
On behalf of Douglas Elliman Property Manage-
ment, I am pleased to present the Management Re-
port for Riverbay Corporation for the period ending 
July 31, 2024.

This Management report provides updates on the 
ongoing progress for staffing the Public Safety De-
partment, Local Law 126, Garage Elevator Modernization 
Project, Flooring work in apartments, Mitchell-Lama Pres-
ervation Program ($50 Million Allocation), Budget Plan-
ning Calendar for the 2-year budget cycle, and the ongoing 
convector initiatives.

Public Safety Staffing
CCPD current staffing levels continue to be 45 short of 

the budgeted 93 Peace Officer positions. The new recruit-
ment class with our in-house Peace Officer Training Acade-
my begun on Monday, August 5, 2024. There is a total of 16 
recruits in the Academy and they are progressing along with 
the curriculum. Due to continued staffing shortages and an-
ticipated attrition, Management has already begun recruit-
ment efforts for the next class, which is anticipated to begin 
mid December 2024.

Local Law 126
Local Law 126 (“LL 126”) is a parking structure inspec-

tions program, which mandates periodic inspection/assess-
ments of all parking structures within the five boroughs of 
New York City every six years to ensure they are main-
tained in a safe condition. Owners are responsible for the 
proper inspection, repair, and maintenance of their parking 
structures, which must be examined by a Qualified Parking 
Structure Inspector (QPSI), and a report filed with the New 
York City Department of Buildings (DOB).

Report filling deadlines for Bronx Community Districts 
are as follows:

Subcycles 1C - January 1, 2026 – December 31, 2027.
Due to the recent garage structure collapse in Lower 

Manhattan, in 2023, NYC DOB amended its LL 126 re-
quirements. The LL 126 amendments require an initial as-
sessment to be completed by a QPSI and filed by August 1, 
2024. This applies to all Community districts, in all Subcy-
cles. For Riverbay, which is scheduled for filing in Subcycle 
1C, this means a one-time initial inspection in addition to 
the regularly scheduled inspection during the filing cycle.

O&S Associates, a QPSI designated engineering firm, 
was retained by Management to complete these inspections 
and file the required reports with the NYC DOB. In the ini-
tial condition assessment, there are three (3) classifications 
for which a parking structure is filed, they are as follows: 

1. Safe – This means there are no hazards, and the condi-
tions are in good shape.

2. Safe with Repairs and/or Engineering Monitoring 
(“SREM”) – This means that the conditions are safe but 
require repairs and/or monitoring.

3. Unsafe – Conditions that impose public safety. This 

could be limited to small areas as well. 
In this case the owner is required to im-
mediately secure any unsafe area for 
public safety by removing the unsafe 
condition or safeguarding the area and 
restricting public access.

Management met the August 1st 
deadline, and our garages have been classified and filed as 
follows:

What does this mean for Riverbay? Garages 3 through 
8 have unsafe conditions identified that are limited to cer-
tain areas, in all levels of the parking structures. Our struc-
tural engineers, O&S Associates, have identified areas that 
require “knock offs” of spalling concrete. “Knock offs” is a 
proactive construction activity that removes loose or spall-
ing concrete which can potentially fall on top of cars or pe-
destrians. 

Management is currently performing “knock offs” to re-
move the immediate hazards identified by O&S Associates. 
NYC DOB requires owners to cure the unsafe condition 
within 90-days of the initial filing. This will ensure that we 
stay compliant and provide public safety, as that is always 
our goal for the community. 

Next Steps: Riverbay structural engineers, O&S As-
sociates, in addition to the initial inspection for August 
1st filing deadline, has completed performing detailed sur-
vey of all eight (8) garages and has issued its report. The 
detailed reports, currently under review by Management, 
will be used to plan future repairs to make sure we keep 
our parking structures safe and comply with our filing cycle 
deadline, which starts January 1, 2026, and ends on Decem-
ber 31, 2027. 

Below (see next page) are preliminary cost estimates to 
complete garage repairs identified by the structural engi-
neers because of the initial inspections:
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garage elevator Modernization Project
Management engaged Champion Elevator Company to upgrade 

and modernize all 16 passenger elevators serving the eight (8) park-
ing garages in the community. Phase I of the project was success-
fully completed which included upgrades to the front elevators in 
Garages 3, 7, 8 and the rear elevator in Garage 6. Included in this 
phase were the front elevators in Garages 1, 2, 4, and 5. These ele-
vators are currently being inspected and tested by the DOB.

Phase II of the project began on August 21st and focused on the 
front elevator in Garage 6, as well as the rear elevators in Garages 
3, 7, and 8. 

Phase III of the project is scheduled to begin on September 24th 
and focuses on rear elevators in Garages 1, 2, 4, and 5. All upgrades 
are expected to be completed by the end of 2024.

flooring Work in aPartMentS
Riverbay Corporation is monitored by the Department of En-

vironmental Protection (DEP) when conducting removal of wood 
flooring in apartments. Every building is registered and a permit 
(ACP7’s) is required when performing this work. Currently, Man-
agement is only able to schedule flooring work in buildings where 
NYC DOB has approved permits. The DEP requires an Asbestos 
Project Notification (ACP-7) to outline the plan to safely handle the 
asbestos. Additional information is required for this project such 
as air monitoring, regulatory compliance, and safety plans. After 
an Asbestos Technical Review Unit (“A-TRU”) permit confirms 
that the project workers and the building residents are being safely 
taken care of, the project is approved. Management apologizes for 
any inconvenience this delay may cause our shareholders and are 
currently working with the DEP and our environmental company 

to remedy the situation so we can resume removal of wood flooring 
service in all buildings.

Mitchell-laMa PreServation PrograM ($50 Million)
Management received confirmation that Riverbay Corporation 

was allocated $50.0 Million from the New York State’s Capital 
Budget Appropriation Bill (Mitchell-Lama Preservation Program). 
We are working with HCR to determine the mechanism by which 
will be utilized to transfer the designated funds to the Corporation. 
Management will keep the Shareholders and the Board Directors 
abreast with the progress being made with the process upon receipt 
from HCR. Meanwhile, the Shareholders and the Board Directors 
will determine the priority use of these funds as outlined in the 
Budget Planning Calendar printed in last week’s edition of the CC 
Times Newspaper.

budget Planning  2-year budget cycle
The New York State Division of Housing and Community Re-

newal (“DHCR”) requires Mitchell-Lama housing companies to 
submit a two (2) year budget. The housing company Board of Di-
rectors shall approve this budget. The budget planning process for 
the development of the Riverbay Corporation Fiscal Year 25/26 
& 26/27 budgets will vary from previous years. Management will 
partner with Shareholders and the Board Directors to formulate 
budget estimates that reflect the real needs of the community. Com-
munity engagement will be an integral part of this year’s process 
and will be coordinated through the building and townhouse as-
sociation leadership boards. Shareholders are encouraged to work 
with their association boards to communicate priorities needed in 
the community for the 2-year budget cycle.

Internally, Management implemented a zero-based budgeting 
(“ZBB”) process for Riverbay departments. With this process, de-
partmental budget estimates begin from a “zero base,” requiring 
the department to analyze every function within the department for 
its needs and costs associated with service delivery to shareholders. 
All budget line items requested will require proper justification for 
consideration by the Budget & Finance Department. Budgets will 
be built around what is needed regardless of whether the budget 
is higher or lower than prior years; yielding results that focus on 
departmental operations, lower costs, budget flexibility, and stra-
tegic execution. These efforts will assist with achieving long-term 
financial stability for Riverbay Corporation. 

Below is the Budget Planning Calendar that will guide the activ-
ities of the Corporation.
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RIVERBAY CORPORATION FISCAL YEAR  
24/25 BUDGET OVERVIEW

The budget summary below gives a snapshot of River-
bay Corporation’s Budget vs. Actual performance for Fis-
cal Year 24/25 for period beginning April 01, 2024, and 
ending June 30, 2024. 

INCOME: At the end of June 2024, actual carrying 
charges were slightly greater than anticipated by $86K. 
Other income was less than anticipated by 8% or $1.0 mil-
lion. 

SUMMARY OF EXPENSES
Departmental Expenses:
Total departmental expenditures, which includes sal-

aries, fringe benefits and other expenses associated with 
the day-to-day departmental activities involved with pro-
viding direct and indirect services to the shareholders are 
down 7.8% or $ 2.8 million. 

Vacancies across departments, specifically the Public 
Safety Department, continue to contribute to the positive 
variances by the departments. Although several depart-
ments reported positive budget variances in payroll, there 
were some negative budget variances in the operating 
budgets. For instance:

• The Janitorial Department reported a $123,000 nega-
tive variance in its operating budget due to an equipment 
PO from fiscal year 23/24 that was used to lock in pricing. 
Monies are budgeted 24/25 for this purchase. 

• The Grounds department reported ($53k) negative 
variance due to purchases of spring supplies that were 
front loaded in the FY 24/25 budget year. 

• The Parking & Leasing department reported ($78k) 
negative variance due mostly to an unbudgeted emergen-
cy exit lighting project which resulted from an FDNY vi-
olation. 

• CC Times reported ($23k) negative variance due to a 
delay in equipment purchases budgeted in FY23/24.

• The Procurement Department reported ($14k) nega-
tive variance due to the Bentley Systems annual bid man-
agement renewal. 

• The Extermination Department is over budget by 
$9,000 or 5.3% due to excess overtime costs. 

The positive payroll budget variances resulted in over-
all budget surpluses for these departments since the sur-
pluses we greater than the deficits in the operating expens-
es. Asbestos and flooring materials costs continue to be 
below budget. 

• Computer Services Department reported a nega-
tive (114.3%) budget variance of $1.1 million for June 
2024. As explained in last month’s report the Department 
was over budget due to invoices totaling approximately 
$495,000 for equipment that had been encumbered in Au-
gust 2023. These invoices were billed by SHI Internation-
al and remain as open purchase orders. To date these in-
voices were not paid due to ongoing negotiations between 
Riverbay and SHI International. As long as these purchase 
orders remain open the department will continue to show 
this negative variance. Also invoice for YARDI annual 
subscription of $424,000 was due in accrued in June 2024. 

OVERALL PERFORMANCE: Overall, the grand 
total actual expenses of $63,216,000 which include depart-
mental, corporate and debt service were less than antici-
pated against the grand total actual income of $67,641,000 
which yielded a surplus of $4,425,000. Similarly, the year-
to-date budget for grand total expenses was $69,839,000 
which was less than anticipated when compared to the 
year-to-date budget grand total revenue of $68,773,000 
which yielded a negative variance of ($1,066,000).

Y-T-D
INCOME: BUDGET ACTUAL +/- $ +/- %

   Carrying Charges 224,002$             56,000$      56,086$     (86)$          0%
   Vacancy Losses (1,600)$                (400)$          (578)$         (178)$        44%
   All Other Income 52,691$               13,173$      12,132$     1,041$      8%
Grand Total Income: 275,093$             68,773$      67,641$     1,133$      2%

DEPARTMENTAL OPERATING EXPENSES:
Automotive Services 1,398$                 349$           358$          (9)$            -2.6%
Board of Directors 462$                    115$           71$            45$           38.7%
Budget & Finance 3,595$                 899$           899$          (0)$            0.0%
Building Janitorial 24,170$               6,042$        5,935$       107$         1.8%
Call Center 2,402$                 601$           567$          33$           5.6%
Communications - C.C. Times 1,092$                 273$           296$          (23)$          -8.4%
Information Technology 3,712$                 928$           1,989$       (1,061)$     -114.3%
Construction 2,694$                 673$           635$          39$           5.8%
Coperator Services Office 1,544$                 386$           365$          22$           5.6%
Corporate Administrative Services 845$                    211$           199$          12$           5.6%
Exterminating 690$                    173$           182$          (9)$            -5.3%
General Manager 1,821$                 455$           429$          26$           5.7%
Grounds/Landscaping 5,294$                 1,323$        1,296$       28$           2.1%
Human Resources 1,325$                 331$           257$          74$           22.3%
Internal Audit 618$                    155$           81$            74$           47.6%
Maintenance 18,633$               4,658$        4,522$       136$         2.9%
Parking & Leasing 6,044$                 1,511$        1,473$       38$           2.5%
Power Plant 19,697$               4,924$        4,588$       337$         6.8%
Procurement 2,053$                 513$           509$          4$             0.8%
Public Safety (CCPD) 15,231$               3,808$        2,883$       925$         24.3%
Residential Sales 1,580$                 395$           296$          99$           25.0%
Restorations 30,462$               7,616$        5,767$       1,849$      24.3%
Risk Management 613$                    153$           103$          50$           32.8%
Safety 1,084$                 271$           214$          57$           21.1%
Technical Services 933$                    233$           194$          39$           16.9%
TOTAL DEPARTMENTAL  EXPENSES: 147,994$             36,999$      34,108$     2,891$      7.8%

CORPORATE EXPENSES:
Insurance 24,146$               6,036$        5,263$       773$         13%
Utilities + Water 48,377$               12,094$      7,189$       4,905$      41%
Real Estate Taxes 11,632$               2,908$        2,839$       69$           2%
Violations 100$                    25$             17$            8$             31%
Bad Debts 4,500$                 1,125$        571$          554$         49%
Corporate Operating Expenses 6,220$                 1,555$        4,092$       (2,537)$     -163%
TOTAL CORPORATE ALL EXPENSES: 94,974$               23,743$      19,971$     3,772$      16%

EXPENSES BEFORE DEBT SERVICE & FEES: 242,968$             60,742$      54,079$     6,663$      11%

DEBT SERVICE:

Gen'l/Repl Reserve Fees 5,269$                 1,317$        1,337$       (20)$          -2%
HUD Mortgage Ins Premium 2,084$                 521$           540$          (19)$          -4%
Debt Service 29,036$               7,259$        7,259$       -$          0%
TOTAL DEBT SERVICE FEES 36,389$               9,097$        9,136$       (39)$          0%

GRAND TOTAL EXPENSES: 279,357$             69,839$      63,216$     6,623$      9%

NET SURPLUS (DEFICIT) FROM OPERATIONS: (4,264)$                (1,066)$       4,425$       5,491$      

APRIL THRU JUNE 2024

RIVERBAY CORPORATION
FISCAL YAR 24/25 YEAR-TO-DATE BUDGET COMPARISON

AMOUNTS IN THOUSANDS
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July Fiscal YTD
Monthly 
Average

Apartment Closings 20 121 30
Apartments Accepted (sold) 41 181 45
Move Outs 27 108 27

Equity Paid in Full 18
Deferred Equity Program 0
Equity Financed via Loan (Citibank or Webster Bank) 2

Total Apartments 15,372
Occupied Apartments 15,158  
Occupancy Rate: 98.6%
Vacant Apartments 214
     -Apartments - Undergoing Restoration Process 31
     -Apartments - Restored, Pending Closing 93
     -Apartments - Unsold (38 Restored and 42 Not Restored) 86
     -Model Apartments 2
     -Convector testing unit 1
     -Waterproofing testing of townhouse 1

Average Days for Apartment to be Restored: 22
Total Apartments Restored 31

     -Shareholders 5
     -Commercial 0

Court Stipulations Cases: 25
Hold Over Cases: 86
Non-payment Cases: 259
Dispositions 72
Vacancy Loss (158,510)$              

Landlord / Tenant Court Proceedings:

OCCUPANCY 

Evictions:

RESIDENTIAL SALES ACTIVITY

APARTMENT CLOSINGS AND FINANCING HISTORY

Note : 7 Applicants Declined Closing due to lack of Financing. 3 of 7 applicants were declined 
by banks while 4 of 7 applicants failed to secure financing from personal  resources.

Bartow Einstein Dreiser Professional Total
Total Spaces 31 19 34 31 115
Occupied 31 18 30 26 105
Vacant 0 1 4 5 10
Occupancy Rate: 100.0% 94.7% 88.2% 83.9% 91.3%

1 lease pending Board approval 
(12,871)$            

PARKING & LEASING SUMMARY

Vacancy Loss

SHOPPING CENTER COMMERCIAL & PROFESSIONAL SPACES

Vacancy Breakdown:
6 spaces currently being shown to potential tenants
3 spaces currently in negotiation/pending background check


