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Report Highlights

Audit Objective
Determine whether the City Bureau of Buildings 
(Bureau) officials ensured that elevators were 
inspected as required by the New York State Uniform 
Fire Prevention and Building Code (Code) or the City 
of New Rochelle’s (City) local law, as applicable.

Key Findings
ll Although the City’s Elevator Master List included 
226 properties with 308 elevators and related 
equipment, our visits to 58 properties disclosed 
140 elevators and related equipment that were 
not included.

ll 75 of 85 property owners did not submit either 
six month or annual inspection reports. Also, 
violation notices were not sent to 68 (91 percent) 
of these property owners.

ll Bureau officials did not follow up on violations/
deficiencies on the inspection reports submitted 
by property owners. Serious elevator deficiencies 
included 35 instances and included violations 
such as no emergency phone and no fire 
extinguisher.

Key Recommendations
ll Identify, track and monitor elevators and related 
equipment to ensure the Master List is complete 
and accurate.

ll Enforce the submission of inspection reports by 
property owners and issue violation notices to those 
who do not submit them.

ll Ensure all elevators and related equipment are 
inspected and certificates are on display or available 
for inspection.

City officials disagreed with certain aspects of our findings 
and recommendations, but indicated they have initiated 
corrective action. Appendix B includes our comments on 
issues raised in the City’s response letter.

Background
The City is located in Westchester 
County. The City operates under a 
Council-Manager form of government. 
The two major components of this 
system are a Council and a City 
Manager.

The Bureau is responsible for ensuring 
the safe and lawful use of all buildings 
and properties including elevators and 
related equipment such as escalators 
and lifts. 

Audit Period
January 1, 2016 – September 30, 2017

We expanded our audit period through 
December 31, 2017 to review submitted 
inspection reports. 

City of New Rochelle

Quick Facts

Number of Buildings 16,069

Number of Elevators 
and Related Equipment 
(per Bureau records)

308
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A primary function of municipal government is public safety. The New York State 
Uniform Fire Prevention and Building Code (Code) in part, generally requires 
all elevators, escalators, lifts and dumbwaiters to be maintained to safely carry 
all imposed weights/loads, operate properly and be free from physical and fire 
hazards. The Code requires local governments to enforce the Code and ensure 
that property owners meet schedules for inspections and tests set forth in the 
Code1 or pursuant to an approved local law.2 

Pursuant to the Code, elevator inspections must be performed by a qualified 
elevator inspector (QEI) at such intervals as required by the Code or an approved 
local law. The City adopted a local law requiring, among other things, all 
passenger elevators to be inspected at least once every six months.3  The local 
law provides that these inspections are to be performed by QEIs approved by 
the Bureau.4  The local law further provides that inspection certificates are to be 
submitted within 15 days of performance and a certificate of compliance shall be 
issued if the results are satisfactory. The local law also requires property owners 
to pay an annual administration fee.5  This fee is due 30 days after the date of 
the invoice sent by the Bureau. According to the City’s Master List, there are 308 
elevators, and related equipment in residential, commercial and government 
buildings. 

How Can the Bureau Manage Elevator Inspections?

The Bureau should develop comprehensive policies and procedures for managing 
elevator inspections and a data management system to ensure property owners 
comply with requirements in the Code or City’s local law, as applicable. This 
includes a system to identify, track and monitor elevators and related equipment 
subject to inspection and a procedure to ensure that property owners submit 
inspection reports for those devices. Also, Bureau officials should follow up on 
violations/deficiencies identified in inspection reports to ensure the properties are 
brought into compliance with the Code or local law requirements, as applicable. 
Bureau officials should also collect the administrative fees provided for in the 
local law, and ensure that inspection reports and device inspection certificates are 
displayed and/or available for public inspection.

Elevator Inspections

1   The currently applicable referenced standard for elevator installation and maintenance is ASME A17.1, 
Safety Code for Elevators and Escalators, 2013 edition. The applicable intervals for inspections are provided in 
Appendix Table N-1 of that standard. 

2   See Executive Law Section 379.

3   For purposes of this report, we assume the validity of the City’s local law. 

4   The Bureau uses the QEIs included on the National Association of Elevator Safety Authorities website as 
their list of approved QEIs.

5   Local law section 111-42C(10)
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The Bureau Did Not Develop Policies and Procedures

The Bureau has not developed written policies and procedures for managing 
elevator inspections.  Therefore, the clerk who manages elevator inspections 
has not been provided guidelines and the data management system used by 
the Bureau is not complete and updated.   Also, there are no formal processes 
for monitoring elevator inspections, following up on identified violations and 
verifying that violations are corrected in a timely manner. As a result, there 
are no systems to ensure that elevators (1) are inspected as required, (2) are 
adequately monitored to ensure they are safe and running properly, (3) with safety 
violations are re-inspected in a timely manner and (4) that administrative fees are 
collected. Therefore, there is inadequate assurance that elevators are safe and in 
satisfactory operating condition, and that the City has collected all revenue owed 
to it.

The City’s not having proper controls in place, resulted in the Bureau not having 
a complete list of elevators and escalators that should be inspected. Additionally, 
the Bureau does not track to be sure that inspections are completed as required 
and does not follow up to ensure correction of safety issues noted during 
inspections.  We also found that the Bureau was not properly billing and enforcing 
collection of administrative fees.

The Bureau Does Not Have an Adequate Data Management System 

The Bureau does not have an adequate system to identify, track and monitor 
elevators and related equipment subject to inspection and testing requirements. 
Although the Bureau maintains a Master List of 226 properties that includes those 
with elevators and related equipment on an electronic spreadsheet, the list is 
incomplete and inaccurate. 

We selected 15 of the 54 properties that were listed as buildings without elevators 
and related equipment, which included a college, apartment buildings, retail 
stores and auto dealers. We performed on-site visits and found 93 elevators and 
related equipment on 10 of the properties not on the list (Test 1). In addition, we 
randomly selected 50 properties from the Master List. We performed on-site visits 
and observed 47 elevators and related equipment that were not included on the 
list (Test 2). Because seven of the properties visited for Test 1 were also selected 
for Test 2, we visited a total of 58 properties. Our visits identified 140 unique 
devices. 
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Figure 1: Equipment Not on Master List
Type of Device Test 1 Test 2  Total

Elevators  24  11   35
Escalators   2   4     6
Auto Lifts 67  23   90
Dumbwaiters  0   5     5
Garbage Lifts  0   2     2
Wheelchair Lifts  0   2     2
Total 93 47 140

Building officials stated that their main responsibility is to issue permits, they do 
not have an elevator inspector on staff, and their limited staff serves the entire 
City. They added that they do not keep a count of the number of escalators 
because there are not many escalators in the City.   As a result, the City does not 
have a reliable list of elevators and escalators to use to assure the proper and 
timely inspections are completed and that they are safe for public use.

The Bureau Did Not Collect Inspection Reports

Property owners must submit inspection reports for elevators and related 
equipment to the City in accordance with the Code or the City’s local law, 
whichever standard is applicable. However, the Bureau did not follow up to collect 
the reports. 

We selected 42 properties (with 84 elevators and equipment) from the 2016 
Master List and found that only eight properties submitted reports. Further, these 
properties submitted only the annual reports and not the required six- month 
reports. We also selected 43 properties (with 72 elevators and equipment) from 
the 2017 Master List, only two properties submitted reports. Further, these 
properties submitted only one report each. Due to these results, we requested all 
reports submitted and found that only 54 of a potential 348 reports (16 percent) 
were submitted during our audit period (Figure 2). 

The Bureau’s unwritten procedure is to issue violation notices to property owners 
who do not submit inspection reports.6  However, violation notices were not sent 
to 68 (91 percent) of the 75 property owners.

When Bureau officials do not track properties and issue violation notices for 
overdue reports, officials have no guarantee that the elevators and related 
equipment are inspected and comply with the Code or the City’s local law, as 
applicable. As a result, public safety could be jeopardized due to unsafe elevators 
and related equipment. 

6   Bureau officials told us there is a three-step procedure. First, they place a call to the property owner. If they 
do not receive a response, they place a second call. If there is still no response, they issue a violation.
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Bureau Officials Did Not Address Elevator Deficiencies/Violations 

We reviewed all 54 inspection reports that were submitted during our audit period 
(31 in 2016 and 23 in 2017)7  and found approximately 70 instances of more 
than 14 types of deficiencies/violations with 24 of the 54 reports (44 percent) 
that needed to be corrected in a timely manner to comply with the Code or the 
City’s local law, as applicable. The most serious deficiencies totaled 35 instances 
and included violations such as no emergency phone and no fire extinguisher; 
the remaining deficiencies totaled 35 instances and included violations such 
as insufficient ventilation. Some of these deficiencies were found in apartment 
buildings, a health care facility and a college.  

FIGURE 2

2016 and 2017 Totals

7   Five properties submitted reports in both years.

294, 84%

24 , 7%

30 , 9%

Reports not submitted Reports with violations

Reports with no violations
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FIGURE 3

Most Serious Deficiencies by Type

Further, Bureau officials did not consistently follow up on violations/deficiencies 
on the reports submitted to bring them into compliance. We noted one property 
had the following deficiencies for the same elevator on its 2016 semi-annual and  
annual inspection reports:

ll Firefighters Emergency Operation Hall Key switch does not work and must 
be repaired.

ll Emergency phone in the elevator did not work. 

Bureau officials said they usually follow up on these deficiencies with the property 
owners, but in many instances, the deficiencies will be corrected and property 
owners will submit a follow up report highlighting the previous deficiencies to 
show that they were corrected. 

Three reports identified corrections of previous deficiencies. Also four of 54 (7 
percent) of the properties had equipment that did not comply with the Code’s 
safety requirements; we did not note any follow-up inspections or testing reports 
to correct these deficiencies. City officials indicated that they do not have an 
elevator inspector on staff to execute all responsibilities under the Code and the 
City’s local law.

12

11

8

2
2

No car emergency phone
No fire extinguisher or audible
No car emergency lighting
Elevator unable to lift full capacity
Hoist ropes are rusty and must be replaced
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This occurred because the City has not adopted adequate policies and 
procedures for tracking elevators, the timely submission of inspection reports and 
following up on violations/deficiencies in those reports. When Bureau officials do 
not track and follow up on the inspections and tests that are performed, there is 
an increased risk that defective elevators will not be repaired in a timely manner. 
In such instances, public safety could be jeopardized.

The Bureau Did Not Collect Administrative Fees

The City Code imposes an annual administrative fee on elevators and equipment 
ranging from $75 to $170.  The Bureau is required to collect the fees, which are 
calculated based on the number of elevators and equipment listed on the Master 
List. The Bureau sends invoices to property owners for the fees. However, it does 
so only intermittently; it does not do so on a regular basis and does not follow up 
when payments are not received within 30 days.    

The Bureau does not have policies and procedures to ensure the proper and 
timely collection of administrative fees. The current system relies on the elevator 
owners to submit the fees rather than having the Bureau actively manage and 
monitor the inspection process. As a result, the Bureau collected $37,965 in 2017 
but should have collected at least $53,900. In some cases, revenue may have 
been permanently lost.

The Bureau Did Not Ensure That Inspection Certificates Were On-Site

The City’s local law requires the most recent inspection report and device 
inspection certificate to be on display at all times within the elevator or attached to 
the escalator or dumbwaiter; or available for public inspection in the office of the 
building operator. We visited 50 properties with elevators and found that although 
20 of the 50 (40 percent) complied with the City’s local law:

ll 13 of 50 (26 percent) did not provide access to the premises or management 
offices. We placed calls to some of the management offices; however, we 
did not get responses or call backs. Therefore, we were unable to determine 
compliance.

ll 9 of 50 (18 percent) did not have inspection reports or inspection certificates. 
We were told that their witnessing companies did not provide them with 
copies of the reports and they would contact them and forward copies to 
us. However, as of the end of field work we had not received those reports. 
One manager told us their contracting company told them that annual 
inspections are not necessary as long as their equipment is tested monthly. 
The manager was able to provide evidence of monthly testing; however, the 
manager is still responsible for displaying or making inspection reports and 
certificates available for inspection.
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ll 4 of 50 (8 percent) had inspection reports but not inspection certificates. 
The managers told us the Bureau did not issue them inspection certificates. 
However, Bureau officials said the contracting companies are responsible 
for issuing inspection certificates –but the City’s Code states, “a certificate of 
elevator or lift compliance shall be issued by the Building Official if the results 
of the inspections are satisfactory.”

ll 2 of 50 (4 percent) of the businesses we visited were no longer in operation. 
Bureau officials told us that when a property with elevators and related 
equipment is not in operation, the elevator list gets updated to reflect the 
changes; however, the list was not updated to reflect these changes.

ll 1 residential property was listed in error.

ll 1 property did not have elevators or related equipment and should not have 
been included on the list.

We also determined whether the 93 elevators and related equipment that 
were found in Test 1 were inspected and whether their inspection reports and 
certificates were available.

ll 35 of 67 (52 percent) of the auto lifts did not have their inspection reports 
or certificates. The facility managers told us the annual inspections were 
performed and they will contact the inspectors and email the reports to us, 
but as of the end of field work we have not received these reports.

ll 6 of 24 (25 percent) of the elevators’ inspection reports or certificates were 
not observed. Four certificates were not posted and we were unable to reach 
the management office. Also, two certificates were not posted because the 
elevators were recently installed during 2017; although their inspections 
were not due until 2018, the applicable certificates should have been posted. 

We were unable to observe two escalator inspection reports because the property 
managers’ addresses and contact information were not included on the list. In 
addition, although the Bureau received the inspection reports for six elevators, it 
failed to record them on the Master Lists for 2016 and 2017.

Because of a lack of monitoring and oversight, there is an increased risk that 
properties with elevators and related equipment may not comply with the safety 
requirements of the Code or the City’s local law, as applicable. As a result, public 
safety could be at risk. 			 
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What Do We Recommend?

The Council, City Manager and Bureau officials should:

1.	 Identify, track and monitor elevators and related equipment to ensure 
that the Master List is complete and accurate. Also, escalators should be 
added to the types of equipment that are specifically accounted for.

2.	 Enforce the submission of inspection reports by property owners and 
issue violation notices to those who do not submit them.

3.	 Follow up on violations/deficiencies identified on the inspection reports 
submitted. 

4.	 Ensure the regular billing and timely collection of annual administrative 
fees and collect overdue administrative fees. 

5.	 Ensure that all elevators and related equipment are inspected and that 
inspection reports and device inspection certificates are on display or 
available for inspection.

6.	 Provide guidance to clarify that contracting companies are responsible for 
issuing inspection certificates.   

7.	 Update the Master List to reflect business and equipment additions and 
deletions.  
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Appendix A: Response From City Officials8

8   The City’s response letter refers to attachments that support the response letter. Because the City’s response letter provides sufficient 
detail of its actions, we did not include the attachments in Appendix A. In addition, the City’s response letter refers to page numbers that 
appeared in the draft report. The page numbers have changed during the formatting of this final report.

See
Note 1
Page 20

See
Note 2
Page 20

See
Note 3
Page 20
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See
Note 4
Page 20
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See
Note 5
Page 20

See
Note 5
Page 20
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See
Note 6
Page 21

See
Note 7
Page 21
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See
Note 8
Page 21

See
Note 9
Page 21
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See
Note 10
Page 21

See
Note 9
Page 21
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See
Note 5
Page 20

See
Note 11
Page 21

See
Note 12
Page 21

See
Note 11
Page 21

See
Note 7
Page 21
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Appendix B: OSC Comments on the City’s Response

Note 1

We explained to City officials at the exit conference that the “full assessment of 
the Bureau of Buildings” was our risk assessment process.  Using the results of 
our risk assessment, we decided on the reported objective and scope. We did 
not audit other operational areas and, therefore, the audit report cannot state that 
there were no findings in other operational areas.  All deficiencies identified in this 
report are significant because they can affect public safety. 

Note 2

We amended our report to clarify our objective statement and applicable report 
sections to reflect that our objective was to determine whether Bureau officials 
ensured that elevators were inspected as required by the Code or the City’s local 
law, as applicable. 

Note 3

All numbers in our report are based on documentation provided during the 
audit. Although the City may currently have 184 properties, the list provided 
on November 28, 2017 contained 226 properties for 2017, which was not 
significantly different from the 225 properties listed for 2016. On January 3, 2018, 
we requested an updated copy but never received one.  

Note 4

The spreadsheet provided by the examiner was based on the Master List 
provided and observations by the examiner during site visits. The number of 
elevators and devices are based on what was shown to us by the representatives 
at the different properties. Test results for site visits regarding vehicle lifts are 
included in Figure 1 in the auto lifts category.  We did provide a list of locations 
tested and our findings on July 24, 2018 and September 13, 2018.  If the City’s 
list of elevators that was given to our examiners was incorrect, it supports a lack 
of appropriate monitoring of inspections.  An important first step in monitoring 
inspections is having an accurate list of elevators that should be inspected.

Note 5

Our audit scope period was January 1, 2016 through September 30, 2017. We 
expanded our audit period through December 31, 2017 to review submitted 
inspection reports. This was the period under review and was not the same time 
period as when we conducted our on-site work or our risk assessment. Our risk 
assessment started in September 2017.  
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Note 6

The Master List provided on November 28, 2017 included 54 properties that were 
listed as buildings without elevators and related equipment. The spreadsheet 
provided to officials contained 15 properties. Although one of the 15 properties 
had three sections that were listed independently for clarification and ease of 
tracking, the three sections are part of the same property.  We have removed 
information about the library and updated the numbers accordingly in our report. 
Most importantly, it is good that the City is updating its master file of elevators 
since an accurate list is the starting point for monitoring inspection compliance.

Note 7

The Master List and the City’s local law include elevators and vehicle lifts, which 
are included as part of the related equipment. Our findings include elevators and 
related equipment.

Note 8

The property did not have an elevator or related equipment according to the 
Master List. Although City officials may have subsequently identified an elevator 
on the property that was not brought to our attention by building management 
during our site visit, our report does not indicate that there was an elevator on the 
property that did not comply with the City’s local law. 

Note 9

We have clarified our report to indicate there is an increased risk that properties 
with elevators and related equipment may not comply with safety requirements. 

Note 10

Our recommendation includes only the first sentence that the Council, City 
Manager and Bureau officials should follow up on violations/deficiencies identified 
on the inspection reports submitted.  

Note 11

The number of reports cited is based on the information that was given to us from 
Bureau officials. We asked several times for updated information but none was 
given.

Note 12

We amended our report to clarify that we “searched the City’s assessor portal 
and used online maps to determine if these properties could potentially have 
elevators.”
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Appendix C: Audit Methodology and Standards

We conducted this audit pursuant to Article V, Section 1 of the State Constitution 
and the State Comptroller’s authority as set forth in Article 3 of the New York 
State General Municipal Law. To achieve the audit objective and obtain valid audit 
evidence, our audit procedures included the following:

ll We interviewed Bureau and Fire Department officials to gain an 
understanding of the internal controls over the monitoring and enforcement 
of elevator inspections in the City. 

ll We reviewed relevant laws and codes to familiarize ourselves with the 
statutes that affect the authorities having jurisdiction over the enforcement of 
elevator inspections. 

ll We conducted interviews to determine the invoicing process for collecting 
elevator inspection reports and administrative fees from property owners for 
passenger elevators, lifts and related equipment.

ll We reviewed the Master List for properties without the number of elevators 
included, then searched the City’s assessor portal and used online maps to 
determine if these properties could potentially have elevators. 

ll We judgmentally selected 15 of the 54 properties identified as potentially 
having an elevator or related equipment based on the higher likelihood of 
being present. We also randomly selected 50 properties from the Master 
List. We visited these sites, documented the equipment and compared the 
results to the Master List to determine whether the Master List contained all 
identified equipment.  

ll We randomly chose 85 properties with 147 elevators and nine lifts to 
determine if property owners submitted inspection reports in a timely manner 
and if violation notices were issued to non-complaint property owners. 
We also determined whether the Bureau’s procedures for ensuring that 
outstanding reports were obtained were followed. 

ll We reviewed all 54 inspection reports that were submitted during our audit 
period (31 in 2016 and 23 in 2017). We noted any deficiencies and inquired 
about any follow up performed.

ll We reviewed the billing procedures for annual administrative fees and 
determined whether the Bureau ensured the proper and timely collection of 
those fees. 

ll We requested inspection reports and certificates at each of the 50 sites 
visited to determine whether they were on display or made available by 
property owners in compliance with the Code or the City’s local law, as 
applicable.

ll We determined whether 93 elevators and related equipment were inspected 
and whether their reports and inspection certificate were available.  
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ll We verified QEI qualifications by confirming them on the National Association 
of Elevator Safety Authorities website.

We conducted this performance audit in accordance with GAGAS (generally 
accepted government auditing standards). Those standards require that we 
plan and perform the audit to obtain sufficient, appropriate evidence to provide a 
reasonable basis for our findings and conclusions based on our audit objective. 
We believe that the evidence obtained provides a reasonable basis for our 
findings and conclusions based on our audit objective.

Unless otherwise indicated in this report, samples for testing were selected 
based on professional judgment, as it was not the intent to project the results 
onto the entire population. Where applicable, information is presented concerning 
the value and/or size of the relevant population and the sample selected for 
examination.

A written corrective action plan (CAP) that addresses the findings and 
recommendations in this report should be prepared and provided to our office 
within 90 days, pursuant to Section 35 of General Municipal Law. For more 
information on preparing and filing your CAP, please refer to our brochure, 
Responding to an OSC Audit Report, which you received with the draft audit 
report. We encourage the Board to make the CAP available for public review in 
the Clerk’s office.
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Appendix D: Resources and Services

Regional Office Directory 
www.osc.state.ny.us/localgov/regional_directory.pdf

Cost-Saving Ideas – Resources, advice and assistance on cost-saving ideas 
www.osc.state.ny.us/localgov/costsavings/index.htm

Fiscal Stress Monitoring – Resources for local government officials 
experiencing fiscal problems 
www.osc.state.ny.us/localgov/fiscalmonitoring/index.htm

Local Government Management Guides – Series of publications that include 
technical information and suggested practices for local government management 
www.osc.state.ny.us/localgov/pubs/listacctg.htm#lgmg

Planning and Budgeting Guides – Resources for developing multiyear financial, 
capital, strategic and other plans 
www.osc.state.ny.us/localgov/planbudget/index.htm

Protecting Sensitive Data and Other Local Government Assets – A non-
technical cybersecurity guide for local government leaders  
www.osc.state.ny.us/localgov/lgli/pdf/cybersecurityguide.pdf

Required Reporting – Information and resources for reports and forms that are 
filed with the Office of the State Comptroller  
www.osc.state.ny.us/localgov/finreporting/index.htm

Research Reports/Publications – Reports on major policy issues facing local 
governments and State policy-makers  
www.osc.state.ny.us/localgov/researchpubs/index.htm

Training – Resources for local government officials on in-person and online 
training opportunities on a wide range of topics 
www.osc.state.ny.us/localgov/academy/index.htm

http://www.osc.state.ny.us/localgov/regional_directory.pdf
http://www.osc.state.ny.us/localgov/costsavings/index.htm
http://www.osc.state.ny.us/localgov/fiscalmonitoring/index.htm
http://www.osc.state.ny.us/localgov/pubs/listacctg.htm#lgmg
http://www.osc.state.ny.us/localgov/planbudget/index.htm
http://www.osc.state.ny.us/localgov/lgli/pdf/cybersecurityguide.pdf
http://www.osc.state.ny.us/localgov/finreporting/index.htm
http://www.osc.state.ny.us/localgov/researchpubs/index.htm
http://www.osc.state.ny.us/localgov/academy/index.htm
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Follow us on Twitter @nyscomptroller

Contact
Office of the New York State Comptroller 
Division of Local Government and School Accountability 
110 State Street, 12th Floor, Albany, New York 12236

Tel: (518) 474-4037 • Fax: (518) 486-6479 • Email: localgov@osc.ny.gov

www.osc.state.ny.us/localgov/index.htm

Local Government and School Accountability Help Line: (866) 321-8503

NEWBURGH REGIONAL OFFICE – Tenneh Blamah, Chief Examiner

33 Airport Center Drive, Suite 103 • New Windsor, New York 12553-4725

Tel (845) 567-0858  • Fax Fax (845) 567-0080  • Email: Muni-Newburgh@osc.nys.gov

Serving: Columbia, Dutchess, Greene, Orange, Putnam, Rockland, Ulster, Westchester  
counties
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