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On Board
By Bob Friedrich (GOVOnyc@aol.com)

One of the things that we do better than
most co-ops is running our Maintenance
Department and maintaining our infra-
structure.  Because of our program of
departmentalization, which is a concept
I developed and put into place many
years ago, our unionized Maintenance
staff has developed their skill levels
above that of other co-ops.   In most co-
ops, maintenance workers do all jobs.
So although they handle everything, they
are experts at none.  In Glen Oaks Vil-
lage, we divided our Maintenance Serv-
ices Department into 5 specialties:
Carpentry, Electric, Boiler, Plumbing
and Grounds Keeping.  Instead of every
maintenance employee doing everything
and being a master of nothing, depart-
mentalization has given each worker the
ability to develop their skills and
improve the quality of their workman-
ship in a distinct department, where they
can learn from others.  As a result, our
employees have been gaining the skills
necessary to do quality work; while sav-
ing us thousands of dollars in the process
had we out-sourced it.  In addition, our
Dispatchers are now trained to ask
appropriate questions of callers so that
the correct information can be placed on
work order tickets, minimizing the need
for return visits to the office for the nec-
essary parts. We also provide scheduled
appointments for work requests, some-
thing not done in other co-ops.  Because

our men have honed their skills through
our departmentalization program, they
have been able to perform work that
other co-ops would have to contract out.
An example of this is our recently com-
pleted Building Foundation Program,
where our staff replaced thousands of
basement windows, resurfaced the build-
ing fascia
below the
bottom-most
brick and
built the con-
crete walls
surrounding
our crawl-
spaces and basement stairs as seen in the
photo above.  The most recent example
of in-house work has been our program

of seal coat-
ing and line
striping our
asphalt drive-
ways on a bi-
annual basis.
This has been
made possi-

ble by providing the staff with the prop-
er tools and machinery to do the jobs
correctly.  I recently asked our Con-
troller to do a cost analysis of the 31
driveway locations we completed in
2008, compared to what the same work
would have cost us had we contracted it
out.  The savings amounted to $105,000

This has been a challenging time for Board members of co-ops
and the co-ops themselves.  Between Wall Street’s problems
affecting Main Street and the troubled economy, along with
significant increases in the costs of goods and services, trying
to balance a budget while keeping monthly maintenance
affordable is truly an awesome task. A look at the co-op land-
scape around us shows that many co-ops have had double-digit
maintenance increases.  And that’s in addition to costly stand
alone assessments (not offset by tax abatements) that many co-
ops have initiated to cover the rising costs of heating fuel.
These assessments have generally been hundreds of dollars.
Many, if not most, of the nearby co-ops also have a flip tax. A
flip tax is a fee that the co-op charges the seller when they sell
their unit.  This fee is generally 25% to 50% of the SELLER’S
PROFIT.  Many co-ops use this as a way to bring in revenue
and offset additional maintenance increases for its sharehold-
ers. Although this raises a lot of revenue, the fundamental
question remains; should a co-op be entitled to a profit from
the sale of YOUR unit--especially if you have spent lots of
money renovating it?  Fortunately, this is not an issue for us,
because Glen Oaks Village is one of the few co-ops WITH-
OUT a flip tax!   I bring that up because most of our nearby

co-ops were built around the same time and share many of the
same issues. Therefore, differences between them are general-
ly due to the proficiency of its management, its corporate
structure and the role that the Board of Directors play.  In Glen
Oaks Village, we are fortunate to be self-managed with a com-
petent staff that is fully accountable to the Board of Directors.
In addition, we have a very active, involved and hands-on
Board of Directors.  There are no issues in Glen Oaks Village
that I or the Board is not intimately involved in.  This type of
involvement and our careful management of finances and the
infrastructure have been responsible for the transformation of
Glen Oaks Village from a once transient and troubled co-op to
Queens’ best run co-op.  Keep in mind that this didn’t happen
as a result of wishful thinking or “hoping” for good things to
come.  It happened because of smart management, good deci-
sions and the fact that we run our co-op like a business, requir-
ing accountability of all employees. This doesn’t mean that
there are no issues or problems, but it does mean that we have
the personnel and procedures in place to effectively deal with
them.  Successfully running a co-op is a continuous work-in-
progress and means that decisions and procedures are always
being evaluated and updated.

or a 51% savings.  In addition, this type
of work provides a stimulus and chal-
lenge that our Maintenance crew can be
very proud of.  Not only will this work
extend the life of our driveways and
reduce future costs, but it is work that we
are now fully capable of doing with
quality assurances. 

A central theme of ours has been to find
ways to minimize future costs and repairs.
Many of the things we now do to achieve
these goals are readily visible by strolling
around our community.   Vinyl siding (left)
and installing synthetic doors (right) on an
as-needed basis are just two examples.

Although these doors are more costly
than wooden ones, the need for painting
is eliminated, the doors have a much
longer life expectancy and they look
great.  We will soon begin to replace the
wood railings and decking of all original
terraces.  We have analyzed the cost to
paint them and have determined that
replacing them with maintenance-free
materials is more cost effective with a
payback period in two paint cycles.
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SOLAR POWER
Although everyone seems to be talking
GREEN these days, a prudent and fiscal-
ly conservative Board will not spend
Shareholders’ money on unproven tech-
nology--unless there is a return on
investment over a reasonable period of
time.  In other words, we will not invest
$50,000 to install an alternate energy
source if it takes 20 years to recapture
the initial cost.  However, in order to
truly evaluate this, we have begun to
review the possibility of installing solar
panels on our smallest building to see
what type of real savings we can expect.
There will be more to report on this later.
But if anyone is interested in this project,
please contact me and you can be part of
the review and evaluation committee
that I may form.

NYC PARKS & OUR COMMUNITY
The Parks Department has recently begun to vigorously
enforce their rules on sidewalk construction that disturbs
street trees.  Street trees are those trees located on the grass
median between the sidewalk and street.  In the past when
a sidewalk was damaged by the roots of a street tree, we
simply replaced the sidewalk and removed some of the
roots.  The city no longer wants us to touch the tree roots,
if at all possible and instead, requires us to re-route the
sidewalk around the tree roots or ramp the sidewalk over
the roots.  So when you begin to see sidewalk reconstruc-
tion that looks different, you will now know why.

A problem that many of you write about are the tire tracks
from our golf carts that damage the grass adjacent to many
of our sidewalks and especially where the carts need to
make turns.  I have received numerous letters on this sub-

BUDGET BREAKERS:
4 ITEMS = 43% OF OUR BUDGET
Heating Fuel, Property Taxes, Water and
Electric are 4 items that consume almost
50% of our annual budget.  Each one of
these is beyond the control of Glen Oaks
Village and each one has risen greatly or
is expected to increase substantially this
year.  Although the cost of heat has come
down from its historical highs, it is still
much more expensive than it has ever
been.  Property taxes have remained
level over the past 2 years but with the
huge deficits facing the city, we expect
significant increases in 2009.  Water
rates have increased more than 25% over
the past 2 years with no end in sight.
One of the issues I will be fighting for if
I am elected in my bid for City Council
office in 2009 will be to allow co-ops to
deduct water rate increases above the
rate of inflation.  This change in law will
effectively cap these types of uncon-
scionable rate increases.  Last but not
least is the high cost of electricity, which
all of you experienced last summer,
when you got your electric bills and
wondered if Con Edison had made a
mistake.   The truth of the matter is that
Con Edison increased their rates more
than 20% and our co-op will see a huge
increase in its electric bill in 2009 for the
common areas.

REAL ESTATE
The real estate slowdown has had a
much less severe effect on Glen Oaks
Village so far than the rest of the nation
and city.  The numbers seem to indicate
that prices have, more or less, been hold-
ing steady with some slight down-side
indicators.  The big change is the time it
is taking to find a buyer.  In the past, an

ject and I understand many Green-Thumbers are angry and
a few are asking that we fire any Maintenance worker
whose wheels touch the grass.  Driving a golf cart wheel on
the grass is NOT grounds for firing and would not hold up
in a union arbitration.  Believe me, we speak to our men all
the time about the need to drive carefully and keep the
wheels on the sidewalk.  Most do their best, but it is often
difficult to keep a golf cart and trailer on a sidewalk that is
only 4’ or 5’ wide.  We have embarked on a program of
widening sidewalks at areas that are susceptible to this type
of lawn damage.  In 2009, we will also begin an in-house
concrete program that will identify all 90 degree turns and
widen them so that the carts stay on the concrete.  Our
analysis of the costs of this program indicate that we can do
it in house at a 35% cost savings.  By better training the
men and creating wider sidewalks in susceptible areas, we
hope to permanently eliminate these problems.

apartment was sold in 3 weeks; it now
can take 3 to 5 months to sell the same
apartment.  There are just fewer buyers.
I believe the relatively strong real estate
market here in Glen Oaks Village is due
to actions taken by the Board of Direc-
tors.  Our Renovation-To-Sales Program
for our GOVO units has kept prices high
and this has benefitted those folks sell-
ing their units, even if they haven’t been
renovated.  We have also taken a fair
number of our units off the market and
have decided to create a corporate
account and sublet them to doctors and
interns at LIJ.  By warehousing them in
this manner, we reduce the amount of
inventory on the market, thereby reliev-
ing downward price pressure on share-
holder apartment sales.  We also believe
by charging fair market rents, the return
is actually greater since those rents are
higher than the monthly maintenance
would be if the apartments were sold.
Once the real estate market improves
and inventory is lower, we will then ren-
ovate them and put them up for sale.  We
have also decided to offer a limited num-
ber of these unrenovated units for sale to
shareholders for a limited time only.
The prices of these unrenovated units
will be sold at fair market value. So, if
you are interested in purchasing one,
you should see Rob Miller in the Centu-

ry 21 Real Estate Office in the Manage-
ment Office courtyard.  We will review
and assess all offers; but remember, they
will not be sold for less than fair market
value as determined by market condi-
tions and comparable sales in the com-
munity.  This may be a good opportunity
to purchase a unit in a down market,
especially if you are handy.
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UPDATE ON MAJOR CAPITAL WORK
Our Asbestos Abatement Program has been moving along
faster than anticipated with very few problems.  Because the
project is so large, we were able to negotiate pricing that has
been far less expensive than other co-ops have paid for doing
the same work. Our bidding and vetting process has worked
exceptionally well and has been responsible for enormous cost
savings and EXCELLENT QUALITY workmanship.  The
benefits to the environment, marketability of our units, acces-
sibility by utility workers and reduction in litigation costs is
real and tangible.  

The Verizon FIOS installation continues to make its way
through the property and we are hoping that service will
become available by next summer.  Our new satellite dish pro-
tocols require the dish companies to place multiple dishes on a
single pole.  We believe this will reduce satellite dish clutter
that we see on many of our buildings.  I just wish we thought
of this years ago when the dishes first arrived. Anyway, the
bottom line is between FIOS, Time Warner and the various
satellite dish services, the competition will hopefully keep the
cost of cable in check.  

We recently opened our newest ground level Laundry Room
#1 in Section I.  This new laundry room, which was based on
the design of Laundry Room #4 that opened a couple of years
ago, has been very popular with the folks in this section.  At

1I would like to work with the Parks Department to see if there is some way we can utilize the Oval Park in the
winter by having a temporary circular Ice Skating rink installed.  My idea would be an inexpensive, non-refriger-
ated unit that would contain a few inches of water that would freeze quickly in cold weather, providing a safe

neighborhood space for our children and adults to skate.  It would be a Currier & Ives scene in the middle of our com-
munity and could be a fabulous family resource for Glen Oaks Village, especially in the winter when the park is not
being used.  

2I have identified a perfect location for a DOG RUN near the Creedmor Soccer field Park near Section I of our co-
op.  I am sure you’re asking where is that? Well, there is a NYC park located adjacent to our most northerly drive-
way entrance on Commonwealth Blvd. To get there you must drive into the Queens Children’s Center facility

entrance.  In the rear of this parking area, you come upon a park that adjoins the Queens County Farm Museum.  I will
be working with city officials to see if we can establish a dog run there and create a pedestrian entrance at the dead-end
of 249th Street, where the Queens County Farm Museum fence now stands.  If I am elected to the council, I may have
a better chance of getting this done for our dog lovers.  This dog run would not interfere with any residential apartment
and is a perfect spot for one.

3The Parks Department has approved my request to change the name of Tenney Park (The Oval) to Glen Oaks Vil-
lage Park.  I will try to put together a name changing ceremony in the spring to coincide with a “Movies in the
Park” program I am trying to put together for our community.  I am looking to secure 4 dates:  one each in June,

July, August and September, on which we will arrange to have a company set up the screen and movie and bring in ice
cream, cotton candy and hot dogs for the kids. This would be a wonderful and free night of entertainment for our fam-
ilies.  My hope will be to precede the movie with a light music concert. All it will require is that you bring your lawn
chair, blankets, children and neighbors.  I need to get the city Parks Department to approve our request for the park and
am currently working with Time Warner to underwrite the costs of this program, as a promotional tool for their cable
service.  Now with competition in cable, the importance of marketing is essential and leveraging that to benefit our com-
munity is what smart leadership is all about.

In 2009 I hope to become our next NYC Councilman representing Glen Oaks Village and the surrounding communities
on the city council.  Curbs, Water Rates and High Co-op Property Taxes are high on my list of things I want to work on.

Hope to have your support and see you on the property.  Have a wonderful holiday season and even better New Year!

Friendly Reminder:
For those that do their laundry at home,
please be considerate of your neighbors and
refrain from doing laundry before 9AM or
after 10 PM, as the vibration of the machines
can easily disturb others. And yes, we have
received numerous complaints about this.

this time, due to cost con-
siderations, we have no fur-
ther plans to re-do the other
two laundry rooms in Glen
Oaks Village.  Building a
laundry room requires
excavating the floor to pro-
vide needed height, plumb-
ing and electrical work
necessary to comply with
NYC codes along with a substantial amount of carpentry and
exterior concrete work.  The total cost including architectural
fees, is a little more than $100,000.  Perhaps in the future, we
will provide funding to replace the remaining two rooms with
ground level ones, but for now we have simply renovated them.
The laundry rooms continue to be a source of revenue for our
co-op and we encourage you to use them.

LOOKING AHEAD
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Sue Sanchez, Senator Frank Padavan, Bob Friedrich
Sue is a long time shareholder at Glen Oaks Village and is

active in the community. She is a Licensed Associate Real

Estate Broker & Office Manager for Charles H. Greenthal

Property Sales Department which is the On-Site Sales

Office for North Shore Towers & Country Club, our co-op

neighbors. State Senator Frank Padavan has represented

our district in Albany since 1972 and has been a huge friend

of Glen Oaks Village.  He also lived here in the late 50’s.

North Shore Towers President Bob Ricken,
State Senator Frank Padavan and Glen
Oaks Village President Bob Friedrich.
Seen here at North Shore Towers, where

Mayor Michael Bloomberg spoke. Bob

Friedrich asked the Mayor

about the likelihood of

property tax increases

for our co-ops and

the Mayor told

him they were

likely.

GOVO Board President and NYC
Council Candidate Bob Friedrich
with Mayor Michael Bloomberg,
discussing some community con-
cerns at the LIJ Groundbreaking
Ceremony.

Mayor Bloomberg was delighted to
be given an opportunity to pose for
our Glen Oaks Village Newsletter at
the recent groundbreaking ceremo-
ny for the $500M LIJ project.

Bob Friedrich alongside LIJ Executive Director John
Steele and two other LIJ staff  members at the start of the
LIJ Reconstruction Project which will take 2 years to
complete.

COMMUNITY FACES by Bob Friedrich


