture readings to see

where it is testing damp and where there are active leaks; that a strategy can then be developed to

see whether there is a mold problem and the scope of that problem; that the survey would
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involve taking samples in order to assess what the scope might be to see what has to be done to

eliminate the mold problem; that after the samples are taken, they are typically shipped to an

AlHA-accredited lab that specializes in environmental mold with a sample data sheet explaining

where it came from; that it could take ten to twelve days to complete the analysis and then they

complete the lab report; that the assessor gets the lab report results; and that based on the results,

an abatement work plan is developed to mitigate the mold problem.

Petitioner's First Report

The Court received into evidence a report dated November 13, 2017 ("Petitioner's First

Report") made by Petitioner s Mold Expert of a survey done on October 12, 2017. Petitioner's

Mold Expert testified that Petitioner's First Report, which he prepared, entailed a lot of analysis

of samples that Petitioner's Mold Expert collected; that Petitioner's Mold Expert did an analysis

of air samples and the tape-lift samples; that when he sends samples out, he is always sure to

select a lab that is accredited in microbial analysis; that a lot of work had already been done; that

the mold abatement had been determined complete; that the ceiling is a plaster ceiling that is a

foot or so below the roof deck of the Building; that there is an asphalt roof with a wood plank

that is nailed across joists that make the actual roof; that one could walk on the surface to see the

underside of the roof: that Petitioner was concerned about mold growth above the plaster ceiling

and Petitioner wanted to verify whether that was the case; that there were two-inch holes drilled

into the ceiling allowing a bit of access into the ceiling above; that he collected tape-lin samples

from the roof deck; that he analyzed eight of those microscopically to see if there were mold

growth structures; that he explained to Petitioner that it is difficult to work on the roof because

there were only two-inch probe holes; that it was difficult to access; that he also did a swab

sample from above; that he reached the joists; that he took additional samples; and that he took
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air samples in the subject premises in the living room and bedroom and one as a reference level

outside and one where he could draw from the ceiling cavity through the probe holes.

Petitioner's First Report says that moisture readings in the subject premises revealed all

areas to be dry; that probes about two inches in diameter had been made into the ceiling in the

living room/kitchen and bedroom area; that Petitioner's Mold Expert took eight surface samples;

that tape-lifts were collected; that six samples showed no fungal spores whatsoever; that two

surface samples from a wood deck on the roof and outside of the subject premises showed rare

levels of fungal spores and light spore counts; that there was one spore of a species called

"stachybotrys"
in the living room and bedroom, meaning "black

mold,"
which is a cause for

concern; and that air samples indicated moderately elevated levels of mold spores known as

penicillium/aspergillus spores.

Petitioner's Mold Expert testified that most of his samples were negative, showing no

evidence of mold growth; that there were samples from a wood deck where mold growth was

present on the slide; that the difference is that the presence of mold spores on a tape-lift is

normal, but conidiophores, the structures observed on the tape-lift, are an indication that mold is

actually growing on a surface; that one of these samples from the holes did have light amounts of

growth of penicillium; that there were hyphae, leading to some suspicion that there was mold

growth on the underside of the deck in the plaster ceiling; that he sent the sample that he found to

an independent lab and they confirmed that there was light mold growth in that location; that the

swab sample from above was cultured for mold and it came out negative, which can happen if

spores are not viable or if they do not grow in that culture reading; that air samples were

generally low; that there was a presence of something inside the subject premises which would

provide evidence that there was residential or hidden mold growth that could impact quality; that
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there was a settled dust sample from the surfaces such as furniture and other items; that the lab

reports determined that there were over a million spores per gram of dust; that the dust had

various species of aspergillus; and that this finding did not reflect normal house dust.

The Third Expert's Involvement

The Order noted that experts hired by each side had come to different conclusions and

that the parties stipulated to retain a third expert "presumably to 'break the
tie'

and hopefully

bind the parties to the
findings."

Respondents submitted into evidence a stipulation between the

parties dated February 1, 2019, providing that the parties had reviewed the proposal dated

November 10 2018 sent by Veronica Kero ("the Third Expert"), and providing that the parties

agreed to retain the Third Expert to perform a mold inspection.

The Third Expert testified that she is a principal of Omega Environmental Services; that

she has thirty-one years of experience in the field of mold assessment; that she does mold and

moisture intrusion assessments; that she is licensed and certified; that Petitioner and Respondents

jointly retained her; and that she inspected the subject premises on February 21, 2019. Petitioner

testified that he was there when the Third Expert inspected the subject premises.

The Third Expert testified that the subject premises is a small apartment; that it is a one

bedroom/studio with a living room. bathroom, and kitchen; that she was in the subject premises

for over an hour with her associate; that she went up to the roof above the subject premises; that

the roof appeared to he newer and in good condition; that there was ponding from snowmelt; that

there was brick repointing work that had been done as well; that she did not see water intrusion

from the brick work or the roof; that she did a mold assessment in the subject premises; and that

the Third Expert issued a report ("the Third Expert's Report").
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Respondents submitted the Third Expert's Report into evidence. The Third Expert's

Report stated that there was no current evidence of mold or water damage; that most wall and

ceiling finishes were found to be mold-resistant hard plaster; that there were eight times more

mold samples in the kitchen than the outside and eighteen times more in the bedroom; that

significant amounts of settled construction dust in the subject premises may have interfered with

sampling, causing moderately elevated mold air counts; that significant particulates were present

in the environment; that moderate mold air counts were identified in the bedroom and kitchen of

the subject premises; that penicillium/aspergillus-like molds, considered water-indicator molds,

were the predominant mold air types identified in the sample; that certain types of penicillium/

aspergillus-like molds are known to be allergenic and pathogenic in sensitive individuals; that,

since all dust contains some mold, significant amounts of settled construction dust in the subject

premises may have interfered with sampling, causing moderately elevated mold air counts; that

some probe cuts had been made before her inspection; that probe cuts are typically made with

engineering controls to reduce and control dust generation; that there was no evidence of

significant water intrusion from exterior sources; that there was minor water damage on drywall

behind a kitchen sink possibly related to a plumbing issue in the west wall; and that the Third

Expert recommended a removal of water-damaged drywall above a sink, that Respondents

address a possible spot-plumbing issue, a full cleaning of the subject premises with HEPA

vacuums to remove dust and particulates, and repeat air-testing for mold to verify the removal of

dust and to document lower representative mold air counts.

The Third Expert testified that she was in the subject premises when the survey was

done; that she followed regulations and guidelines; that they first went in to determine if there

were ongoing mold issues; that they did a water intrusion test and took air samples; that the
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subject premises was a dry apartment except for a minor water spot by the kitchen sink from an

adjoining apartment that did not cause her concern; that she looked for ventilation and cleaning;

that the contents were all gone; that she noticed probe holes cut into ceiling; that she did not cut

those; that she did air sampling indoors and compared it to outdoors; that there was a moderate

level of mold in the air, which she attributed to dust in the subject premises; that she did not do

other tests, just moisture readings; that the subject premises had not been cleaned; that there was

dust on the floor and windowsills; that the subject premises was exposed to ceiling assembly,

which is not a normal occupied condition; and that if someone was living there they would have

done normal housekeeping and ventilated and holes would have been sealed.

The Third Expert testified on cross-examination that she was first contacted before

February of 2019; that she was told it was going to be a joint retainer; that she does not know

who first reached out to her firm; that she was retained to provide the view of an independent

third party; that she did not remember if she reviewed any documents before she came to the

subject premises; that she did her own independent inspection; that she had not done any

research on the Building before coming to the subject premises; that she had been told that there

had been leaks and a mold issue; that she had very little information; that it is common that she

does not know information about a building before she inspects; and that one thing that made this

case different is that the parties retaining her limited the amount of information she had so that

she could be objective.

The Third Expert testified on redirect examination that she does not know who

Respondents are.
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Petitioner's Second Report

Petitioner testified that Petitioner's Mold Expert inspected for mold a second time in

November of 2019; that Petitioner was in New York for a hearing and as he ordinarily does he

went into the subject premises to check on it; that he saw a change in the bathroom ceiling that

produced a large bubble of paint hanging; that he noticed the air pressure in the subject premises;

and that there was a hole in his closet with air is always blowing out of it.

Petitioner testified on cross-examination that in September of 2019 he noticed the

distorted paint on the bathroom ceiling; that he arranged an inspection with Petitioner's Mold

Expert; that Petitioner's Mold Expert asked him to make the holes bigger so that Petitioner's

Mold Expert could stick his head or even his shoulder into the ceiling cavity; that he and

Petitioner's Friend expanded the eight probe holes by connecting the dots with a ripsaw so that

four holes were eventually there; that there was no negative pressure machine used when the

ripsaw was being used; that particulate matter was released from the ceiling into the subject

premises when that happened; that he did not apply mold remediation like plastic to separate the

rooms when they used the ripsaw; that they had plastic on the floor, opened the window, and

closed the bathroom door; that he did not use a tack cloth outside the door of the subject

premises: and that it took
Petitioners'

Friend about five minutes per hole to make the cuts.

Petitioner testified on redirect examination that he put duct tape over the probe holes

because he knew there was dust and mold there.

Petitioner submitted into evidence a second report that Petitioner's Mold Expert

generated ("Petitioner's Second Report"). Petitioner's Mold Expert testified on the voir dire for

Petitioner's Second Report that Petitioner's Second Report, dated December 1, 2019, was based

on a survey that Petitioner's Mold Expert undertook of the subject premises on November 20,
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2019; that there were some larger openings in the ceiling; that Petitioner was with him in

November of 2019; that he does not remember if Petitioner wore protective gear; that he wears

gloves; that he did not wear a mask; and that in 2017 he had no knowledge of debris that was

above the ceiling.2

Petitioner's Mold Expert testified that, in November of 2019, there was an opportunity to

go above the plaster ceiling in this inspection because of openings that had been made in the

bedroom and living room; that he was able to observe the cavity above the ceiling; that there was

about two feet between the ceiling and the roof deck; that there was wood construction on a

wood joist roof deck; that he inspected all of openings that were made; that he took surface

samples from the surface of the wood and the underside of the wood deck; that he took tape-lift

samples and a vulk [sic.] sample piece of material, i.e., a piece of plaster that he sent to a lab;

that the ceiling is a plaster ceiling; that he saw visible mold on the back of that board; that he

took a sample and sent it to a lab; that the lab identified a heavy growth of mold on that ceiling;

2 Respondents objected to Petitioner's Second Report because Petitioner prepared Petitioner's

Second Report for the purposes of this litigation. Normally, whoever prepares a record in

contemplation of litigation is not doing so in the regular course of business, so doing so

compromises the reliability that otherwise renders a business record admissible. One Step Up,

Ltd. v. Webster Bus. Credit Corp., 87 A.D.3d 1, 11 (1" Dept. 2011). However, reports prepared

by experts specifically for litigation can be admissible. S_ee, e.g., Amaze Med. Supply, Inc. v.

N.Y. Cent. Mut. Fire Ins. Co., 12 Misc.3d 131(A)(App. Term 2ndDept. 2006)(an "accident
analysis"

of a technical consultant/accident reconstructionist submitted on a summary judgment

motion and a medical report after an examination of a defendant were in a form that was

admissible), Careplus Med. Supply, Inc. v. Kemper Auto & Home Ins. Co., 8 Misc.3d 127(A)
(App. Term 2"d Dept. 2005)(a report prepared by a consultant in support of a defense of a lack of

causal nexus between an accident and a plaintiff's injuries was admissible). Respondents

themselves submitted the Third Expert's Report into evidence even though the Third Expert

expressly prepared the Third Expert's Report for this litigation. When a party in litigation itself
prepares records in the regular course of business, the party implicates the reliability of the

evidence. But nonparty contractors like the Third Expert or Petitioner's Mold Expert in fact

prepare reports in the regular course of their business and bear a contemporaneous business duty
to memorialize the work they do for their clients. Cf. Chiu-Caranese v. DeMeo, 2 A.D.3d 766

(2nd Dept. 2003). Accordingly, Petitioner's Second Report is admissible.
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that he took a tape-lift from that and analyzed it himself and found mold; that observable black

spots showed mold growth; that he took samples where he can see the growing mold; that the

tape-lift on the microscope is mold growth; that he packaged a paper on the board and sent it to

the lab; that the lab cultured it; that the lab identified various genera of mold growing; that the

lab identified a few million spores per gram when they cultured it; that
"culturing"

means that a

lab takes a sample of material and put it on a petri dish, where the samples will incubate; that the

lab result is a "culture analysis of bulk
sample"

which is in Petitioner's Second Report; that they

found penicillium. aspergillus. and various other species of mold; that for that bulk sample they

analyzed material directly under the microscope; that there was not a heavy growth of hyphae;

that there are reproductive and vegetative structures of mold growth; that there was some light

growth of another spore; that there were mites and fecal matter; that mites are late colonizers

who show up a couple of months after the mold does; that mites require a surface to be wet for a

long time; that a lab concluded that there is mold growth or fungal growth on the top side of the

plaster ceiling in the bedroom; that he went above the ceiling in various rooms; that Petitioner's

Second Report shows visible mold growth on the underside of the roof, the support joists, the

decking material. and beneath the roofing; that he sampled that surface and sampled in a lot of

different areas; that the lab identified some amount and some genera of mold growth that is in

Petitioner's Second Report for tape-lifts; that most of the ceiling in the bedroom is made out of

sheetrock-like materiah that a sample from Petitioner's Second Report was taken from there; that

one sample is taken from the square taken from the ceiling; and that above a ceiling outside the

bathroom there was growth as well.

Petitioner's Second Report memorialized that there was a visual inspection of the subject

premises and the roof; that there was testing of walls and floors for moisture; that there was a
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tape-lift sample; that there was a bulk sample collection; that in November of 2017 there was

mold growth found above the ceiling, impacted by water intrusion from leaks from the roof and

parapet walls; that leaks had occurred since 2004, for fifteen years, due to a defective design; that

Petitioner's Mold Expert used a moisture meter; that a water leak that occurred through the

bathroom ceiling had not been there in 2017; that this leak caused visible fungal growth on the

ceiling; that test results from a tape-lift sample showed spore-producing mushroom structures;

that the bathroom leak appeared to be from around the exhaust vent at the roof level and

indicated that Respondents did not adequately address roof leaks; that a failure to remedy this

intrusion could lead to future water leaks; that all other areas of the subject premises tested dry

and there were no other areas with evidence of active water leaks; that four probe openings had

been made in the ceiling to allow access to the roof deck and the space above the ceiling; that

there was a strong flow of air from the ceiling cavity into the subject premises, so mold growth

above the ceiling would be a source of spores in the subject premises; and that there was visible

mold growth on the wood roof deck throughout the living room and bedroom in the subject

premises.

Petitioner's Second Report showed that four tape-lift samples were collected from the

roof deck at each ceiling probe opening: the kitchen/living room deck at the opening by the

bathroom door, which had moderate spores showing growth of aspergillus and penicillium; the

kitchen/living room deck at the opening by the window, which had heavy growth of spores,

hyphae. and conidiophores of penicillium; the bedroom roof deck above the window, which had

very light growth of aspergillus and penicillium; and the bedroom roof deck by the wall between

the bedroom and living room, which had moderate growth of penicillium. Petitioner's Second

Report also memorialized that a bulk sample of lath board above the ceiling in the bedroom
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revealed growth of penicill ium, aspergillus, chaetomioum, and stachybotrys and mites and fecal

material who are late colonizers of damp materials and can cause allergic reactions; that a

culture had 3.3 million colony-forming units per gram dominated by different species of

penicillium and aspergillus, which produce mycotoxins; that a one square-foot piece of plaster

and lath board was removed from the ceiling and the upper side had visible mold growth and a

tape-lift revealed growth of penicillium, aspergillus, chaetomioum, and stachybotrys; that an

inspection of the roof revealed evidence of ponding by one scupper and cracking in the roofing

around the bathroom vent; that mold growth was found on the underside of the wood roof deck

above the bedroom and living room ceilings, on the plaster lath board making up a portion of the

bedroom plaster ceiling. and on the bathroom ceiling; that an air sample in the bedroom showed

low mold growth although the sample contained chaetomioum, which is in indicator of mold

growth and was not detected outside; that an air sample in kitchen/living room showed

penicillium/aspergillus growth; that an air sample of bathroom showed elevated penicillium/

aspergillus growth; that a sample above the bedroom ceiling showed domination by penicillium/

aspergillus growth; and that a sample above the living room ceiling had low levels of growth.

Petitioner's Second Report contained conclusions that visible mold growth was above the

ceiling on the roof deck and joists and on portions of the plaster ceiling in both the living room

and the kitchen; that the bathroom ceiling had mushroom growth; that there was mold growth

above the ceiling; that air flows from above the ceiling due to significant positive pressure above

the ceiling; that mold growth caused elevated levels of spores in air above the ceiling and the

spores move with the air currents through openings around light fixtures, vents, cracks; that

water leaks were still occurring the bathroom ceiling; and that Petitioner's Mold Expert

recommended a removal of all ceilings in bedroom, kitchen, living room, and bathroom, a
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cleaning of the wood roof deck and joists above the ceiling, an application of a biocide

encapsulant to the roof deck, a repair of the roof leak around the bathroom exhaust vent, an

inspection by an engineer or an architect to inspect the roof to assure an elimination of water

intrusion, and mold removal.

Petitioner's Mold Expert testified that his results, in Petitioner's Second Report, showed

no mold growth on a joist; that a sample of the actual deck above the living room ceiling by the

bathroom door showed a growth of penicillium; that a wood deck above a window was found to

have penicillium growth; that there was evidence that water came through an area above a

window where Respondents had workers take plaster off the wall; that he took samples in the

bathroom; that a new sheetrock ceiling had been installed which had water staining and water

damage on it; that a photograph in Petitioner's Second Report showed a bubble in the ceiling;

that he poked a hole in that bubble; that a photograph in Petitioner's Second Report showed

mushroom growth and fungal growth caused by more water damage; that the growth was not

present in 2017. so his observation was of new water damage since 2017; that he inspected the

roof and took a picture of it; that this area of that leak seemed to be in the same area as that

event, although he did not know for sure; that spores that he observed require a lot of water; that

air sampling showed that the bathroom also had elevated levels of spores; that the odds of his

finding this in the bathroom being a statistical variation was small; that the difference is an order

of magnitude; and that AIHA says that air samples where there is an order of magnitude

difference tells him something.

Petitioner's Mold F.xpert testified on cross-examination that that he was only at the

subject premises two times; that he reviewed the Third Expert's Report before his testimony; that

he understood that Petitioner had more access to the ceiling cavity and there was more leaking;
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that he thinks Petitioner had someone open up holes further; that the water bubble he saw was

two to three square feet at the most; that he photographed the vent pipe because he saw cracking

around the caulking or water seal around the vent pipe; that it was his understanding that repairs

had been done to the roof and the parapets; that he was not there when the Mold Assessor did

work and did not speak with Respondents; that in 2017 he saw a number of two-inch diameter

probe holes in the ceiling; that those same holes were not there in 2019; that there were four

square-foot probe holes in 2019; that he used a ladder to get within that area; that his shoulders

were only in the cut in the bathroom; that he could not get his shoulders into the holes in the

living room at all and only in one hole in the bedroom; that it was maybe two by a two opening;

that he was in the subject premises about one-and-a-half, maybe two hours; that Petitioner was

with him the entire time: that Petitioner went with him to the roof deck; that he does not

remember if Petitioner was wearing protective gear; that the subject premises is 800 or 900

square feet; that he does not remember whether Petitioner had a respirator or a Tyvek suit on;

that he did not observe Petitioner wheezing; and that he did not observe that Petitioner

experienced any symptoms,

Respondent's Mold Expert's Observations

Respondents'
Mold Expert testified that mold assessors are not medical professionals, so

they do not render opinions regarding someone's sensitivities; that he understands that probes

into ceiling were done: that such probes are not a customary way to inspect for mold after a

remediation when indoor survey results are showing no mold growth and low mold spores; that

mold growth or mold spores in a ceiling cavity would be contained and a ceiling would be a

barrier keeping spores being able to come into the environment; that this is considered an

engineering control; that barriers are commonly used to protect people from noise, chemicals,
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and radiators; that one should not damage the integrity of a barrier to determine if there is mold

growth; that making a probe could recontaminate the subject premises; that the subject premises

has a ceiling and, above that, the underside of a roof, and then above that, the exterior of a roof;

that that is where the roof deck was placed on, outside of the ceiling, not within the subject

premises; that air sampling is not a basis to test for mold because samples fluctuate; that one

sample in the same location several minutes apart can lead to different results; that air samples

have no numerical regulatory standards: that when you get a result, there is no right number or

wrong number for that result; that he was concerned that Petitioner's First Report said that the

concern was particular to someone with asthma or sensitivities; that Petitioner's First Report

speaks of damp or moldy environments, but the subject premises was not damp or moldy; that

Petitioner's Mold Expert took readings of fungal spores outside and inside; that the outdoor

sample showed 4,400 spores per cubic meter and the sample above the living room ceiling had a

total of 520 fungal spores per cubic meter and was dominated by
"pen-asp"

spores; that only

meaningful comparison is outdoor to indoor counts, and the counts would show that in living

spaces. total spore counts were lower than outdoors; that the spore that Petitioner's Mold Expert

identified is a very sticky spore found on surfaces and which can adhere to construction dust but

is not found in the air; that Petitioner's First Report mentions penicillium, which is a universally-

found mold spore; that the report said that fungal density was less than one light mold growth;

that the labs that
Respondents'

Mold Expert uses mean possible growth when they say "light

fungal growth"; and that it is possible that this could have been caused by putting probe holes

into the ceiling.

Respondents'
Mold Expert testified on cross-examination that if a surface was dry, the

Mold Assessor does not recommend mold remediation for that area; that if a moisture meter
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identifies boundaries on a wall, only that section of wall would be removed; that the Mold

Assessor would not remove a wall floor-to-ceiling; that walls with floor-to-ceiling moisture

would have to be removed, moldings and all; that if a mold assessor believes that something is

hidden, they would recommend mold remediation, but they would not extend those boundaries;

that it is standard that they only take samples of parts of walls that are wet; that, as a licensed

mold assessor, he would recommend mitigating water intrusion before performing remediation;

that the Mold Assessor does not get involved with a mold remediator's work, although they

recommend companies; that remediation would have no impact on whether a wall is dry or wet;

that he came to the conclusion that the surfaces in the subject premises were in fact dry and free

of mold growth; that no recommendations were warranted; that the Mold Assessor looks at

exposure and a potential cause of harm when they perform surveys; that the Mold Assessor does

not look at an individual's specific diagnosis; that there are no established levels at which some

are affected and others are not; that new science has taken away some of the stigma of black

mold as a part of family of mold; and that black mold can cause allergic-type reactions and can

cause dermititis.

Respondents'
Mold Expert testified on redirect examination that the probe holes in the

ceiling made after a mold remediation caused the finding of mold in Petitioner's Second Report.

Petitioner's Mold Expert's Observations

Petitioner's Mold Expert testified that a dust sample is a good way to figure out if there is

hidden mold growth that you cannot see; that in a typical healthy house, settled spores would be

dominated by one species and not aspergillus; that aspergillus shows reservoirs of mold growth;

that the point of the survey is to see if all the mold has been eliminated or if there are reservoirs

of mold growth; that hidden mold can still affect air quality; that mold spores are aerodynamic;
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that mold spores move with the air, settle on a surface, and grow if there is sufficient water; that

mold spores travel with the air, so something that seems like a barrier is not; that air can flow

through walls, light fixtures, electrical outlets, and very small spaces; that ceilings are not

airtight; that AlHA is of that opinion, too; that AIHA says that mold assessors should try to find

if there is hidden mold growth; that if you miss hidden mold growth, the person who lives with

such hidden mold growth can be subjected to it and it can affect their health; that even the Mold

Assessor's report warns Respondents that an abatement was only addressing mold and water

damage that were accessible and visible; that everyone agrees that air samples have to be

interpreted carefully and can be wrong; that they use air samples when mold growth is hidden

and they do not cut holes in the wall or the ceiling; that the way to do an assessment is to test the

air and see if it is normal compared with what is outside or one can cut holes in the walls or

ceilings where you know water came and in and actually test them; that one or the other would

be a useful way to test it; that the Mold Assessor was not warranting that there is no mold; that

the Mold Assessor did not act unprofessionally; that in his opinion it is better to do air sampling

to get additional evidence about whether there is mold, especially where there is a pathway for

water; that when you read EPA guidelines and NIOSH, they publish questionnaires for people

complaining about air quality in a building; that they should talk to the occupants because you

can get information about the chronology of water leaks and symptoms about the sources of

exposure; that an inspector can find out about patterns from talking to occupants, such as

whether there are timing patterns, for examples in the times of the day; that he recommended

opening up more areas of the ceiling, in the bedroom primarily, and make probes in the living

room to investigate above the ceiling and clean where mold growth was identified; that he
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recommended that the subject premises be cleaned to remove settled dust and contamination; and

that Respondents should vacuum dust from surfaces so that spores in the dust grow.

Petitioner's Mold Expert testified that aspergillus is like an air sample in that it tells us

that there is a problem and maybe that they dispersed spores when they did a mold abatement

and did not do a good job cleaning up, although the Mold Assessor reported that it cleaned up

and did a good job; that aspergillus is genus and is more associated with allergies that can hurt

immuno-compromised people; that he thought that there was mold in the ceiling that could have

been picked up in air samples; that two samples had chaetomium, which is another indicator, so

to find it in indoor samples is a concern; that there was also stachybotrys, which does not easily

get in the air and to get it indoor shows reservoirs of mold growth; that there is no basis to

disqualify it by saying that it is just settled dust; that the Third Expert should have said this is not

a clean bill of health, not indicative of a normal background, and should have been looked at;

that he thinks that their conclusions were wrong and that there is a level of mold spores that

cannot be explained by other than sources of mold still present; that settled dust in a normal

building would always be dominated by clatasforium, which grows on trees and leaves; that in a

normal house with no water damage, if that dust was being kicked into the air that is what should

have showed up; that stachybotrys might require further investigating but does not mean that

there is a strong source, meaning that this is not normal and we should look further; that he

agrees with
Respondents'

Mold Expert's recommendation to clean and HEPA-vacuum and then

repeat the testing; and that he would also include cuts and probes into the ceiling given that water

came through above.

Petitioner's Mold Expert testified that the Mold Assessor wrote a report in 2016 stating

that there were wet walls in the bedroom from floor to ceiling, which should have told them that
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it is likely wet above the ceiling; that water was in the wall and it went all the way up to the

ceiling; that the ceiling had mold growth and the area above the ceiling had mold growth; that

the Mold Assessor should not have stopped at the ceiling when they removed the moldy walls

and they did that abatement; that the Mold Assessor should have gone further and included the

material above the ceiling; that the Mold Assessor failed to fully identify hidden mold above the

ceiling, which commonly happens in water damaged buildings; that, in his opinion, it was a

mistake to take plaster off the wall given that there is mold growing above it and they should

have tested it first to make sure they were not disturbing mold; that since there is mold right

above that, he can conclude that water ran down that wall; that the water would have grown on

wood around the window under the roof deck; that it is possible that they disturbed mold growth

around the living room window; that those results should tell anyone that there is mold growth in

the plaster ceiling in the bedroom and on the wood deck, areas that the Mold Assessor never

inspected; that all surface samples indicate that the mold abatement that the Mold Assessor

organized did not address the roof deck; that there was additional mold growth after the

abatement because leaks continued; that the ceiling samples, roof deck samples, and air samples

constitute conclusive evidence of mold growth in the ceiling in living room; that mold growth in

the bedroom is not that high based on his inspection; that he concluded that there is mold growth

that should have been found by the Mold Assessor and should have been dealt with; that mold

growth leaks impacted bathroom ceiling; that when a building gets water damage, the places that

get wettest and hardest to dry out are where the water gets trapped; that the Mold Assessor only

needed to tell the Project Manager's company to cut a square-foot hole in the ceiling to test for

mold and they did not do that even though such a probe is a common practice; that the Mold

Assessor did a terrible job; that his first survey showed that something is not normal; that rarely
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did he see a spore in the bedroom; that the Third Expert took air samples, which is what the

industry does; that the Third Expert's samples came out high levels of penicillium/aspergillus

spores in comparison to outdoor samples; that the Third Expert concluded that the spores were

not from above the ceiling but from dust all over the subject premises; that Respondents went to

great lengths to avoid cutting probe holes as per best practices; that even if it is not best scientific

method, since this is about a health hazard, it makes sense to do it; that the ceiling is now open

and can be tested; that if an occupant has experienced symptoms, and a landlord had other test

results, that should have told Respondents to go and look again; that in the face of strong

evidence, they failed to go back in a way that any other mold assessor would have done; that

Petitioner described symptoms consistent with damp moldy buildings; that the pattern became

worse when he came into the subject premises and improved when he left; that sometimes they

think they fix something and an occupant still has symptoms and they have to go back and see if

there is something they missed; that it is hard to find mold sometimes; that he does not replace

plaster when they do a mold remediation until a leak in the exterior masonry is fixed; that he

disagrees with the Mold Assessor; and that the Mold Assessor did not provide good advice to

Respondents, i.e. a warning about hidden mold.

Petitioner's Mold Expert testified on cross-examination that if an apartment is left vacant

then settled dust would accumulate and in that settled dust there would be spores; that the more

air that moved from the ceiling into the room, the more spores would go into the room, meaning

that probe holes can let spores in; that if you eliminated the openings it would limit air flow and

limit spores, although it depends on other factors since, for example, a light fixture is an opening

in a ceiling; that other than the bathroom ceiling he did not find other areas with active leaks; that

there was a new leak that occurred that was not there in 2017; that he cannot say that it was a
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continuing leak; that it was not leaking at the time that he was there; that he does not know if

there was a continuous leak; that it was not going on in 2017; that he does not know if it was

repaired, although it was not raining when he was there; that the mold can take two weeks or two

months; that when there is a mushroom growing it is more like two months; that Respondents

sprayed a biocide on the bathroom deck; that a biocide should have been sprayed in the areas that

he reported; that biocides are chemicals and some people might be sensitive to them; that they

are designed to not get in the air; that once they are on the wood they stay on wood; that the

DOHMH Guidelines show that you shouldn't use them liberally, but only as a last resort; that

you can use a smoke tube test to test a visual movement of air, where smoke is released and

when it goes to the ceiling you can visually see the smoke moving into the apartment; that he

does not know if he tested every hole but he tested the bedroom; that the smoke tube test would

not be good if it was a completely sealed ceiling, as it would not show movement of air; that he

did not conduct other tests to see if there was air flow; that there are other such tests; that the

bubble in the ceiling was two square feet; and that there is no standard requiring consideration of

an individual's sensitivity when remediating mold.

Petitioner's Mold Expert testified on redirect examination that he will do testing in

medical facilities where patients who received transplants are convalescing; that there is a stricter

standard for preventing mold in areas like that as such patients can tolerate a lower level of mold

than the rest of the population; that if they were in a hospital setting or there were someone with

immune system functions they would have a higher standards; that the methodologies for abating

mold are similar no matter who is going to be exposed, but the idea is to take out the mold; that a

lot of the guidelines say that if there are persons who are sensitive they should not be in the

premises at all if they are outside a containment area; that you want to make sure you have a
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higher level of cleaning; that the published procedures for mold abatement do not differentiate

between highly sensitive versus people with normal sensitivity; that studies on COVID-19

showed that people in offices with sealed walls adjacent to someone who had COVID-19 are at

risk because of droplets coming through any penetration in a wall; that the mold spores could

move through such spaces as well; that we do not build airtight walls; that a wall in itself is not

an air barrier; that a transplant patient in a hospital requires a HEPA-filtered air supply, where

the room is pressurized, so air in the room flows through the room and it so none of the air flows

into a room from elsewhere; that that is how you make it sterile; and that operating rooms have

highly pressurized air.

Petitioner's Mold Expert testified on recross examination that mold abatement is not

changed based on a person's sensitivity; that they may recommend removing someone from an

apartment during an abatement; and that a mold spore will not go through material like

sheetrock.

The Third Expert's Observations

The Third Mold Expert testified on direct examination that she reviewed Petitioner's

Mold Expeif s reports; that Petitioner's Mold Expert was very thorough; that typically probe

holes are drilled before remediation could be done; that there are no health concerns in the

subject premises; that the Mold Assessor's recommendations were customary; that she was hired

to see if Respondents complied with the Mold Assessor's recommendations; and that

Respondents did so comply. in her opinion.

The Third Expert testified on cross-examination that some people do not like air samples;

that she sampled the air because she was told that it was for suitability for reoccupancy; that no

testing was required because there was no water intrusion, as per mold guidelines of the City of
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New York; that water mapping and testing for water intrusion is what had to be done; that her

finding that the indoor level was eight to ten times the outside level was indicative of mold

colonization, meaning that there was mold in the subject premises; that the type of mold she

found was penicillium/aspergillus, which is a common mold that is frequently detected; that

mold is a natural constituent of dust; that clasporium is a tree mold found in nature; that whether

that species affects people differently than other species depends on the person; and that

penicillium/aspergillus can cause allergies.

The Third Expert testified on rebuttal that she had reviewed transcript of Petitioner's

Mold Expert's testimony; that she had reviewed Petitioner's First Report and Petitioner's Second

Report; that she knew that Petitioner's Mold Expert referred to "hidden
mold;"

that in her

professional opinion she would reword that as hidden water damage that would cause a mold

breakthrough to occupy living space; that
Respondents' remediators'

reports followed a standard

tracking protocol; that they used a water meter; that all above-ceiling spaces that are not meant to

be occupied have mold spores; that intact construction is for fire safety and also prevents air

flow, so if construction is intact Petitioner's Mold Expert's testimony about air flowing and

taking spores with the air is not true; that she has not seen evidence of mold spores flowing

through light fixtures or electrical outlets as Petitioner's Mold Expert testified; that you could

test for mold in a room, but that test is not specific to whether mold spores enter a livable area

through an electrical outlet; that there may be a possibility to set up a sophisticated procedure to

test that, but such a procedure would not constitute a typical mold testing and inspection

protocol; that the DOHMH Guidelines do not set such a standard; that she did not see a survey

that Petitioner's Mold Expert conducted as to that; that when the AIHA refers to mold traveling,
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it means an improper outlet with gaps around it; and that she did not see such gaps in the subject

premises.

The Third Mold Expert testified in rebuttal that in February of 2019 she found a small

water spot in the kitchen, which they reported; that otherwise the subject premises was dry; that

she believes there is hidden mold anywhere in any place that is not cleaned on a regular basis;

that she would not recommend intrusive testing like cutting holes if the moisture readings

showed a dry ceiling; that if the Mold Assessor took moisture readings, then the Mold Assessor

acted in a correct manner; that air testing is optional; that many guidelines are careful about air

sampling, because mold is present everywhere in nature so air sampling can lead to false

positives that do not show what is going on an apartment; that if there was a suspected or

concealed water source they should do invasive testing, but that was not the case here; that she

would recommend an infrared camera because then you do not have to cut the ceiling; that one

cuts a hole in a ceiling, one should do so in a tent so as to avoid dispersing dust all over the

subject premises; that she observed cuts in the ceiling; that the probe holes in the subject

premises without tents gave her a concern that dust could have been spread; that you have to be

strategic when you do a cut because otherwise it just amounts to a demolition of a ceiling; that

dust generation would significantly increase the mold counts; that a mold reading resulting from

that would not show hidden mold so much as dust disturbance; that the Mold Assessor was not

unprofessional in refraining from air sampling, but she would have given that this is a legal case;

that she would not do air sampling until all known sources were removed; that she does not think

that one should sample a ceiling area because it is not clean or ventilated and it is not designed to

have low mold counts; that if she found pockets of water, like if the roof and façade were not

repaired and there was still water coming into the Building, there could still be mold behind the
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walls; that if building owners failed to correct the roof or exterior, there will be water leaks and

you will see hidden mold; and that the roof here was completed, so it is a different situation.

The Third Mold Expert testified on rebuttal that an individual's health is not a factor in

conducting a mold remediation, because the intent of a remediation is to remove the mold that

would affect the general public, as immunities change and people move in and out; that

Petitioner's Mold Expert's recommendations were not proper; that Petitioner's Mold Expert

sampled correctly but he overreached his sample procedure; that in the later visit in 2019 after

she was there in February there was a roof drain caulk; that a minor defect was found, but

Petitioner's Mold Expert did not find that that caused mold; that she does not have a concern

about a continuous water presence; that there was a minor kitchen issue and the caulk but that

happens in buildings all the time; that plaster is not a mold-sensitive material because it does not

have cellulose backing; that mold requires a food source in order to grow; that it is very common

to see faint grey staining because structural wood is not finish-grade wood; that such wood is not

meant to be perfect with no staining; that such wood is more resistant than softer woods; that it is

known at some point that it is going to get hit with water; that it is not like softer wood or interior

wood; that it appears to be a normal ceiling cavity to her in an older building; that a smoke tube

test is used for indoor air quality evaluations; that there are more sophisticated ways to test air

flow; that you need to do a professional ventilation study with open windows; that a manometer

is a device that is used to measure positive/negative pressure, as a better way to assess air flow;

that it would not be applicable to the Mold Assessor because they were doing work without wall

cuts; that there is no proof that COVID-19 can go through a solid wall; that air takes a path of

least resistance; that she has never seen a published study showing that mold spores go through

intact sheetrock or intact plaster; that there are microcracks that are not visible; that there are
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walls that are close to airtight when they are caulked, to stop a fire from moving, as walls with a

two-hour fire rating are; that the Mold Assessor acted in a professional manner considering that

they took moisture ratings that were dry; that Petitioner's Mold Expert's readings showed that

the ceiling was dry; and that there was no justification to open a ceiling assembly.

The Third Expert testified on cross-examination on rebuttal that statistics on a table that

she filled out constitute a "spore
trap,"

not culture samples; that air samples are not cultured; that

swab samples would be cultured; that stachybotrys and chaetomanium are mold that like water;

that usually they are low-count; that you would not see them outside in high counts; that they had

penicillium/ aspergillus, an example where some experts say that is "inside
mold,"

but there can

be a few low counts outside; that when she first inspected in February of 2019 she did not know

for sure if it was raining; that more likely it was a sunny day; that if there was extreme weather

they note it; that you can have a plumbing issue that leads to water that would not be dependent

on rain; that it is possible that a building can have water damage and the moisture meter might

not pick it up. if there is a crack and you only see the water when it rains; that Petitioner's Mold

Expert found a roof drain caulk issue; that she was confused by his discovery of a crack in the

caulk and a water bubble, but she did not find an elevated reading; that the Building is an older

building; that it was not unusual for there to be situations where water damage could occur; that

she was not surprised to see a bubble because you see it around showers; that she did not see

pipes going to where the bubble was; that the subject premises is on the top floor of the Building;

that she did not see mushroom growth in the photographs from Petitioner's Second Report; that

she saw two black dots; that she did not think that those were stems, but lines that look like

cracks; that Petitioner's Second Report depicted a spore trap, the same method that she utilizes;

that the counts showed mold growth, but interference has to be ruled out; that if the ceiling was
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opened that would not tell us about the living mold growth; that one should remove mold based

on what the moisture meter and an infrared camera show you; that a full demolition of a ceiling

is not recommended; that it is all based on moisture mapping; that air sampling is not a part of

moisture mapping; that an infrared camera is better; that hidden mold exists everywhere in

hidden ceiling cavities; that it is impossible to fully remove all mold; that hidden mold should be

removed if it could impact the living space; that mold is an allergen; that lath board can have

mold on the surface; that after a remediation is done, reassessments are typical; that it is possible

that a remediation can not be done properly; that a drawback to not doing air sampling would be

not assessing the actual living space and one would be denied a quantitative measure in the

subject premises; that air sampling would not be useful to find hidden mold; that you could air

cross-flow from the ceiling to the floor level; that if there is not air flow, you would have

minimal air flow; that it would not be significant; that hot air rises; that a fire-rated wall does not

allow for air circulation; and that the ceiling was most likely thick enough to be fire-rated, but

she did not test.

The Third Expert testified on redirect examination on rebuttal that the subject premises

was ready for reoccupancy.

The DOHMH Guidelines

Petitioner submitted the DOHMH Guidelines into evidence. The Guidelines state, inter

alia, the mold is present almost everywhere; that in an indoor environment hundreds of different

kinds of mold are able to grow wherever there is moisture and an organic substrate, i.e. a food

source; that mold growth indoors can and should be prevented and removed if present; that water

accumulation in indoor environments can lead to mold growth, which has been associated with

human health effects; that indoor mold growth can be prevented or minimized by actively
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maintaining, inspecting, and correcting buildings for moisture problems and immediately drying

and managing water-damaged materials; that a visual inspection is the most important initial step

in identifying a possible mold problem; that a visual inspection should also include observations

of hidden areas where damages may be present, such as crawl spaces, attics, behind wallboard,

and insulation; that a moisture meter or infrared cameras to detect moisture may be helpful in

identifying a hidden source of mold growth; that efforts should be made to minimize the

generation and migration of any dust and mold; that environmental sampling is not usually

necessary to proceed with remediation of visually identified mold growth, although it can be

helpful to confirm a visual inspection of mold or to find a source of indoor mold growth that

cannot be visually identified; that environmental samples should be collected according to a plan

that includes a clear purpose, and sampling strategy; that many types of sampling can be

performed, for example, air, surface, dust, and bulk materials; that sampling methods for fungi

are not well-standardized, however, and may yield highly variable results that can be difficult to

interpret; that currently there are no standards or clear and widely accepted guidelines with

which to compare results for health or environmental assessments; that in all situations,

remediation entails correction of the underlying moisture problem; and that existing research

does not relate the amount of mold growth to the frequency or severity of health effects, although

as the presence of moldy materials increases, so does the potential for exposure and the need to

limit the spread of mold-containing dusts.

Discussion

The Order granted
Respondents'

motion to dismiss "to the extent of directing a hearing

on compliance with the
[S]tipulation."

The Stipulation obligated Respondents to, inter alia,

correct the HPD Violation. After the work that Respondents shows that they engaged in, HPD
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inspected and dismissed the HPD Violation. To the extent that the parties dispute whether

Respondents remediated mold in the subject premises, the focus of that debate was not about the

wall where the HPD had issued the HPD Violation. Respondents have therefore proven that they

corrected the HPD Violation.

The Stipulation further obligated Respondents to remediate mold conditions from

Petitioner's complaint to DHCR seeking a rent reduction order, which included allegations of

toxic mold in the ceiling of the subject premises. The Stipulation also obligated Respondents to

remediate the mold conditions in the subject premises so as to meet standards for testing

implemented by the Mold Assessor. The Stipulation provided that Respondents shall perform

the Remediation Work "of professional standard
[sic.]."

Respondents'
argument that they proved compliance with the Stipulation as a prima facie

matter is straightforward. The Stipulation required that Respondents first remediate the exterior

of the Building to remedy water intrusion. The unrebutted, detailed testimony of the Engineer

and the Contractor, the evidence of DOB filings and permits, and the Third Expert's observations

of the Building envelope proved that Respondents did the necessary work to stop water intrusion.

Even Petitioner's Mold Expert testified that his moisture readings showed that the subject

premises was dry. The Stipulation then required that Respondents remediate the mold found in

the Mold Assessor's First Report. The testimony of the Project Manager showed that

Respondents engaged in those measures. The testimony of the Construction Company Owner

showed that Respondents then reconstructed the subject premises following the mold

remediation. After a mold remediation, a mold assessor must determine, inter alia, whether the

work area is free of all visible mold and whether the remediator completed all work in

compliance with the remediation. Labor Law §947(1).
Respondents'

Mold Expert, working for
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the Mold Assessor, made such a determination.
Respondents'

Mold Expert and the Third Expert

submitted into evidence their reports and testified that
Respondents'

work rendered the subject

premises fit for occupancy.

Petitioner does not dispute that Respondents engaged the Engineer, the Contractor, the

Project Manager, the Construction Company Owner, or the Mold Assessor, nor that

Respondents'
contractors did the work that the evidence shows that they did. Rather, Petitioner

disputes that the work that Respondents did effectively remediated the mold condition as

required by the Stipulation. Petitioner's Mold Expert inspected the subject premises for the first

time on October 12, 2017, around three months after the completion of the work, and found mold

growth in the ceiling cavity above the bedroom. in between the ceiling of the subject premises

and the roof deck above. The parties dispute whether Petitioner's Mold Expert's findings prove

that Respondents did not properly remediate and the parties dispute the effect of mold behind a

ceiling.

Respondents'
Mold Expert and the Third Expert emphasized the primacy of water

intrusion, as located by moisture meters or infrared cameras, in determining the locations for

testing for and remediation of mold. In the absence of water intrusion, according to this

argument, mold behind a barrier does not pose a health hazard to the occupants, particularly a

barrier made of non-organic material like plaster that does not provide a food source for mold.

While Petitioner's Mold Expert did not deny the importance of testing for water intrusion, he

placed much more emphasis on Petitioner's complaints as a reason to probe behind the walls and

ceilings of the subject premises.

The DOHMH Guidelines assist with a resolution of these disputes. The DOHMH

Guidelines state that mold can grow where there is moisture and an organic substrate and that in
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all situations, remediation entails correction of the underlying moisture problem. This

proposition, generally consistent with the testimony of all three experts, is hard to reconcile with

Petitioner's Mold Expert's testing of the ceiling cavity on October 12, 2017, given that

Petitioner's First Report found that the subject premises was dry.

The DOHMH Guidelines further state that sampling methods for fungi are not well-

standardized and may yield highly variable results that can be difficult to interpret, that currently

there are no standards or clear and widely accepted guidelines with which to compare results for

health or environmental assessments, and that existing research does not relate the amount of

mold growth to the frequency or severity of health effects. Given this lack of a consensus view,

the difference in opinions expressed by three credible experts is understandable.

If the views of any of the expert witnesses can be reasonable, the Stipulation guides the

Court in determining the motion. While the Stipulation provided that the mold remediation shall

be done according to a professional standard, the ambiguity in the DOHMH Guidelines as set

forth above does not support the proposition that the means by which Respondents remediated

the mold did not live up to a professional standard, as vouched for by both
Respondents'

Mold

Expert and the Third Party Expert.

More troubling for Petitioner's opposition to this motion, however, is that the Stipulation

specifically provided that Respondents shall remediate the mold conditions in the subject

premises so as to meet standards for testing implemented by the Mold Assessor. A stipulation is

a contract. Matter of Banos v. Rhea, 25 N.Y.3d 266, 276 (2015). The Court construes contracts

to give effect to every word contained in the contract. See Spaulding v. Benenati, 57 N.Y.2d

418, 425 (1982). Gessin Elec. Contrs., Inc. v. 95 Wall Assoc., LLC, 74 A.D.3d 516, 519 (1st

Dept. 2010). J .P. Doumak, Inc. v. Westgate Fin. Corp., 4 A.D.3d 62, 64 (1st Dept.), appeal
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dismissed, 3 N.Y.3d 635 (2004), Taylor v. Muss, 13 A.D.2d 245, 249 (1st Dept. 1961), aff'd, 11

N.Y.2d 685 (1962). This canon of contractual construction means that the Court must give effect

to the provision of the Stipulation that applies the standards for testing implemented by the Mold

Assessor. the outcome of which would credit the visual inspection and the moisture meter testing

that Respondents Mold Expert. who worked for the Mold Assessor, engaged in.

Petitioner, who was represented by counsel, could have bargained for a stipulation where

Respondents had to remediate according to the standards set by Petitioner's Mold Expert.

Petitioner did not do so, an omission made all the more glaring in light of the specificity with

which the Stipulation prescribed other methods for mold remediation, such as requiring

Respondents to first seal the exterior, deploy brick replacement, and the remove drywall and

plaster in particularly-identified walls. The parties thus demonstrated that they could get specific

about what remediation entailed when they wanted to. "Inclusto unius est exclusio
alterius,"

a

canon of contractual construction, Two Guys from Harrison-N.Y. v. S.F.R. Realty Assocs., 63

N.Y.2d 396, 404 (1984), provides that a specific provision that only applies to a particular

circumstance implies the intended exclusion of that provision from other circumstances. 2.G6

Bway LLC v. Broadway Metro Assocs., LP, 85 A.D.3d 456, 457 (1st Dept. 2011). As the

Stipulation specifically included both these details of the remediation process and that

Respondents shall remediate according to the standards for testing set by the Mold Assessor, the

text of the Stipulation compels the conclusion that the parties to the Stipulation could have not

intended for Respondents to remediate according to the standards for testing set by Petitioner's

Mold Expert, which for October 12, 2017, relied on methods other than a visual inspection of the

surfaces of the subject premises and measurements of water intrusion. Similarly, as the parties

charted their course by applying the testing standards of the Mold Assessor, Petitioner's Mold
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Expert's standards of hidden mold do not apply in derogation of the different standards of the

Mold Assessor.

To the extent that Petitioner's Mold Expert's findings of mold on October 12, 2017 raise

a fact question about the efficacy of the remediation, Petitioner's post-remediation conduct

becomes relevant. In September of 2017, after the remediation, Petitioner had Petitioner's

Friend to drill holes in the ceiling. The applicable regulations prescribe that work practices when

assessing an indoor mold hazard require a minimization of the dispersion of dust and debris from

the work area to other parts of the dwelling unit through such methods as isolating the work area

with plastic sheeting and the use of a vacuum equipped with a HEPA filter at the point of dust

generation N.Y C. Admin. Code §27-2017.9(b). Petitioner testified that Petitioner's Friend did

not adopt these protections and that the drilling spread particulate matter in the subject premises.

The Third Expert's rebuttal testimony clarified that the reason for rules like this is to avoid

dispersing dust and increasing the mold counts, perhaps significantly. The Third Expert testified

on rebuttal that mold found as a consequence would indicate not hidden mold, but dust

disturbance. Petitioner's drilling of holes in the ceiling without protections disrupts possible

causal links between purported shortcomings in the remediation and Petitioner's Mold Expert's

finding of mold.

Petitioner's Mold Expert's finding of mold on November 20, 2019 raises a new issue, as

Petitioner and Petitioner's Mold Expert testified to seeing a water bubble in the bathroom

ceiling, indicating a level of water intrusion beyond what Petitioner's Mold Expert observed on

October 12, 2017. The Third Expert did not see the bubble when she inspected the subject

premises on February 21. 2019 and Petitioner testified that he first saw it in September of 2019,
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compelling the conclusion that water intrusion that would have caused the bubble occurred at

some point in between those two dates.

To the extent that the standards that the Mold Assessor would apply relied more

exclusively on water intrusion, then, the water bubble raises the possibility that even by the

standards set by the Mold Assessor, that Respondents did not effectively remediate mold in the

subject premises. However, Petitioner's Mold Expert provided in Petitioner's Second Report

that the rest of the subject premises was dry and the mold that Petitioner's Mold Expert found

was not in the bathroom, but in the living room and the bedroom. The Third Expert noted in her

rebuttal testimony that Petitioner's Mold Expert did not attempt to establish a causal connection

between the mold that Petitioner's Mold Expert found in the ceiling cavity in a different room

from the one where Petitioner's Mold Expert found the water bubble. Moreover, the cuts in the

ceiling at that point were much bigger than the two-inch holes that Petitioner's Friend had

previously cut. Petitioner testified that in 2019 he and Petitioner's Friend used a ripsaw to cut

sections out of the ceiling, again without the regulatory protections. On this record, the mold

that Petitioner's Mold Expert found in the ceiling cavity in 2019 does not rebut the case that

Respondents established that they remediated mold in 2017 as required by the Stipulation.

Even on a finding that Respondents complied with the Stipulation, Petitioner argues that

Petitioner's Mold Expert's subsequent finding of mold warrants a denial of Respondents'
motion

to dismiss this matter, given that New York City Civil Court Act §l 10(c) empowers this Court to

sua spon/e employ any remedy for the enforcement of housing standards.

New York City Civil Court Act §l 10 indeed memorializes the expression of the

Legislature that the public policy goals of the maintenance of housing standards override

agreements that private parties may make between themselves, D'Agostino v. Forty-Three E.
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Equities Corp., l 6 Misc.3d 59 (App. Term 131 Dept. 2007), as the parties here did in the

Stipulation. However, while the Court in D'Agostino, supra, 16 Misc.3d at 59, found that an

arbitration clause between the parties violated public policy insofar as it would have operated to

deprive the Housing Court of its ability to enforce housing standards, a stipulation that resolves

an HP proceeding by requiring an owner to remediate mold according to the standards of a

licensed mold remediator using methods consistent with DOHMH Guidelines does not similarly

offend public policy.

Petitioner is, in effect, asking the Court to order Respondents to correct a mold condition

that Petitioner likely caused after Respondents remediated the mold as per the Stipulation that

settled this matter. To the extent that Petitioner's opening up of the ceiling without the

protections required by regulations caused the condition, Petitioner would not be able to obtain

civil penalties on any hypothetical default of Respondents of such an order. N.Y.C. Admin.

Code §27-21 16(b)(2)(iii). To the extent that another leak arose in 2019, two years after

Respondents remediated the subject premises as required by the Stipulation, this HP proceeding

does not have to be the means by which Petitioner pursues relief for that condition. Schlueter v.

E. 45th Dev. LLC. 9 Misc.3d 1 105(A)(Civ. Ct. N.Y. Co. 2005). These circumstances do not

give rise to an occasion for the Court to exercise its sua sponte authority to issue an order to

correct on a five-year-old proceeding where Respondents complied with an agreement to

remediate mold four-and-a-half years before this writing.

Accordingly, it is ordered that the Court finds that Respondents complied with the

Stipulation and it is further ordered that the Court therefore grants
Respondents'

motion to

dismiss this proceeding. The Court denies
Respondents'

motion to compel Petitioner to
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withdraw his complaint at DHCR as moot as the evidence shows that DHCR has already restored

the rent.

The parties are directed to pick up their exhibits within thirty days or they will either be

sent to the parties or destroyed at the Court's discretion in compliance with DRP-185.

This constitutes the decision and order of this Court.

Dated: Brooklyn, New York

January 19, 2022

HON. JACK STOLLER
J.H.C.

PPRdVED
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