
(The following Management Report was presented at 
the February 26, 2025 Open Board Meeting held in the 
Einstein Center.) 

On behalf of Douglas Elliman Property Management, 
MOn behalf of Douglas Elliman Property Management, Manag-
ing Agent, we are delighted to present the Management Report 
for Riverbay Corporation for the period ending January 31, 2024.

This Management Report provides updates with the following 
elements:

• Public Safety – Peace Officer Staffing Levels
• 2025 Spotted Lanternfly Control Program 
• Recycling Efforts in the Community
• 2-Year Budget Planning 
• Convector initiatives

Public Safety Staffing
Peace Officer staffing levels in the Public Safety department 

are currently 77 or 82.7% of the 93 Peace Officer positions bud-
geted in the department. As of today, the following provides a 
summary of activities that took place since the last reporting pe-
riod:

• 18 recruits started our in-house Peace Officer Training Acad-
emy on 2/3/2025.

• 1 former Peace Officer was reinstated on 2/3/2025.
• 1 former Peace Officer who attained their special status was 

reinstated on 2/23/2025.
• 16 vacancies will be advertised in March 2025 for recruit-

ment for the next Training Academy.
2025 for recruitment for the next Training Academy.

2025 Spotted Lanternfly Control Program
Spotted lanternfly is an insect pest that feeds on trees and other 

variety of plants such as maple, grape vine, hops, walnut, and 
fruit trees. The spotted lanternfly is a one generation pest with 
eggs, nymphs, and adults. Spotted lanternflies hide in egg mass-
es of 30-50 covered in a brown mud-like substance. Egg laying 
occurs in late September to early December. Eggs can be found 
on the smooth bark of host trees, rocks, lawn furniture, outdoor 
equipment, etc.

The Exterminating department has developed a control pro-
gram to target each stage of the spotted lanternfly. This program 
will evolve through the following three (3) rounds beginning ear-
ly Spring through late Fall:

• Round 1 – March to April: Inspection of tree trunks and 
branches, rocks, out-door equipment, etc., to identify and destroy 
egg masses.

• Round 2 – May to June: Applying insecticides to tree trunks, 
branches, and shrubs (This application will target the nymphs, 
newly hatched spotted lanternfly). 

• Round 3 – July to Oct: Continuing the application of insec-
ticides to tree trunks, branches, and shrubs (This application will 
target the nymphs and adults).

The selected product for treatment is called Telstar P. This 

product is effective against all life stages 
of the spotted lanternfly. This is contact 
insecticide with a 14–21-day residual ef-

Marvin L. Walton
Riverbay Executive General Manager
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Vendors(s) Product/Project Funds Expended

Current Status

1. Express Plumbing $5301.04
Installation of an elec-
tronic leak detection and 
shut off value in convector

The electronic leak detection and shut-off value was installed in Building 10B, Apt. 
4B. This device is designed to detect leaks that may occur from a build-up of conden-
sation in the convector. Once the water in the drip pan reaches a certain level, the 
device will activate and shut off the valve, stopping the chilled water from circulating 
in the coil, mitigating potential flooding in the apartment.
• Management will be installing two (2) motorized shut-off valves with leak detection 
in occupied apartments. These valves will shut the water flowing through the coils in 
the convector once a leak is detected. The Maintenance team will periodically check 
in with the shareholders to see how the device is performing.
• Management obtained a quote ($3,534.00) from Express Plumbing to
install the two (2) shut-off valves in apartments. Management is coordinating with 
the two (2) shareholders where the valves will be installed and monitored by the 
Maintenance department.
Shut-off valves were installed in 11A/12C and 16B/12F; the valve will automatically 
shut off the water flowing through the coil, if a leak is detected. The Maintenance 
department will monitor these convectors and will stay connected with shareholders 
to see if any issues arise from the installation.

Vendors(s) Product/Project Funds 
Expended

Current Status

2. Kelvin Systems, Inc. $2000.00Convector control and 
leak monitoring unit

A sample product was installed in Section 1 Maintenance Office to observe 
the features for evaluating the functionality. The company is working on a 
dashboard that will support the operation of the unit.
Kelvin Systems, Inc. presented it to Riverbay Management team on Friday, June 
30, 2023. The presentation provided an overview of a radiator monitor and 
the proposed retrofits which include replacing the current toggle switch with a 
GFCI outlet, installing a float switch that is to be placed in the condensate drip 
tray to send an alert when the drip tray level rises, and a radiator sensor that 
will monitor the convector coil temperature and report information to a Cloud 
dashboard and database. Management plans to purchase five (5) radiator mon-
itors at a cost of $400/unit ($2,000) which will be installed in apartments and 
will be monitored by the Maintenance team for performance.

• The device is currently being evaluated in apartments. Management is work-
ing with shareholders to identify additional apartments to test the device. This 
device could provide reporting/alarm benefits.
• 4 units have been installed. Kelvin is arranging to install 3 more units, two (2) 
of which were free of charge.
• Maintenance will continue to be evaluated as issues arose with connectivity 
and were resolved by the vendor.
• This system does not have a leak detection device. Some issues came up 
during testing with connectivity and the unit was not responding. The vendor 
is addressing this matter.

Update –  ConveCtor InItIatIves traCker 
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fect. It is also a repellent that keeps the pest away. 
The program will be focused on trees and shrubs surrounding 

the buildings. The building exterior walls will be treated to pre-
vent or kill lanternflies gathering for warmth. Please note: This 
program does not provide treatment for shareholders’ apartments, 
terraces, and other personal spaces.

The program will be implemented during the week days. Ap-
plications will be conducted during the hours from 6:00 p.m. to 
9:00 p.m. All safety protocols will be adhered to during the treat-
ment process and applicators/staff will wear the required PPE. 
Notification signs will be placed around the treatment area to ad-
vise shareholders and their families and pets to keep away from 
these areas. Public Safety will be notified to restrict sharehold-
ers who may want to interfere or disrupt the treatment process. 
Management kindly asks for cooperation from shareholders as 
we work diligently to eradicate spotted lanternflies from the com-
munity.

Monthly reports will be generated to provide information on 
the areas treated and the status of any infestations that may form 
in the community. 

Recycling Program
In order to comply with Local Law 50 of 2007, the Janitorial 

Services department reported to the NYC Sanitation Recycling 
Program that during calendar year 2024 (January 1, 2024 – De-
cember 31, 2024), Co-op City processed the following recy-
clables:

Management would like to commend shareholders and their 
families for contributing to the recycling efforts in the Co-op City 
community.

2-Year Budget Planning
Board Directors and Management have completed the budget 

projections for the 2-Year Operating and Capital Budget for the 
Corporation and a resolution will be presented Wednesday night, 
Feb. 26, for Board consideration. It is important to note that the 
proposed 2-Year budget does not require an increase in carrying 
charges to maintain a balanced budget through March 31, 2027.

In summary, the Comprehensive Operating and Capital 
Budget for Riverbay Corporation is estimated in the amount of 
$315,071,999 for Fiscal Year 25/26 and $324,436,452 Fiscal 
Year 26/27. The budget is inclusive of the following two expense 
categories:

• The Operating Budget in the amount of $293,851,800 for 
Fiscal Year 25/26 and $293,508,700 for Fiscal Year 26/27; fund-
ing for the Operating Budget provides direct and indirect services 
to the shareholders of the Corporation. 

• The Capital Budget in the amount of $21,220,199 for Fis-
cal Year 25/26 and $30,927,752 for Fiscal Year 26/27; funding 
for the Capital Budget  provides necessary infrastructure repairs 
throughout the Co-op City community.

Management appreciated the opportunity to partner with Board 
Directors and Building & Townhouse Associations to estimate 
the proposed Comprehensive Operating and Capital Budget for 
the Corporation. This budget represents a pathway to sustaining 
this important affordable house stock for generation to come.

A Canada-based company shipped a free unit (8,000 BTUs) to be tested in an 
apartment. It is proposed that this unit will replace an existing convector and 
include a water sensor and a 2-way shut-off valve that will prevent flooding in 
an apartment. The unit shipped was a base model without the water sensor 
and 2-way shut-off valve.

PHASE 1 – Conduct test to determine if the unit fits and operates in our 
current environment. The base model unit was installed in the living room of 
the model apartment Building 19, Apt. 23F on June 6, 2023. RESULTS: This unit 
operates in our current environment without any issues observed thus far. The 
Maintenance team will continue to monitor and do all necessary testing to 
complete this phase. The Maintenance team anticipates that the unit will be 
monitored through September 2023.

• The Maintenance team continues to monitor the apartment once a week. 
Thus far, the apartment temperature has been maintained around seventy 
degrees with only one unit operating. There were no leaks from the unit. 
This is a one-bedroom apartment.

• Phase 1 completed. Will monitor the heating through the winter. Unit 
performed well in our current environment during the cooling season.

PHASE 2 – Order a larger unit (12,000 BTUs) from vendor that will include dual 
shut off valves, water leak sensors and a larger/deeper condensate tray. This unit 
will be installed in the model apartment and will be monitored by the Maintenance 
team to ensure it fits and operates in our current environment, and performs all 
its features. The Maintenance team will monitor the unit for the winter season 
through March 2024. Test time for this phase is estimated at 6 to 8 months.

• The 12,000 BTU unit is currently in transit to Riverbay at no cost. This 
unit will come complete with two 3-way motorized Belimo valves to shut off 
water to the coil in the event of a leak or break. This unit will be installed in 
the living room of the 3-bedroom model apartment in Building 34 in Section 5 
and monitored in our current environment for the upcoming heating season.

• The unit was received with two motorized shutoff valves and a wa-
ter detection device. It is currently being installed in the 3-bedroom model 
apartment (living room - 34/32E). Installation will be completed by the week 
ending 10/14/23. This will be monitored weekly to ensure it operates cor-
rectly in our current environment.

• The Maintenance department is monitoring the units, and they are 
performing as expected. No leaks have been detected.

• Winter monitoring is proceeding as planned, with adequate tempera-
tures measured in the apartments using only living room units. Measure-
ments were taken on 1/18/24 with outside temperatures 28 degrees, room 
temperatures were as follows:

• 19/23F temperature was 73 degrees and 35/32E temperature was 69 
degrees.

PHASE 3 – Based on the data collected from phase 1 and phase 2, the Main-
tenance team will meet with the Engineering team and will design a unit that 
would meet any additional requirements needed. The goal is to build a unit 
for our current environment with software and performance for Co-op City’s 
high-rise buildings. This unit will be designed to save energy and provide the 
same comfort, eliminate localized condensate leaks, and coil failure leaks. Man-
agement will also explore if there is government funding available for this type 
of large-scale program. Time for this phase is to be determined.

PHASE 4 – Designed unit completed and ready for ordering when all require-
ments are met. Management will examine historical data to determine a line of 
living rooms that have had multiple leaks in a building for units to be installed. 
The labor needed for installations will be assessed and determined during this 
phase. The Maintenance team will monitor units installed in apartments begin-
ning with a cooling season in the current environment for performance. The test 
time for this phase is to be determined.

PHASE 5 – Roll out a larger scale install throughout the campus. This will 
involve preparing a RFP to obtain options and prices to furnish and install units 
in various quantities. The installation of the new units is projected to reduce 
convector leaks, floor repairs, and asbestos abatement. There will also be in-
creased comfort in the apartments along with cost savings on energy. Time for 
this phase is to be determined.

• This unit continues to perform well in the current environment. Manage-
ment will be exploring additional features in the unit that would maximize 
its performance. 

Vendors(s) Product/Project Funds 
Expended

Current Status

$0
Ultra-Thin Hydronic Fan 
Coil Unit3. Aqua Solanor, Inc.



Vendors(s) Product/Project Funds 
Expended

Current Status
4. Artic Heat Pumps $0

The vendor will provide a 12,000 BTU convector like the one being evaluated 
at no cost to Riverbay. We will assess this unit in our current environment to 
make sure it performs all its features.

• The unit arrived and is continuing to be evaluated.
• The unit was installed in the Maintenance Shop and is being monitored.
• Unit is performing well in the current environment, but it does not have 

any leak mitigation features. 

Waiting for delivery. All measurements were taken by Manufacturer. Ex-
pected delivery is within a month.

• The unit arrived and was installed in Section 2 office (Bldg. 10C) on 
3/18/24. This unit has control valves and a pan float for leak mitigation. 
Vendor changed from the promised retrofit of the existing.

convector box to a direct replacement unit.
• The unit is working as expected and being monitored by the Main-

tenance department.
• Unit is performing well in the current environment, but it does not 

have any leak mitigation features.

Waiting for delivery of six (6) free sample units from the manufacturer. 
Expected delivery is within four (4) weeks. Plans are to have the sample 
units installed in occupied apartments and the Maintenance department 
will conduct ongoing monitoring of the units.

• Management is identifying six (6) occupied apartments for the units to 
be installed in the living rooms. Once the locations are identified, the con-
tractor will measure and make all arrangements for the units to be installed.

• Management will be proposing to the Board to purchase twenty-six 
units (6 free) for a total of thirty-two units. These units will be installed in 
Building 14 on the E line and monitored during the cooling season. The 
anticipated cost, including the installation, is $65,000 plus taxes.

• With consensus from the Board Directors, Management is preparing a contract 
with the vendor to install thirty-two units in the living rooms of Building #14 on 
the E-line. Plans are to have the installation commence within the next 6-8 weeks.

• 32 Sloped Top units are on order and expected to be delivered by the end 
of the month. The units will be installed in Building 14 on the “B” line. This is a 
correction to the information that was reported last month (units to be installed 
on the B-Line and the E- Line). Installation is expected to take one week.

• Thirty-two units have been delivered to Co-op City. Management is in the 
process of installing these units in Building 14 B-line living rooms. As of 7/16/24, 
six (6) units have been installed. Plans are to install five (5) units each day with 
an estimated completion date of 7/24/24. All units come with digital screens 
for comfort settings, water temperature sensors, leak detection devices for 
drip pans as well as the floor. The Maintenance department will monitor units 
in our current environment during the cooling season and heating season.

• All thirty-two units have been installed and are currently being monitored 
under our current environment. They are performing well; Management will 
continue to monitor the units for the remainder of the A/C season and the 
upcoming heating season. Management will arrange for the Board  Directors 
to tour Apt. 23B in Building 14 so they can see how the unit operates.

• The 32 units installed continue to perform well in our current environ-
ment. No defects have been detected.

• The units continue to function without any identified issues. Management 
is in the process of transitioning into the winter season. The Maintenance de-
partment will continue to monitor the apartments during this transition.

• The units continue to function without any identified issues. Manage-
ment has fully  transitioned to the Winter season. The Maintenance depart-
ment will continue to monitor the apartments throughout the Winter season.

Vendors(s) Product/Project Funds 
Expended

Current Status

6. Verano
Universal Slim Fan Coil 
(Units currently being in-
stalled at Rochdale Village)

$65,000.00

Funds 
Expended

Current Status
5. Gil Bar $0

Vendors(s) Product/Project

DEPARTMENT Open Work Orders
Maintenance, Restoration and Finance 12,429 Building Janitorial Dept. (0001) 468
Answered Calls 9,627 Call Center (0028) 553
Abandoned Calls* 2,802 Central Stores (0022) 2,696
Abandoned Rate 22.5% Construction (0700) 493
Contact made via chat feature 16 CSO I Dept. (0004) 2,273

CSO II Dept. (0005) 688
CSO III Dept. (0006) 416
Electrical Shop (0010) 1,201
Emergency Desk (0011) 30

Created 2,680 Extermination Services (0027) 3,623
Completed 2,030 Grounds Dept. (0008) 17
Follow-ups 33 Intercom Shop (0800) 504
Scheduled 392 Lock Shop (0012) 478
Canceled - Duplicate, Error, S/H cancelled appt 225 MATV Dept. (0015) 1025
% of Work Orders Completed 75.7% Occupied Inspections (0024) 736

Parking Facilities Dept. (0000) 792
Plumbing Shop (0013) 232

Living Room 8 PM Shop (0014) 3,093
Bedroom 7 Restoration Shop (0020) 13,983
Kitchen 35 Safety (S752) 3,194
Total 50 Technical Services (0023) 21

Total 36,516

Convector Leak Work Orders

INCOMING CALLS TO CALL CENTER

WORK ORDERS

*Callers that voluntarily disconnect the call.

CALL CENTER SUMMARY

Below are the Corporation Key Performance Indicators (KPIs) for the 
month of December 2024. Please be advised that the Financial Report cov-
ers periods April 1, 2024 – December 30, 2024.



Type
Outstanding 

(previous 
month)

New Resolved Ongoing 

Grievances 2 1 1 2
Arbitrations 14 2 1 15
External Concerns/Inquiries 5 0 1 4
Disciplinary Actions Reports & Other ELR matters 65 18 14 69
Total: 86 21 17 90

New Requests
Pending 
Request

Total on 
Leave

Short Term Disability 5 2 9
Family Medical Leave Act 8 6 13
Paid Family Leave 5 2 7
Workplace Accommodation 3 0
Total 21 10 29

Budgeted Head Count 945
Filled Head Count 876
Vacant Head Count 69
Vacant Head Count Rate 7.3%

*Work place Accommodations vary in type, and are not counted in the "Total on Leave"  column. 
Accommodations that are leave extensions are counted in the noted leave categories.

EMPLOYEE AND LABOR RELATIONS SUMMARY

HUMAN RESOURCES SUMMARY

HEAD COUNT SUMMARY

DISABILITY/FMLA/PFL

Riverbay Corporation Fiscal 
Year 24/25 Budget Overview

The budget summary below gives a snapshot 
of Riverbay Corporation’s Budget vs. Actual 
performance for Fiscal Year 24/25 for period 
beginning April 01, 2024, and ending Novem-
ber 30, 2024. 

INCOME
At the end of November 2024, actual Car-

rying Charges were slightly greater than antic-
ipated by 5.2% or $7.7 million as a direct result 
of the 8.1% increase in Carrying Charges that 
took effect July 1, 2024. The Other income* 
was less than anticipated by 6.6% or $2.3 mil-
lion primarily due to reduced receipts from sale 
of electrical power. 

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

cludes salaries, fringe benefits and other ex-
penses associated with the day-to-day depart-
mental activities involved with providing direct 
and indirect services to shareholders, are down 
5.8% or $ 5.7 million. 

Many vacancies in several departments, 
especially the Public Safety Department, con-
tinue to contribute to the positive variances in 
the departments. Although some departments 
reported positive budget variances in payroll, 
there were some negative budget variances in 
the operating budgets, and they are as follows:



• Automotive Services is $192,000 over budget due pri-
marily to increased vehicle maintenance costs.

• Information Technology reported a negative 50% bud-
get variance of $1.4 million through December 2024. As ex-
plained in last month’s report, the Department was over bud-
get due largely to invoices totaling approximately $495,000 
for furniture and equipment that had been encumbered in 
August 2023. These invoices were billed by SHI Interna-
tional and remain as open purchase orders. To date, these 
invoices have not been 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.

• Construction is over budget by $53,000 due to an in-
crease in roof repairs. 

• Exterminating is $90,000 over budget due to extermi-
nating supplies.

• Maintenance is $853,000 over budget due primarily to 
increased plumbing supplies, doors and convector parts and 
the unbudgeted gas detector project costs.

• Power Plant is $1.8 million over budget due mostly 
to unforeseen Ric Wil and front-loaded chemical treatment 

costs, and generator and pump repairs.
• Safety is $245,000 over budget due to increased envi-

ronmental remediation costs and unbudgeted gas detector 
project costs.

CORPORATE EXPENSES
Corporate operating expenditures are under budget by 

1.9% or $1.3 million primarily due to less than anticipated 
Insurance costs. 

DEBT SERVICE & FEES
Debt service & fees were over budget by 0.0% or $85K 

due to greater than expected replacement reserve fees and 
mortgage insurance premiums required payments.

OVERALL PERFORMANCE
Overall, the grand total actual expenses of $204,454,000 

which include departmental, corporate and debt service 
were less than anticipated against the grand total actu-
al income of $213,176,000 which yielded a surplus of 
$8,722,000. Also, the year-to-date budget for grand total 
expenses was $209,557,000 which was more than anticipat-
ed when compared to the year-to-date budget grand total 
revenue of $206,320,000 which yielded a negative variance 
of $(3,237,000).



Riverbay Corporation Fiscal Year 24/25 Bud-
get Overview

The budget summary below gives a snapshot of Riverbay 
Corporation’s Budget vs. Actual performance for Fiscal Year 
24/25 for period beginning April 01, 2024, and ending Novem-
ber 30, 2024. 

INCOME
At the end of November 2024, actual Carrying Charges were 

slightly greater than anticipated by 5.2% or $7.7 million as a 
direct result of the 8.1% increase in Carrying Charges that took 
effect July 1, 2024. The Other income* was less than anticipated 
by 6.6% or $2.3 million primarily due to reduced receipts from 
sale of electrical power. 

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

fringe benefits and other expenses associated with the day-to-
day departmental activities involved with providing direct and 
indirect services to shareholders, are down 5.8% or $ 5.7 mil-

lion. 
Many vacancies in several departments, especially the Public 

Safety Department, continue to contribute to the positive vari-
ances in the departments. Although some departments reported 
positive budget variances in payroll, there were some negative 
budget variances in the operating budgets, and they are as fol-
lows:

• Power Plant is $1.1 million over budget due mostly to un-
foreseen Ric Will and front-loaded chemical treatment costs.

• Extermination is $77,000 over budget due to an increase in 
costs for exterminating supplies.

• Automotive Services is $198,000 over budget due primarily 
to increased vehicle maintenance costs.

• Maintenance is $254,000 over budget due primarily to in-
creased plumbing supplies, doors, and convector parts.

• Safety is $174,000 over budget due to increased environmen-
tal remediation costs.

• Construction is over budget by $58,000 due to an increase in 
costs for roof repairs. 

• The Computer Services Department reported a negative 40% 


