
On behalf of Douglas Elliman 
Property Management, I am pleased 
to present a special edition of the 
Management Report for Riverbay 
Corporation. 

This Management Report provides 
an overview of the Corporation’s Fiscal Year 23/24 Comprehen-
sive Budget for period ending January 31, 2024, as well as an 
overview of the 25 functional departments which comprise Riv-
erbay Corporation. An analysis of the budget vs. actual compar-
ison will be provided to keep the community informed on how 
Riverbay is performing financially for the current reporting peri-
od. The 25 departmental budgets are included in this presentation. 

Fiscal Year 
23/24 

Comprehensive 
Budget 

Overview
The budget 

summary on this page gives a snap-
shot of Riverbay Corporation’s Budget 
vs. Actual performance for Fiscal Year 
23/24 for period April 1, 2023, to Janu-
ary 31, 2024.

Income
Most of the Corporation’s income is derived from carrying 

charges. For the period ending January 31, 2024, actual carry-
ing charges were greater than anticipated by $232,000. Other 
income was less than anticipated by 7% or $3.17M due mostly 
to less than anticipated electric power income receipts. 

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 the shareholders are down 6% or $7.8M. 
This was due mostly to unused payroll and burden, asbestos, and 
flooring materials costs. Individually, departments were within 
the projected budget through January 31, 2024 with the follow-
ing exceptions:

• The Power Plant Department was over budget by 9% due 
mostly to greater than expected overtime costs.

• The Restoration Department was under budget by 19% due 
mostly to reduced asbestos and flooring costs. 

• The Public Safety Department was under budget by 8% due 
mostly to compensation savings because of vacancies. 

Corporate Expenses
Corporate expenses are less than anticipated by 10% or $7.5M 

due mostly to reduced utility costs. 
Debt Service & Fee Expenses

The Corporation experienced an unfavorable variance of 
$173,000K between the YTD budget and actual because of slight 
increases in the mortgage premium and reserves payments.

Overall Performance
Overall, the grand total actual expenses of $213,077,000, 

which include departmental, corporate and debt service was 
less than anticipated against the grand total actual income 
of $225,550,000 which yielded a surplus of $12,474. Sim-
ilarly, year-to-date budget for the grand total expenses was 
$228,151,000, which was less than anticipated when compared 
to the year-to-date budget grand total revenue of $228,424,000 
which yielded a positive variance of $272,000. Both measures 
were favorable results for the reporting period.
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To increase accountability on all levels of the corporation, 
effective Monday, September 25, 2023 the current state of the 
organizational structure of Riverbay Corporation was modified 
to incorporate Cary Smith III, Assistant Executive General Man-
ager, into the day-to-day operations. Cary has direct oversight of 
the following process departments:

• Automotive Services • Call Center • Community Relations 
• Corporate Administrative Services Elevator Services • Parking 
& Leasing • Residential Sales • Technical Services

Warren Mitchell, Deputy General Manager, has direct over-
sight of the following operations departments:

• Building Janitorial • Cooperator Services Office • Construc-
tion • Extermination • Grounds/Landscaping • Maintenance • 
Procurement • Restorations 

Marvin L. Walton, Executive General Manager, has indirect 
oversight of all departments as well as direct oversight of the 
following internal support departments:

• Finance • Human Resources • Information Technology • 
Power Plant • Public Safety • Safety • Risk Management

The Board Directors have direct oversight of the following 
departments:

• Office of Board Liaison • Office of the General Counsel • 
Internal Audit • Communications (Co-op City Times)

Below are descriptions of the 25 Riverbay functional depart-
ments with the budget headcounts, the number of positions bud-
geted for the department.

Department Descriptions
1. The Automotive Services Department is responsible for 

Fleet Management corporate wide and administers approximately 
120 vehicles and equipment. This department interacts with 17 
internal departments with assigned vehicles. The duties include 
overseeing vehicle acquisition and maintenance, driver manage-
ment, monthly processing of gas receipts, maintaining vehicle 
mileage logs, vehicle registration as well as handling emergency 
service calls. Purchasing of garbage trucks and accessories for the 
PearTree Facility is also handled by this department. They also 
collaborate with the Enterprise Fleet Program, T-Mobile GEO 
Tab, and Shell gas station. [Budget Headcount – 2]

2. The Board of Directors of Co-op City is represented by 
fifteen volunteer shareholders. The Board provides guidance and 
oversight to Management and ensures Co-op City is operated 
in a manner consistent with professional management practices. 
The Board encourages shareholder involvement in governance of 
the community by joining Board committees chaired by Board 
directors, which allows for exchange of ideas and input among 
shareholders, directors and Management personnel who attend 
committee meetings. [Budget Headcount – 3]

3. The Finance Department is responsible for all the financial 
activities of the Corporation. This includes Accounts Receivable 
which collects all monies due the Corporation; Accounts Payable 
which pays all the bills; Payroll which pays over 1,000 employees 
each week along with paying the benefits to the various unions; 
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Collections which address shareholders and commercial tenants 
who are not paying timely; Accounting which ensures all transac-
tions are recorded properly and supports the annual audit by the 
outside accounting firm; Budget which monitors all revenue and 
expenses verses Budget amounts, and numerous other respon-
sibilities such as Union contract negotiations, Annual Income 
Affidavit processing, etc. [Budget Headcount – 20]

4. The Buildings/Janitorial Department provides janitorial 
services to the entire Co-op City community. The Department 
cleans and maintains all sixty-five (65) separate high-rise build-
ings, seven (7) townhouse clusters and provides 365-day trash 
pick-up throughout the entire community. Buildings/Janitorial is 
responsible for the cleaning/maintenance of the common public 
hall areas on 1,790 floors, including basements (1,690 apart-
ment floors). Buildings/Janitorial maintains/cleans over 3,500 
flights of public stairs in the high-rise buildings consisting of 
approximately 1,460,740 sq. ft. of flooring. The PearTree facility 
is responsible for removal of all trash within Co-op City. The 
department also plasters and paints all walls, ceilings, repairs/
replaces tile floors and cobase in public areas. The department 
cleans 160 elevators in 65 lobbies, 70,000 sq. ft. of basement 
cleaning, cleans 2,235 compactor rooms and 35 laundry rooms 
amounting to approximately 35,660 sq. ft. of space. Buildings/
Janitorial is responsible for the cleaning of some 11,000 sq. ft. and 
over 1,900 pieces of windows in the high-rise buildings. Other 
tasks include the replacement of bulbs (approximately 21,750) 
in high-rise buildings. [Budget Headcount – 249]

5. The Call Center opened in September 2019 to centrally 
manage calls for the corporation. Shareholders are provided 
guidance with maintenance, restorations, basic finance questions 
and inspections of their apartment, account inquiries and public 
area concerns. The Call Center agents are required to generate 
and distribute work orders to the various departments. [Budget 
Headcount – 42]

6. The Communications Department (Co-op City Times) is 
responsible for publishing the official weekly newspaper of the 
community. Founded in October 1966 by United Housing Foun-
dation (UHF), builders of Co-op City, the newspaper’s mission 
is to record the history of the development, policy decisions of 
the Riverbay Board of Directors, initiatives of the development’s 
management, and the accomplishments of its residents. It is the 
medium through which the Riverbay Corporation and the de-
velopment’s supervisory agency, New York State Division of 
Housing and Community Renewal (HCR), communicate with 
shareholders, and vice versa. [Budget Headcount – 9]

7. The Construction Department provides oversight for the 
contracted projects. Collectively, they monitor the progress of 
these projects, manage the contractors, and evaluate the work 
for compliance with the contractual documents. Other projects 
include, but are not limited to, paved surfaces in and around the 
campus, masonry and carpentry work within the corporate spaces, 
large-scale construction projects such as Local Law 11 work as 
well as the small-scale trip hazard prevention. The department 
provides specialized skilled repairs and maintenance of upper 
and lower Ash Cart rooms, compactor rooms, dumpster pads, 
as well as throughout the three major shopping centers. They 
are also responsible for the safe use of heavy-duty construction 
equipment – backhoe, bobcat, concrete mixer, generators, con-
crete grinders, jackhammers, concrete saws, and air compressor 
related equipment. The Construction Department also helps other 
departments assess and repair throughout the campus. [Budget 
Headcount – 17]

8. The Cooperator Services Office is responsible for ad-
dressing shareholders’ complaints, which include noise com-
plaints, maintenance issues, housekeeping issues, etc. The De-

partment also conducts property walkthroughs, inspections to 
ensure that court stipulations are met, all HPD violations are ad-
dressed, and that rules and regulations of the Occupancy Agree-
ment are being followed. The Cooperator Services Office liaises 
and follows up with other departments such as the Maintenance, 
Restorations and Janitorial/Buildings to ensure that mainte-
nance, repairs, and other issues referred to those departments 
are remediated in a timely manner. [Budget Headcount – 15]

9. Corporate Administrative Services Department (CAS) 
is responsible for corporate-wide purchasing of office supplies 
and furniture as well as supplying 800+ union members with 
uniforms. CAS manages the mailroom, which helps the flow of 
communication between Riverbay and outside parties as well 
as between internal departments. CAS also staffs the reception 
desk at 2049 Bartow guiding the shareholders to the various 
branches of the Corporation to obtain pertinent information. 
[Budget Headcount – 4]

10. The Extermination Department provides pest control 
services to the Co-op City community by implementing the 
core principles of IMP (Integrated Pest Management). Pests 
are populations of living organisms (animals, plants,  or 
microorganisms) that cause damage to the community. The 
following are the primary areas of focus to be inspected, treated, 
and monitored daily by this department: Apartments, basements, 
pump rooms, storage areas, upper common hallways/including, 
garbage chute closets, compactor rooms/Ash Cart rooms, 
laundry rooms, hallways, lobbies and corridors, staircases and 
landings, crawl spaces, community centers and administration 
offices, full exterior perimeters, vacant commercial spaces, 
grounds, and all other accessible areas. [Budget Headcount – 
7]

11. The General Management Department consists of 
the Office of the Executive General Manager, Community Re-
lations, and Elevator maintenance. Since 2016, the day-to-day 
oversight of the corporation has been contracted to Douglas El-
liman Property Management. The Douglas Elliman onsite team 
is headed by Executive General Manager Marvin L. Walton 
(since April 2023) and Assistant General Manager Cary Smith 
III. The Community Relations Department collaborates closely 
with the Riverbay Fund to offer year-round programs and activ-
ities for shareholders and their families. These events include 
the following: health fairs, topical workshops, outdoor concerts 
and fairs, block parties, Splash Days, Halloween, Easter and 
Fourth of July celebrations, a Senior Citizen prom, holiday cele-
brations and other programming. The department also serves as 
Riverbay Corporation’s liaison to various city agencies, elected 
officials, and businesses. [Budget Headcount – 6]

12. The Grounds/Landscaping Department provides full 
outdoor services to 340 acres in the Co-op City community. 
Among the areas covered, they are responsible for the daily re-
pair and maintenance of 840 benches, 15 cul de sacs, 2 Green-
ways, 17 miles of walkways/pathway and sidewalks, 360 public 
garbage cans, the Power Plant, Yellow School House, riverside, 
PearTree, and occasional public city medians/walkways. They 
provide picturesque landscaping services surrounding the out-
side of all sixty-five (65) separate high-rise buildings and the 
seven (7) townhouse clusters. The Grounds Department covers 
lawn maintenance, seeding, watering, mulching, pruning, cut-
ting & trimming of grass and hedges, weeding, weed whacking, 
leaf removal, garbage removal, cultivation, planting, snow re-
moval, de-icing, chain/post installations and repairs. Aside from 
the outdoor maintenance, the department is also responsible for 
mechanical maintenance provided to the garages, Buildings/
Janitorial and Construction department for the wear and tear 
of the machines used by the Porters of the buildings. [Budget 



Headcount – 49]
13. The Human Resources Department is responsible for 

recruiting, personnel actions processing, benefits, organization-
al development and training, employee and labor relations, re-
wards and recognition, succession planning, employee retention 
and providing guidance to management and employees on HR 
related matters. [Budget Headcount – 9]

14. The Internal Audit Department assists the Board of 
Directors, Audit Committee, and Management in the effective 
performance of their duties. The functions of Internal Audit in-
clude examining, evaluating, and monitoring the adequacy and 
effectiveness of operational and internal controls established to 
ensure that Riverbay’s activities and operations mitigate risk to 
the Corporation. Management is fully responsible for the inter-
nal controls and to ensure that appropriate and adequate arrange-
ments are in place. [Budget Headcount – 5]

15. The Information Technology Department is responsi-
ble for the architecture, hardware, software, and networking of 
computers in the corporation. They are also responsible for pro-
gramming, website updates and technical support throughout the 
corporation. They deal with a variety of troubleshooting issues 
with help to present for future issues. [Budget Headcount – 6]

16. The Maintenance Department is comprised of Building 
Maintenance, Preventive Maintenance, the Lock Shop, Electric 
Shop, Plumbing Department, Intercom Department and Emer-
gency Maintenance. Requests for repairs are taken by the Call 
Center during normal working hours. Call Center issues Work 
Orders for Maintenance to perform the job and creates an histori-
cal record of the work performed. The Emergency Desk operates 
from 4 p.m. to 8 a.m. and all day on weekends and holidays, 
prioritizing and handling all emergency calls. The Maintenance 
Department works 24 hours per day, 365 days per year. [Budget 
Headcount – 133]

17. The Parking & Leasing Department oversees the opera-
tions of eight (8) garages, three (3) commercial malls comprised 
of 84 leased spaces and 31  professional spaces throughout the 
campus. The department also schedules rooms for events hosted 
by various community-based organizations, groups, and church-
es, manages basement storage and hall closets, and Key Fob dis-
tribution. [Budget Headcount – 58]

18. The Power Plant is a central feature of the Co-op City 
community; it is a Combined Cooling, Heating and Power Gen-
eration Facility (“CCHP”) providing the energy and utility needs 
of the community. The primary energy source for the CCHP is 
from natural gas, although the plant can also fire on low sul-
fur diesel fuel. Natural gas currently feeds three (3) fired water 
tube boilers. The Plant currently consists of one 300 kpph High 
Pressure Boiler (900psi), one 150 kpph High Pressure Boiler 
(900psi), and one 300 kpph Low Pressure Boiler (150psi). There 
is one steam turbine generator operating at 16 MW and two gas 
turbine generators operating at 12.5 MW each and providing 
80,000 kpph high pressure steam. Although the overall com-
bined cycle power provided to Co-op City ranges between 14 
MW and 23 MW, the CCHP can generate 40 MW of electricity. 
The Department has the overall responsibility to ensure that the 
Plant is operating at an acceptable level of availability and reli-
ability. A third party operating and maintenance (O&M) consul-
tant, NAES, is currently working with Management to optimize 
the performance of the co-gen facility by focusing on safety, re-
liability, compliance, and cost. [Budget Headcount – 56]

19. The Procurement Department is responsible for pur-
chasing goods and services required by the corporation, and for 
inventory management and distribution of supplies and mate-
rials. Procurement helps ensure that suppliers comply with the 

purchase contract terms and all applicable Federal, NY State Di-
vision of Community Renewal (DHCR) and all other applicable 
laws and regulations. [Budget Headcount – 21]

20. The Co-op City Department of Public Safety is respon-
sible for the protection of life and property within the confines 
of Co-op City. The department is committed to delivering qual-
ity services in response to our community. The department rec-
ognizes its responsibility to protect life and property, prevent 
crime, enforce laws, and improve the quality of life for all resi-
dents of the community. Their goal is to build partnerships with 
all members of the community by demonstrating pride, profes-
sionalism, and service while treating everyone with dignity and 
respect. [Budget Headcount – 130]

21. The Residential Sales Department has the fundamental 
role of generating revenue, which helps to cover the cost of op-
erating the Co-op City community as well as reduce the number 
of vacant units in a complex comprised of 15,372 apartments 
situated on 340 acres of land. The department processes new ap-
plications, transfer applications and succession applications for 
apartments under the supervision of the New York States Hous-
ing and Community Renewal. [Budget Headcount – 14]

22. The Restorations Department restores both vacant and 
occupied apartments, in addition to some of the public space 
work, i.e., all plastering and some painting. Before work begins 
in vacant apartments, there is a move-out inspection conducted 
to determine repairs needed to re-sell the apartment. With respect 
to occupied apartments, inspectors visit the apartment to identi-
fy work needed. The department is divided into five sections: 
Inspections, Flooring, Ceramic Tiling, Plastering, and Painting. 
[Budget Headcount – 76]

23. The Risk Management Department is responsible for 
the renewal of all 13 of Riverbay’s insurance policies. The de-
partment also manages all Workers’ Compensation, General Li-
ability, Property Damage and Directors’ & Officers’ claims, and 
assists the Safety Department with review of Co-op City campus 
for safety issues needing corrections. [Budget Headcount – 4]

24. The Safety Department is responsible for administering 
the corporation’s safety program. The department works closely 
with the Risk Management Department to investigate and record 
all workplace injuries, accidents and to advise management on 
mitigation measures to reduce workplace injuries and hazards. 
The Department conducts inspections including daily inspec-
tions of commercial centers, residential buildings along with in-
spections and re-inspections of commercial establishments and 
provides training to employees on workplace safe practices, pro-
tocols, and accident prevention. [Budget Headcount – 6]

25. The Technical Services Department handles a wide va-
riety of daily operations that keeps Co-op City’s Communica-
tion, Security Systems and MATV operating smoothly. Some 
of the items that the department takes care of are the MATV 
System, which brings the community around 60 HD channels, as 
well as the cameras for Channels 6 (Building Lobby), 8 (Laun-
dry Rooms) & 12 (Information Crawler). Tech Services is also 
responsible for the distribution of live events on Channel 12 
and provides installation of MATV in the homes of our coop-
erators. Tech Services installs and maintains over 1000 camer-
as for the complex, along with the Blue Emergency Call Boxes 
throughout the campus. In addition, Tech Services installs and 
maintains Riverbay’s in-house Fiber Optic Network for office 
communications via email, internet, and telephone system, plus 
helps maintain Co-op City’s Computer Network Connections. 
This department also liaises with projects for Verizon, Altice, 
NYPD, NYPD & Federal Government for Communication Proj-
ects. [Budget Headcount – 7]


