
 

 

  
 
 
  
 

September 4, 2013 
 
RE: 14 Day Letter 
Parkmed NYC, LLC 
CON- 132011-B          

                           (New York County) 
 

 
Dear Ann: 

 
 Review of the above application has revealed the need for the additional information 
requested in the enclosure from the Bureau of Financial Analysis. In preparing answers to the 
questions, please repeat each question and then provide the answer.  Please submit your 
response via your New York State Electronic Certificate of Need account within 14 days of the 
date of this letter in accordance with 10 NYCRR, 600.2.  
  
Processing of your application by the Bureau of Financial Analysis cannot be completed until 
the information is received and reviewed.  Also, if this project requires review by the Public 
Health and Health Planning Council, such review may have to be delayed if the requested 
information is not received promptly.  Accordingly, while you have 14 days to respond, you are 
encouraged to submit the response at your earliest opportunity.   
 
If you have any questions on the information being requested, please contact at 518-402-0953. 
 
The following information is required to complete the review of the above referenced application. 

 
Sincerely, 
 
 
Mary M. Ilnicki, BFA 
DOH 
 
 
 
 
 
 
 
 
 



 
Pg. 2 132011 
 

1. Submit updated networth or affidavit of no change for the proposed physician 
member of Parkmed NYC, LLC.        
   

2.   Resubmit Table 13D-4 to reflect Medicaid as managed care only. Medicaid Fee-
For-Service will be phased out.         
  

3.  Explain why lease is stated at 7,850 square feet but states 4,944 usable square 
feet. Is the difference common area? 

 
  
Mary M. Ilnicki 
 



2 HOUR RATED STAIR 
ENCLOSURE

2 HOUR RATED STAIR 
ENCLOSURE

2 HOUR RATED EXIT 
ACCESS CORRIDOR TO 
EAST 43RD STREET

2 HOUR RATED  
ELEVATOR SHAFTS





187 East Market Street 845 876 8202  
Suite 180 845 876 8112 fax      
Rhinebeck NY 12572 optimusarchitecture.com 
                  

Parkmed NYC 

Qty Length Width Typ SF Total SF Notes

Reception Waiting 1 26 21 547       
Public Womens Toilet Room 1 8 18 140       
Public Mens Toliet Room 1 9 18 160       
Reception 1 11 11 122       
Sub-Waiting 1 10 20 200       
Sub-Waiting 1 3 8 25         
Sub-Waiting 1 3 7 22         

Clinical Areas Exam Rooms 4 8 11 84             336 Provide a min clear floor area of 80 sqft, permit a 
minimum clear dimension of 2'-8" at each side and at the 
foot of the exam table, provide handwashing station and 
documentation space.

Exam Rooms 2 10 12 120           243 Provide a min clear floor area of 80 sqft, permit a 
minimum clear dimension of 2'-8" at each side and at the 
foot of the exam table, provide handwashing station and 
documentation space.

Treatment Rooms 2 15 12 170           340 Provide a min clear floor area of 120 sqft, permit a 
minimum clear dimension of 3'-0" at each side and at the 
foot of the table, provide handwashing station and 
documentation space.

Blood Draw 1 6 10          58 Provide handwashing station and documentation space.

Interview/ Counseleing/ 
Multipurpose room

1 9 12        108 

Changing Rooms 2 3 4 12 24

PROGRAM
                                             

Diagnostic & Treatment Center

1 of 1

Changing Rooms 2 3 4 12    24       
Patient Changing 6 Stations 1 17 29 492       
Nurse Station 1 3 5 16         
Nurse Station 2 3 4 12 24         
Nurse Station 1 2 3 6           
Nourishment Area 1 2 10 20         
Documentation Area 1 2 3 6           
Soiled Utility 1 8 16 129       
Soiled Holding 1 7 8 54         
Clean Storage 2 9 10 88 177       
Med Gas Closet 1 2 3 7           
Red Bag Waste 1 3 4 11         
Patient Toilet Rooms 2 5 8 37 74         
HC Toilet Room 1 7 8 55         
Wheelchair Storage 1 2 4 8           

Staff Areas Break Area/ Pantry 1 12 15 175       
Office 1 7 8 56         
Office 1 8 8 64         
Office 1 8 14 112       
Office Area 1 15 11 158       
Environmental Service 1 2 3 6           
Server Room 1 8 7 52         
Storage 1 35 16 576       
Electrical Closet 1 5 3 17         
Electrical Closet 1 2 4 8           

Total Net Area 4,628    nsf
Circulation, Walls, etc 924       usf
Total 5,552    sq ft

1 of 1













 
      November 12, 2013 
 
 
Ann Gormley 
Consultant 
Empire Health Advisors 
60 Railroad Place 
Saratoga Springs, New York  12866 
 

RE:  132011-B 
Parkmed NYC, LLC 
(New York County) 
Establish and construct a diagnostic and treatment center to 
be located at 800 Second Avenue, New York 

 
Dear Ms. Gormley: 
 

Please be advised that the above captioned application has been scheduled for review by the 
Establishment/Project Review Committee of the Public Health and Health Planning Council on Thursday, 
November 21, 2013, Committee meetings begin at 10:15 a.m. (Please check meeting schedule on website) at    
The Century House, 997 New Loudon Road (Route 9) Main Ball Room, Latham. A copy of the 
exhibit, to be reviewed at the meeting, and the meeting schedule, can be found at 
www.health.state.ny.us/facilities/public_health_and_health_planning_council/.   

 
Subsequently, the application will be considered by the Public Health and Health Planning Council on 

Thursday, December 12, 2013, at 10:15 a.m., located at the Century House, 997 New Loudon Road (Route 9), 
Main Ball Room, Latham. 

 
The above stated meetings can be accessed via webcast through the following internet address: 

www.health.state.ny.us/events/webcasts 
 
 

 Sincerely,  
 

 
 Colleen M. Frost 
 Executive Secretary 
 Public Health and Health Planning Council 
  

 

 
 
 











Created By: A&E Self-Certification on  11/13/2013    
Correspondence Type: Other  
Recipient: Project Management  
Correspondence Visible To: All  
Message: 
State Environmental Quality Review (SEQR) Unlisted Action - Negative Declaration issued. 
Attachments: 
CON 132011 - Parkmed NYC LLC - SEQR Negative Declaration.pdf **  
 



Created By: Robert Lis ,  Architectural and Engineering 
Review on  09/24/2013  Waiting for Information 

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Please see attached letter. 
Attachments: 
132011_RFI.pdf **  
 

 

Created By: Robert Lis ,  Architectural and Engineering 
Review on  10/08/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Please respond to RFI Letter orignally sent on 9/23/2013. 
Attachments:   
 

 

Created By: Applicant on  10/16/2013    
Correspondence Type: Request for Additional Information  
Recipient: Architectural and Engineering Review  
Correspondence Visible To: All  
Message: 
Robert-Attached is updated architectural narrative, certification, space plan and floor plans to address the issues you 
raised. Additionally, a full size floor plan is being sent to your attention to Project Management. Please let me know if any 
further information is required. Thank you for your assistance, Ann 
Attachments: 
ARCHITECURAL CERTIFICATION UPDATED 101613.PDF **  
1106_Parkmed_CON_Plan_Revised_101413_24x36.pdf **  

Parkmed_NYC_Architectural_Narrative_101413.pdf **  
1106_Parkmed_NYC_Program_100913.pdf **    
 

 

Created By: Applicant on  10/16/2013    
Correspondence Type: Request for Additional Information  
Recipient: Architectural and Engineering Review  
Correspondence Visible To: All  
Message: 
Robert- Here is the formal response to the RFI, all documents were already uploaded to you, but we were able to secure 
the plan for the first floor lobby in case you wanted to view it. It is attached. We sent to you via FedEx today the full size 
floorplan. Please let me know if additional information is required. Thanks, Ann 
Attachments: 
Response to Architecture 101613.PDF **  

First Floor Lobby 101613.pdf **    
 

 



Created By: Robert Lis ,  Architectural and Engineering 
Review on  10/21/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Please see attached 
Attachments: 
132011-2_RFI.pdf **  
 

 

Created By: Applicant on  11/04/2013    
Correspondence Type: Request for Additional Information  
Recipient: Architectural and Engineering Review  
Correspondence Visible To: All  
Message: 
Robert- All documents have been uploaded and we are also mailing you a full size floor plan and response through Project 
Management. Please let us know if any further information is required. Sincerely, Ann 
Attachments: 
Optimus_Response_Ltr 110413.pdf **  

Parkmed_NYC_Architectural_Narrative_110413.pdf **  
132011B Parkmed Architect Certification 110413.pdf **  
NFPA_101_-_High-Rise 110413.pdf **    
 

 



Created By: Donna Wang ,  Certification and Surveillance - Hospital 
Services on  08/08/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Please see and respond to attached letter. Thank you. Donna Wang ph# 518 408-5867.  
Attachments: 
132011 DCS 20130808.doc **  
 

 

Created By: Applicant on  08/09/2013    
Correspondence Type: Request for Additional Information  
Recipient: Certification and Surveillance - Hospital Services  
Correspondence Visible To: All  
Message: 
Ms. Wang- Attached is the second page of Schedule 13B that did not scan properly upon submission and answers to 
questions 2 and 3. If you require any additional information, please just let us know. Thank you very much, Ann Gormley 
Attachments: 
132011 Response to Hospital Services.pdf **  
 

 

 







Created By: William Atkinson ,  Construction Cost 
Control on  08/08/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Schedule 6 attachments A,B & D were not included in the submission. Please provide. 
Attachments:   
 

 

Created By: Applicant on  08/09/2013    
Correspondence Type: Request for Additional Information  
Recipient: Construction Cost Control  
Correspondence Visible To: All  
Message: 
Attachment 6 includes the functional space program, architectural narrative, conceptual drawing, architect's letter of 
certification. I have attached it for your review. If you need anything further, please let me know. Thanks, Ann Gormley 
Attachments: 
Floorplan Final 060413.pdf **  
ATTACHMENT 6.pdf **  
 

 

Created By: Construction Cost Control on  08/12/2013  Waiting for Information 
Correspondence Type: Request for Additional Information  
Recipient: Gormley, Ann Marie  
Correspondence Visible To: All  
Message: 
The architectural narrative does not explain what if any renovations are required. Schedule 8B shows $100,000 in 
renovation costs, please include in the narrative what renovations are planned. 
Attachments:    
 

 

Created By: William Atkinson ,  Construction Cost 
Control on  10/29/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
2nd Request The architectural narrative does not explain what if any renovations are required. Schedule 8B shows 
$100,000 in renovation costs, please include in the narrative what renovations are planned. 
Attachments: 
 

 

Created By: Construction Cost Control on  11/04/2013    
Correspondence Type: Request for Additional Information  
Recipient: Gormley, Ann Marie  
Correspondence Visible To: All  
Message: 
Please submit an architectural narrative that explains what construction is planned or remove the construction costs from 
the project. 
Attachments:    



Created By: Ann Gormley ,  Applicant on  11/04/2013    
Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
2nd Request The architectural narrative does not explain what if any renovations are required. Schedule 8B shows 
$100,000 in renovation costs, please include in the narrative what renovations are planned. 
Attachments: 
1106_First_Floor_Plan_With_Comments_PDF 110413.pdf **  

1106_Parkmed_CON_Revised_110413.pdf **    
 

 

Created By: Applicant on  11/04/2013    
Correspondence Type: Request for Additional Information  
Recipient: Construction Cost Control  
Correspondence Visible To: All  
Message: 
Robert- Please call me as soon as possible at office (5185834900) or my cell ). We are trying to get on the 
November agenda and obviously the architect is not understanding what you are looking for him to add to his narrative. He 
explains in his narrative the renovations he is making to the space under Program Inventory at Project Completion and this 
represents the $100,000 renovation/demolition costs. Thank you for your assistance with this review. Sincerely Ann 
Attachments:    
 



 

 

 
      June 26, 2020 
 
Ms. Ann M. Gormley 
Empire Health Advisors 
60 Railroad Place, Suite 101 
Saratoga Springs, NY 12866 

 
RE: 132011 Parkmed NYC, LLC   

 
Dear: Ms. Gormley: 

 
Review of the above application has revealed the need for additional information for the 
Division of Certification & Surveillance.  Please submit your response via your New York 
State Electronic Certificate of Need account within 14 days of the date of this letter in 
accordance with 10 NYCRR 710.3(a).  
  
The following information is required to complete the review of the above referenced 
application.  In preparing answers to the questions, please repeat each question and 
then provide the answer.  Please submit only one response which addresses all 
items. 

 
1. The Schedule 13B submitted was incomplete (missing page 2). Please 

complete the appropriate page and submit. (Be sure to provide the hospital’s 
full address and mileage information.) 

 
2. Dr. Molaei disclosed a name change upon naturalization. Please provide the 

date (month/year) of his name change.  
 

3. Please submit the following information relating to how the facility will operate 
as a distinct Article 28 Diagnostic and Treatment Center:  

a. days and hours of operation, and 
b. how patients of the facility will access medical staff during hours the 

facility is closed. 
 

If you have additional questions or need further assistance, please contact Donna Wang 
at 518-408-5867. 
 
Sincerely, 

Donna Wang  
Donna Wang, RN, BSN 
Health Care Analyst 



Division of Hospitals and Diagnostic & Treatment Centers 





 
 

PUBLIC HEALTH AND HEALTH PLANNING COUNCIL 

Empire State Plaza, Corning Tower, Room 1805   (518) 402-0964 

Albany, New York  12237      PHHPC@health.state.ny.us 

 

 

 

 

 

 

June 20, 2014 

 
 

Ms. Ann M. Gormley  

Consultant 

Empire Health Advisors 

60 Railroad Place 

Saratoga Springs, New York  12866 

 

Re: Articles of Organization of Parkmed NYC, LLC  

 

Dear Ms. Camera: 

 

AFTER INQUIRY and INVESTIGATION and in accordance with action  

taken at a meeting of the Public Health and Health Planning Council held on the 

12th day of December, 2013, I hereby certify that the Public Health and Health Planning Council 

consents to the filing of the Articles of Organization of Parkmed NYC, LLC, dated 

January 21, 2014. 

 

Sincerely, 

             

        
Colleen M. Leonard 

Executive Secretary 

/cl 



Created By: Mary ILnicki ,  Financial Analysis and 
Review on  09/04/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
14 day letter 
Attachments: 
14 day letter NYSECON ACCT-Parkmed NYC,LLC.docx **  
 

 

Created By: Applicant on  09/13/2013    
Correspondence Type: Request for Additional Information  
Recipient: Financial Analysis and Review  
Correspondence Visible To: All  
Message: 
Mary- Attached is a cover letter, updated net worth affidavit, Schedule 13, Schedule 17 and Payor Utilization to reflect the 
changed in Medicaid-fee-for service revenue. If you need anything else, please let Patty or me know. Thanks!!! Annie 
Attachments: 
BFA RESPONSE 132011B 091313.PDF **  
 

 

Created By: Mary ILnicki ,  Financial Analysis and 
Review on  09/20/2013    

Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Explain in detail why year 3 budget unit costs are going up. If you have any questions contact Mary Ilnicki at 518-402-0953. 
Attachments:    
 

 

Created By: Applicant on  10/01/2013    
Correspondence Type: Request for Additional Information  
Recipient: Financial Analysis and Review  
Correspondence Visible To: All  
Message: 
Visit volume is projected to increase very minimally -- one percent annually -- while salary costs are forecast to increase 
3.5% annually and other operating expenses about 3 % annually. Costs are increasing more rapidly than visit volume, so 
cost / visit rises over time.  
Attachments:   
 

 

 



Created By: Menka Nansi ,  Health Facility Planning on  10/02/2013    
Correspondence Type: Request for Additional Information  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Please complete Schedule 17B and submit. Thank you. Menka Nansi 518-402-0937 
Attachments: 
 

 

Created By: Applicant on  10/09/2013    
Correspondence Type: Request for Additional Information  
Recipient: Health Facility Planning  
Correspondence Visible To: All  
Message: 
Sorry Menka, it didn't scan in our submission. The complete Schedule 17 is attached. Thanks, Ann 
Attachments: 
Schedule 17 Revised 100913.PDF **    
 

 

Created By: Health Facility Planning on  10/11/2013    
Correspondence Type: Request for Additional Information  
Recipient: Gormley, Ann Marie  
Correspondence Visible To: All  
Message: 
Is the applicant willing to serve those who need services regardless of their ability to pay or the source of payment? If so, 
please provide such a statement; you may include that on Sch 17B that you revised or on Sch 1 Exec Summary. Thanks. 
Menka Nansi 518-402-0937  
Attachments:    
 

 

Created By: Applicant on  10/16/2013    
Correspondence Type: Request for Additional Information  
Recipient: Health Facility Planning  
Correspondence Visible To: All  
Message: 
Revision made in Schedule 17A as part of program information. Thank you, Annie 
Attachments: 
SCHEDULE 17 REVISED 101613.pdf **  
 

 

 



Created By: Office of Counsel on  11/22/2013    
Correspondence Type: Contingent Approval Letter  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Please see attached. 
Attachments: 
Parkmend Contingency Letter.pdf **  
 

 

Project 
Description: 

Establish and construct a diagnostic and treatment center to be located at 800 Second Avenue, New 
York   

  
Created By: Applicant on  12/05/2013    
Correspondence Type: Contingent Approval Letter  
Recipient: Office of Counsel  
Correspondence Visible To: All  
Message: 
Attached are the Articles of Organization and the executed lease 
Attachments: 
articles of organization 120513.PDF **  
Lease 120513.pdf **  
  

 

 



Created By: PHHPC Unit on  11/12/2013    
Correspondence Type: PHHPC Notification  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
11-21-13 PHHPC Notification Letter 
Attachments: 
132011.pdf **  
 



Created By: Project Management on  07/16/2013    
Correspondence Type: Acknowledgement Letter  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Acknowledgement Letter 
Attachments: 
132011.pdf **  
 

 

Created By: Project Management on  08/07/2013    
Correspondence Type: Acknowledgement Letter  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Revised acknowledgement letter dated August 7, 2013. 
Attachments: 
132011 corrected.pdf **  
 

 

Created By: Applicant on  08/27/2013    
Correspondence Type: Request for Additional Information  
Recipient: Project Management  
Correspondence Visible To: All  
Message: 
Chris- Can you provide a status on this application and let us know if there is any chance this application will be in the 
September/October cycle or if it will be November/December. Thank you very much, Annie 
Attachments: 
 

 

Created By: Project Management on  12/30/2013    
Correspondence Type: Approval Letter  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
PHHPC contingent approval letter dated December 30, 2013. 
Attachments: 
132011 12.30.13.pdf **    
 

 

Created By: Project Management on  01/08/2014    
Correspondence Type: Other  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
PHHPC Exhibit from the December 12, 2013 meeting. 
Attachments: 
132011-B Parkmed NYC, LLC - REVISED.doc **    
 



 

Created By: Project Management on  06/10/2014    
Correspondence Type: All Contingencies Satisfied Letter  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
All Contingencies Satisfied Letter 
Attachments: 
132011.pdf **  
 

 

Created By: Project Management on  06/20/2014    
Correspondence Type: PHHPC Final Approval  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Final PHHPC approval letter dated June 20, 2014. 
Attachments: 
132011 final.pdf **  
 

 

Created By: Project Management on  09/02/2014    
Correspondence Type: Other  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
Construction completion date extension request 
Attachments: 
132011.pdf **     
 

 

Created By: Project Management on  06/15/2016    
Correspondence Type: Modification Approval letter  
Recipient: Applicant  
Correspondence Visible To: All  
Message: 
132011 - #91231 - Modification Approval Letter 
Attachments: 
132011 - #91231 - Modification Approval Letter.pdf **  
 







































































































































































Project # 112086-B Exhibit Page 1 

 
 

Public Health and Health 
Planning Council 

Project #132011-B 
Parkmed NYC, LLC 
 
County:  New York County   

 
Program:  Diagnostic and Treatment Center 

Purpose: Establishment and Construction 
 

Acknowledged:  July 16, 2013 

Executive Summary 
  

Description 
Parkmed NYC, LLC, a limited liability company, 
requests approval to establish and construct an Article 
28 diagnostic and treatment center, for the provision of 
abortion, family planning, primary medical care and 
diagnostic radiology services to be located at 800 
Second Avenue in Manhattan. The 7,850 sq. ft. center 
will include a waiting room, reception area, six exam 
rooms, two treatment rooms, four nurses’ stations, an 
ancillary area and adequate support space to 
accommodate the current and future needs of the 
community. 
 
The proposed sole member of Parkmed NYC, LLC is 
Michael M. Molaei, M.D. 
 
DOH Recommendation 
Contingent Approval 
 
Need Summary 
Parkmed NYC, LLC, projects that there will be 17,883 
visits in year 1 and 18,242 in year 3 of the D&TC’s in 
operation. 

 
Program Summary 
Based on the information reviewed, staff found nothing 
that would reflect adversely upon the applicant’s 
character and competence or standing in the 
community. 
 
A transfer and affiliation agreement is expected to be 
provided by Bellevue Hospital. 
 
Financial Summary 
Project costs will be met with $482,646 in cash. 
 
Budget: Revenues: $6,896,820 
 Expenses: $5,067,490 
 Gain: $1,829,330 
 
Subject to contingency, it appears that the applicant 
has demonstrated the capability to proceed in a 
financially feasible manner. 

 
 
 
 
 
 
 



Project # 112086-B Exhibit Page 2 

Recommendations 
 
Health Systems Agency 
There will be no HSA recommendation of this application. 
 
Office of Health Systems Management 
Approval contingent upon: 
1. Submission of a check for the amount enumerated in the approval letter, payable to the New York 

State Department of Health.  Public Health Law Section 2802.7 states that all construction 
applications requiring review by the Public Health and Health Planning Council shall pay an additional 
fee of fIfty-five hundredths of one percent of the total capital value of the project, exclusive of CON 
fees.  [PMU] 

2.  Submission of an executed transfer and affiliation agreement, acceptable to the Department, with a 
local acute care hospital.  [HSP] 

3. Submission of an executed building lease that is acceptable to the Department of Health.  [BFA, CSL] 
4. Submission of Articles of Organization acceptable to the Department.  [CSL] 
5. The submission of State Hospital Code (SHC) Drawings, acceptable to the Department, as described 

in BAEFP Drawing Submission Guidelines DSG-01.  [AER] 
 
Approval conditional upon: 
1. The project must be completed with in two years from the Public Health and Health Planning Council   

recommendation letter.  Failure to complete the project within the prescribed time shall constitute an 
abandonment of the application by the applicant and an expiration of the approval.  [PMU] 

2. The staff of the facility must be separate and distinct from staff of other entities.  [HSP] 
3. The signage must clearly denote the facility is separate and distinct from other adjacent entities.  

[HSP] 
4. The entrance to the facility must not disrupt any other entity's clinical program space.  [HSP] 
5. The clinical space must be used exclusively for the approved purpose.  [HSP] 
6. The submission of Final Construction Documents, signed and sealed by the project architect, as      

described in BAEFP Drawing Submission Guidelines DSG-01, prior to the applicant’s start of 
construction.  [AER]     

7. The applicant shall complete construction by September 30, 2014 with 10 NYCRR Part 710.2(b)(5) 
and 710.10(a), if construction is not completed on or before that date, this may constitute 
abandonment of the approval and this approval shall be deemed cancelled, withdrawn and annulled 
without further action by the Commissioner.  [AER] 

 
Council Action Date 
December 12, 2013. 
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Need Analysis 
  
Background 
Parkmed NYC, LLC, an office-based private physician practice, is seeking approval to establish and 
construct an Article 28 Diagnostic and Treatment Center (D&TC) at 800 Second Avenue, New York, 
10017, in New York County. The proposed services are family planning, abortion, primary medical care, 
and radiology-diagnostic services. 
 
Analysis 
Parkmed NYC currently provides comprehensive reproductive services, including abortion services. In 
2012, Parkmed NYC performed 6,802 abortions and over 7,659 gynecology and family planning visits.   
Parkmed NYC’s service area is New York City.    
 
The projected number of visits is 17,883 in Year 1 and 18,242 in Year 3. 
 
New York County has a total of 54 freestanding D&TCs providing family planning, abortion, primary 
medical care, and/or radiology-diagnostic services.  These 54 D&TCs include two D&TCs providing 
abortion services, 19 providing family planning, 49 providing primary medical care, and 21 providing 
radiology-diagnostic services. None of these D&TCs are in zip code 10017, the site of the proposed 
D&TC.  
 
The applicant is committed to serving patients in need of health care services regardless of their ability to 
pay. 
 
Conclusion 
The proposed D&TC will improve access to primary care and other outpatient services for the 
communities of New York City. 

 
Recommendation 
From a need perspective, approval is recommended. 
 
 
 

Programmatic Analysis 
 
Project Proposal 
Parkmed NYC, an office-based physician practice that provides reproductive health services including 
abortion, located at 800 Second Avenue in Manhattan, requests approval to establish and construct a 
diagnostic and treatment center.  
 

Proposed Operator Parkmed NYC, LLC   
Site Address 800 Second Avenue, New York, NY  
Specialties  Primary Medical     

 
Family Planning 
Radiology – Diagnostic                      

Hours of Operation Tuesday through Saturday, 7:00 am – 6:00 pm 
Staffing (1st Year / 3rd Year) 26.0 FTEs / 26.0 FTEs 
Medical Director(s) Michael Molaei, MD 
Emergency, In-Patient and 
Backup Support Services 
Agreement and Distance 

Expected to be provided by  
Bellevue Hospital 
1.2 miles/4 minutes away 

On-call service  The Center’s phone lines will be forwarded to an after-hours 
call service and a person will direct calls to the (24/7) on-call 
provider.   
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Character and Competence 
The sole member of the LLC is:     

Name  
Michael Molaei, MD  100% 

 
Dr. Molaei, a practicing physician, is the current owner/operator of Parkmed NYC.  
 
Staff from the Division of Certification & Surveillance reviewed the disclosure information submitted 
regarding licenses held, formal education, training in pertinent health and/or related areas, employment 
history, a record of legal actions, and a disclosure of the applicant’s ownership interest in other health 
care facilities.  Licensed individuals were checked against the Office of Medicaid Management, the Office 
of Professional Medical Conduct, and the Education Department databases as well as the US 
Department of Health and Human Services Office of the Inspector General Medicare exclusion database.   
 
Dr. Molaei disclosed  settled and  pending malpractice cases.  
 
Recommendation 
From a programmatic perspective, contingent approval is recommended. 
 
 
 
 

Financial Analysis 
 
Lease Agreement 
The applicant has submitted a draft lease for approximately 7,850 gross square feet space on the sixth 
floor, Suite #605, at 800 Second Avenue in Manhattan, New York, under the terms of the lease 
agreement summarized below: 
 
Lessor: Good Care Medical, PC 
Lessee: Parkmed NYC,LLC 
Term: Ten Years with an option to renew for ten additional years. 
Rental: $33,424.58/month (51.10/ sq. ft.) with a yearly increase of 

approximately 3% a year. 
Provisions:                Tenant shall be responsible for utilities, maintenance, and pro-rated 

share of property taxes and insurance. 
 
The lease will be an arm’s length lease arrangement. The entire building houses a variety of physician 
and medical specialty practices. The applicant has submitted letters of opinion from real estate brokers 
attesting to the reasonableness of the per square foot rental. 
 
Total Project Cost and Financing 
Total project costs for the renovation and acquisition of movable equipment is estimated at $482,646, 
broken down as follows: 
 
Renovation & Demolition $100,000 
Planning Consultant Fees 30,000 
Architect/Engineering Fees 30,000 
Movable Equipment $   318,017 
Application Fee      2,000 
Additional Processing Fee     2,629 
Total Project Cost $482,646 
 
The applicant will finance the total project costs through proposed members’ equity. BFA Attachment A is 
the net worth statement of the proposed member, which shows sufficient equity. 
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Operating Budget 
The applicant has submitted an operating budget in 2013 dollars, for the first and third years of operation: 
 Year One Year Three 
Revenues: $6,761,047 $6,896,820 
Expenses:   
   Operating $4,280,311 $4,574,191 
   Depreciation and Rent 469,698 493,299 
Total Expenses $4,750,009 $5,067,490 
   
Net Income $2.001.038 $1,829,330 
   
Utilization: (visits) 17,883 18,242 
Cost Per Visit $265.2 $277.79 
 
Utilization by payor source for the first and third years is as follows: 
Commercial-Fee-For-Service  35.2% 
Medicaid Managed Care 48.6% 
Self Pay 14.2% 
Charity Care 2.0% 
 
Cost per visit increases in year three are due to costs projected to increase more rapidly than visit 
volume. Expense and utilization assumptions are based on the historical experience of the proposed 
physician private practice.   
 
Capability and Feasibility 
Total project costs of $482,646 will be financed through equity of the proposed member of Parkmed NYC, 
LLC.  BFA Attachment A is the net worth statement of the proposed member of Parkmed NYC, LLC. , 
which shows there are sufficient funds available. 
 
Working capital requirements, estimated at $844,582, appear reasonable based on two months of third 
year expenses and will be provided through equity of the proposed member. BFA Attachment B is the 
pro-forma balance sheet of Parkmed NYC, LLC based on the first day of operation, which indicates 
positive member’s equity position of $1,327,228. 
 
The submitted budget indicates a net income of $2,011,038 and $1,829,330 during the first and third 
years of operation, respectively.  Revenues are based on current reimbursement methodologies for 
D&TC services. The budget appears reasonable. 
 
It appears that the applicant has demonstrated the capability to proceed in a financially feasible manner; 
and contingent approval is recommended. 
 
Recommendation 
From a financial perspective, approval is recommended. 
 
 

Attachments 
 

BFA Attachment A Net Worth Statement of Proposed Members  
BFA Attachment B Pro-forma Balance Sheet of Parkmed NYC, LLC 
  
  

 
 
 
 
 















































































































































































































































 
187 East Market Street 845  876 8202 
Suite 180 845  876 8112 fax 
Rhinebeck  NY 12572 optimusarchitecture.com 
 
 
 
 
 
 

 

 ARCHITECTURAL NARRATIVE 
  Project Number: Not Assigned 
  ParkMed  NYC, LLC 
  (New York County, Manhattan) 
   Approval of Diagnostic & Treatment Center.  

 
INTRODUCTION 
ParkMed NYC is requesting approval for a Diagnostic & Treatment Center at 
their existing (Non Article 28) facility.  
 
Location 
ParkMed NYC is located at 800 Second Avenue, 6th Floor, New York, New York 
10017 (New York County, Manhattan).  
 
Purpose 
ParkMed NYC is proposing approval of this project to meet a community need 
for a Diagnostic and Treatment Center. 
 
Existing Program Inventory 
The existing facility is 5,552 square feet and includes a waiting area, reception 
area, six exam rooms, two treatment rooms, four nurse stations, a documentation 
area, one blood draw room, patient changing areas, a medication station, 
wheelchair storage, an interview/ consult/ multipurpose room, two public toilet 
rooms, three patient toilet rooms, a nourishment area,  a staff break area, four staff 
offices, soiled utility, soiled holding, two clean storage rooms, a red bag waste 
room, a medical gas storage closet, an environmental service room, and a large 
storage area.   
 
Program Inventory at Project Completion 
This is an existing (Non Article 28) facility requesting Article 28 approval. 
 
Existing Building Inventory 
The facility is located on the 6th floor of an existing multistory building.  There 
are two enclosed exit stairs that lead to the main level lobby with street level exits 
provided.  One enclosed stair is located right next to the main entrance door to the 
ParkMed suite.  The other enclosed stair is located down the corridor from the 
ParkMed suite main entrance door.  There are two exits access doors provided for 
the ParkMed suite which are connected to the enclosed exit stairs by means of one 
hour rated exit corridors.  There are three other sixth floor tenants that include: 1.) 
Jing Deng MD Rehabilitation PC (Physical Medicine).  2.) Consulate of Ecuador.  
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 3.) Park Madison Laboratory (Blood Draw Station/ Lab).     
 
CONCLUSION 
ParkMed request approval of a Diagnostic and Treatment Center at their existing 
facility.  Approval of the facility will respond to local demand for these specific 
services. 
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 ARCHITECTURAL NARRATIVE 
  Project Number: 132011 B 
  ParkMed  NYC, LLC 
  (New York County, Manhattan) 
   Approval of Diagnostic & Treatment Center.  

 
INTRODUCTION 
ParkMed NYC is requesting approval for a Diagnostic & Treatment Center at 
their existing (Non Article 28) facility.  
 
Location 
ParkMed NYC is located at 800 Second Avenue, 6th Floor, New York, New York 
10017 (New York County, Manhattan).  
 
Purpose 
ParkMed NYC is proposing approval of this project to meet a community need 
for a Diagnostic and Treatment Center. 
 
Existing Program Inventory 
The existing facility is 5,552 square feet and includes a waiting area, reception 
area, six exam rooms, two treatment rooms, four nurse stations, a documentation 
area, one blood draw room, patient changing areas, a medication station, 
wheelchair storage, an interview/ consult/ multipurpose room, two public toilet 
rooms, three patient toilet rooms, a nourishment area,  a staff break area, four staff 
offices, soiled utility, soiled holding, two clean storage rooms, a red bag waste 
room, a medical gas storage closet, two environmental service rooms, and a large 
storage area.  One environmental service room is located across the common hall 
from Park Madison Lab.  This environmental service room is the property of 
ParkMed and accessible to ParkMed at all times.   
 
Program Inventory at Project Completion 
Upon completion there will be five exam rooms.  Every other room indicated 
above will remain as is.  One exam room is being removed to provide a hall that 
will reduce the common path of travel to within the code permitted distance. 
Other renovations include removing the door between soiled utility and clean 
storage and filling the door opening with metal studs and drywall.  Removing the 
door connecting the adjacent physical medicine tenant to ParkMed and filling the 
opening with metal studs and drywall.  Removing the door connecting the 
adjacent Park Madison Lab to ParkMed and filling the opening with metal studs 
and drywall.  A door will be added between the elevator lobby and ParkMed’s 
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 suite entrance door to protect the access to stair #1.  A door will be added between 
the sub waiting areas to separate egress routes.  One of the waiting room doors 
will be removed and the opening filled with metal studs and drywall.  The doors 
on the two changing rooms will be removed and privacy cubicle curtains will be 
installed. This is an existing (Non Article 28) facility requesting Article 28 
approval. 
 
Existing Building Inventory 
The facility is located on the 6th floor of an existing multistory building.  There 
are two enclosed exit stairs that lead to street level exits.  Enclosed stair #1 is 
located right next to the main entrance door to the ParkMed suite.  Stair #1 exits 
onto east 43rd Street via a two hour rated exit access corridor from the street level 
stair landing.  The other enclosed stair #2 is located down the corridor from the 
ParkMed suite main entrance door.  Stair #2 exits onto Second Avenue through 
the main entrance lobby.  There are two exit access doors provided for the 
ParkMed suite which are connected to the enclosed exit stairs by means of one 
hour rated exit corridors.  There are three other sixth floor tenants that include: 1.) 
Jing Deng MD Rehabilitation PC (Physical Medicine).  2.) Consulate of Ecuador.  
3.) Park Madison Laboratory (Blood Draw Station/ Lab).     
 
CONCLUSION 
ParkMed request approval of a Diagnostic and Treatment Center at their existing 
facility.  Approval of the facility will respond to local demand for these specific 
services. 

 
 














































































































































































































































































































































































































