
November 17, 2025, Board Meeting Minutes 

BOARD OF DIRECTORS MEETING 
Minutes of November 17, 2025 

The Board of Directors of the City of Newburgh IDA met on Monday, November 17 at 6:59 pm 

at 401 Washington Street, Newburgh, NY 12550. 

Present: 

Board Members:     Michael Neppl, Chair 

Vickiana DeMora, Treasurer 
Alexandra Church, Vice Chair 

Sharonda Powell, Secretary  

Staff: Cherisse Vickers, Executive Director 

Adriana Huaynalaya, Financial Administrator 

Counsel: Robert McLaughlin, Esq., Whiteman Osterman & Hanna LLP 

Guests: None 

1. Roll Call:  Michael Neppl, Chair called the meeting to order at 6:59 pm. A quorum was

declared to be met.

2. Proof of Meeting Notice: Michael Neppl, Chair observed that the Notice of the
meeting was properly sent and accepted.

3. Reading and Approval of October 20, 2025, Meeting Minutes:

Meeting Minutes from the Board meeting of October 20, 2025, were distributed to the
Board via e-mail.

Motion to approve October 20, 2025, meeting minutes as presented:

Ms. Church: Motion to approve the minutes

Ms. DeMora: Motion seconded

VOTE: Unanimously passed
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4. Report of the Treasurer; Approval of Payment of Bills:

Vickiana DeMora presented the October Treasurer’s Report to the Board.

Motion to approve October 2025 Treasurer’s Report

Ms. Church: Motion to approve
Ms. DeMora: Motion seconded

VOTE: Unanimously passed

Motion to approve October 2025 Bill Payments

Ms. Church: Motion to approve

Ms. DeMora: Motion seconded
VOTE: Unanimously passed

5. Report of the Chair:

Mr. Neppl noted that the Agency may soon receive positive news regarding a previously

reported project. Mr. Neppl explained that, based on comments from Ms. Vickers at the
prior meeting and his recent discussion with the Middletown mayor, the City of

Newburgh and its IDA currently lead Orange County in development activity, with

roughly half a billion dollars in combined public and private investment underway. Mr.

Neppl emphasized that the Agency plays a central role in driving this progress and

expressed his appreciation to his fellow board members and staff for their efforts

throughout the year, adding that one meeting remains to celebrate these

accomplishments.

6. Counsel’s Report:

Mr. McLaughlin reported two updates. First, the long-anticipated FSH Hotel project is

moving forward, with all parties preparing to close on the amendments by the 25th. The

necessary documents are ready, indicating the project is firmly on track. Second,
regarding the Shaw Building project approved in the spring, the projects’ council

reached out requesting that the closing be moved up to occur before the end of the year,
which is viewed as an encouraging sign of progress.

7. Executive Director’s Report:

Ms. Vickers reported attending several meetings throughout the month. Ms. Vickers

highlighted a well-attended SEDAC event at the library, organized by committee
members involved with the new Kearney project, which focused on community
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outreach to ensure residents were registered for the housing lottery. Ms. Vickers noted 
that photos from the event showed strong community engagement. Ms. Vickers also 

participated in a countywide gathering hosted by the Orange County Partnership with 

all local IDAs, where agencies shared updates and challenges, fostering a sense of 
cooperation. In addition, Ms. Vickers met with representatives of the local carpenter’s 

union, who provided their views on the labor policy. Ms. Vickers plans to relay that 

feedback to the Governance Committee in the coming days. 

 
 

8.  New Business: 
 

 
Resolution # 2025-11-17-01, Provident Bank CD 

 
Mr. McLaughlin explained that the CD matures on Wednesday and the proposed 
resolution authorizes the executive director or the chair to select the renewal rate and 

complete all necessary steps for the renewal. When Ms. Church asked if the Board 

needed to choose a specific rate or term, Mr. McLaughlin clarified that this authority 
would be delegated. Ms. Vickers stated that the 3-month rate is currently the most 

favorable, and unless rates change significantly by Wednesday, that is the option she 

intends to choose. To clarify for the public’s benefit, Ms. Vickers noted that CD renewals 

often occur between Board meetings, but this time the timing aligns. Ms. Vickers 
reported the available rates, 3 months at 3.8%, 6 months at 3.7%, 9 months at 3.65%, 

and 1 year at 3.65%. Ms. Vickers then explained to be consistent with past Board direction 

and the highest available rate, the 3-month term is the likely selection. 
 

Ms. Church: Motion to approve 

Ms. DeMora: Motion seconded 
 

A roll call was taken for the vote. 

Mr. Neppl: Yes 

Ms. Church: Yes 
Ms. DeMora: Yes 

Ms. Powell: Yes 

VOTE: Unanimously passed 
 

Resolution # 2025-11-17-02, Approval of 1-Year and 2-Year Budgets 
 
Mr. McLaughlin explained that state ABO rules and General Municipal Law require the 
Agency to prepare a five-year budget, which serves as a projection rather than a fixed 

plan. Under GML §861, the Agency must provide this budget to the City of Newburgh’s 

Mayor and City Manager at least 20 days before the meeting, and he confirmed that this 

requirement was met, ensuring full compliance. For the public’s understanding, Ms. 
Vickers outlined how the budget is developed. Ms. Vickers said the process begins with 

reviewing the current year’s profit and loss statement to determine actual spending, 

then projecting five years forward while accounting for special circumstances and 
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predictable revenues, such as expected funds from the Armory project and income from 
cell phone towers. Because the Agency does not receive grants or subsidies, the budget 

remains straightforward. Ms. Vickers added that projections for 2026 assume a 4% 

increase, and from 2027 through 2030 the figures rise by 3% annually to reflect 
anticipated inflation. 

 

Ms. Church: Motion to approve 

Ms. DeMora: Motion seconded 
 

A roll call was taken for the vote. 

Mr. Neppl: Yes 
Ms. Church: Yes 

Ms. DeMora: Yes 

Ms. Powell: Yes 
VOTE: Unanimously passed 

 

 

Resolution # 2025-11-07-03, Award of Video Recording and Livestreaming Services for the 
Agency 
 
Ms. Vickers reported that the Agency has worked closely with Everett Collie for several 

months and praised the high quality and professionalism of his work. Ms. Vickers stated 
that the Agency is interested in renewing the contract for 2026 and noted that he has not 

increased his rates. The updated contract clarifies his fees, including a per-meeting 

charge and an additional $200 per hour only if a meeting exceeds three hours, something 

unlikely for this Board. His standard daily rate, which covers set-up and breakdown, is 

approximately $1,800 and is consistent with previous agreements. Ms. Vickers 

emphasized the Agency’s desire to continue the relationship, which is the purpose of the 

proposed resolution. Mr. Neppl added his appreciation, commending Everett and EC 
Media for their excellent service. 

 

Ms. Church: Motion to approve 
Ms. DeMora: Motion seconded 

 

A roll call was taken for the vote. 
Mr. Neppl: Yes 

Ms. Church: Yes 

Ms. DeMora: Yes 

Ms. Powell: Yes 
VOTE: Unanimously passed 

 

 
9. Old Business:  

 

Armory Lease 
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The Board discussed questions surrounding the lease for the Broadway Armory. Ms. 

Church explained that the County asked whether the Newburgh IDA would enter a one-

year lease that the County could terminate with 60 days’ notice. Ms. Church had not 
realized the County was still using the space enough to request a full lease, as her 

understanding was that they were winding down operations. Ms. Church said the matter 

remains open for discussion. Mr. McLaughlin stated he had no additional information 

because the issue has been handled by the Agency’s other counsel, Kelly Pressler, and 
advised that the Board could move into executive session if needed. Mr. Neppl asked the 

executive director about the timeline for action. Ms. Vickers responded that there is no 

formal deadline, noting that the County has been operating in 2025 without a renewed 
lease. However, Ms. Vickers would like the matter settled before year-end so that 2026 

begins with a proper lease in place. Ms. Vickers added that the Agency has received 

payment for the space the County currently occupies and expects December’s payment 
as well. Ms. Vickers’ focus is on completing the lease renewal as soon as possible. Mr. 

McLaughlin stated that, based on his understanding, the County has been on a month-

to-month arrangement since the end of last year, and the Agency can continue under 

that structure if needed. Mr. Neppl noted outstanding questions, particularly regarding 
Ms. Church’s point that the County has reduced its use of the building by 65–75 percent. 

Mr. Neppl said the current lease is very favorable to the tenant, which may be typical for 

agreements between government entities, but the Board should consider what benefit 
the Agency gains from entering a fixed-term lease rather than continuing month-to-

month. Ms. Church added that clarity is needed on whether the County can perform 

improvements, testing, or other work under the existing month-to-month lease, and 
whether a new lease would offer better protection, especially if major maintenance 

becomes necessary. Ms. Church emphasized the importance of safeguarding the 

building as an Agency asset. Ms. Vickers explained that the County had previously 

declined to renew because they wanted certain building assessments completed. The 
survey results, which have nearly been finalized, show no issues that would prevent the 

Agency from continuing the lease, so she believes renewal should now be feasible 

pending County approval. Ms. Church noted remaining concerns about maintenance, 
such as water issues at the back of the building, and stressed that a stronger lease should 

ensure the County cannot simply terminate due to inconvenience if major repair work is 

needed. To support further discussion, Mr. Neppl requested that counsel from J&G be 
present at the next meeting. Ms. Vickers agreed and said she will request that either Ben 

Gailey or Kelly Pressler attend the December Board meeting. 

 

 
10.  Adjournment 

 

A motion to adjourn was made by Ms. Church and seconded by Ms. DeMora. 
Unanimously passed at 7:21 pm. 
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October

OPERATING Account #2847

Opening Balance As of October  1, 2025 $290,687.98

from bank statement

Deposits Payor  Amount Remarks

10/1/2025 T-Mobile 5,483.46

10/1/2025 AT&T 4,116.60

10/2/2025 Central Hudson 2,285.51

10/6/2025 FSH Newburgh Hotel 1,379.50

10/7/2025 Transfer from IV5 Laboring Monitoring Account 5325 2,155.00 Check #1377 for Loewke Brill should have been paid out of account #5325

10/27/2025 FSH Newburgh Hotel 5,338.75

10/30/2025 Dish Network 1,500.00

10/31/2025 Interest Paid 775.91 Interest Rate 3.03%

TOTAL DEPOSITS 2847 $23,034.73

Disbursements

Payee Amount Remarks

ACH 10/29/2025 MRB Group 6,244.75 Invoice 70429

ACH 10/29/2025 EC Media Group, LLC 1,842.50 Invoice 049919

ACH 10/30/2025 QuickBooks 81.09 Monthly payment

ACH 10/31/2025 Mid Hudson Times 171.62 Newspaper Notice for Public Hearing 11/17/25

TOTAL CHECKS & DISBURSEMENTS 2847 $8,339.96

Closing Balance As of October 31, 2025 $305,382.75 Op Acct #2847

Newburgh IDA, October 2025 Monthly Treasurer's Report



PAYROLL Acct #8243

Opening Balance As of October 1, 2025 $68,647.30

Debit 10/1/2025 Net Pay (part of gross wages) 3,827.04 09/15/25-09/28/25

Debit 10/1/2025 Employer Payroll Tax + Employee WH (part of gross wages) 1,345.80 09/15/25-09/28/25

Debit 10/2/2025 Payroll Fees September 2025 82.18

Debit 10/15/2025 Net Pay (part of gross wages) 3,755.20 09/29/25-10/12/25

Debit 10/15/2025 Employer Payroll Tax + Employee WH (part of gross wages) 1,314.28 09/29/25-10/12/25

Debit 10/15/2025 Net Pay (part of gross wages) 3,320.63 10/13/25-10/26/25

Debit 10/15/2025 Employer Payroll Tax + Employee WH (part of gross wages) 1,128.79 10/13/25-10/26/25

Total Monthly Payroll Expense $14,773.92

Credit 10/31/2025 Interest Paid 152.98 Interest Rate 3.03%

Closing Balance As of October 31, 2025 $54,026.36 Payroll Acct #8243

APPLICATIONS FUND Account #2855

Opening Balance As of October 1, 2025 $14,151.44

Closing Balance As of October 31, 2025 $14,151.44 App Fund Acct #2855

LESSOR/TENANT Account #2863

Opening Balance As of October 1, 2025 $2,578.42

Interest Income 10/31/2025 Interest Paid $6.55 Interest Rate 3.03%

Closing Balance As of October 31, 2025 $2,584.97 Lessor Acct #2863

LABOR MONITORING FSH Hotel Account #7072

Opening Balance As of October 1, 2025 $15,014.79

Closing Balance As of October 31, 2025 $15,014.79 Labor Monitor Acct FSH Hotel #7072

Newburgh IDA, October 2025 Monthly Treasurer's Report



MONEY MARKET Account #2871

Opening Balance As of October 1, 2025 $1,315,554.68

Interest Income 10/31/2025 Interest Paid 3,342.95 Interest Rate 3.03%

Closing Balance As of October 31, 2025 $1,318,897.63 MM Acct #2871

LABOR MONITORING IV5 Account #5325

Opening Balance As of October 1, 2025 $71,000.00

Debit 10/7/2025 Transfer to Operating Account 2847 2,155.00 Check #1377 for Loewke Brill should have been paid out of this account

Closing Balance As of October 31, 2025 $68,845.00 Labor Monitor IV5 Acct #5325

PROVIDENT BANK Account #4346

Opening Balance As of October 1, 2025 $0.00

Closing Balance As of October 31, 2025 $0.00 PROVIDENT BANK Acct #4346

PROVIDENT BANK Account #5683

Opening Balance As of October 1, 2025 $4,412,023.19

Interest Income Interest paid through 10/19/25 $30,950.34 4.14% Interest

Closing Balance As of October 31, 2025 $4,442,973.53 PROVIDENT BANK Acct #5683

Newburgh IDA, October 2025 Monthly Treasurer's Report











City of Newburgh Industrial Development Agency (IDA)
Budget and Financial Plan

Budgeted Revenues, Expenditures, and Changes in Current Net Assets
4% 3% 3% 3% 3%

Proposed Proposed Proposed Proposed Proposed

Revenue and Financial Sources 2026 2027 2028 2029 2030

Operating Revenues

      Charges for Services $3,000.00 $3,000.00 $3,000.00 $3,000.00 $3,000.00

      Rental and Financing Income $343,235.03 $151,852.98 $152,656.42 $157,431.51 $161,721.47

      Other Operating Income $0.00 $0.00 $0.00 $0.00 $0.00

Non Operating Revenues

      Investment Earnings $285,826.00 $294,400.78 $303,232.81 $312,329.79 $321,699.69

      State Subsidies/Grants $0.00 $0.00 $0.00 $0.00 $0.00

      Federal Subsidies/Grants $0.00 $0.00 $0.00 $0.00 $0.00

      Municipal Subsidies/Grants $0.00 $0.00 $0.00 $0.00 $0.00

      Public Authority Subsidies $0.00 $0.00 $0.00 $0.00 $0.00

      Other Non/Operating Revenues $0.00 $0.00 $0.00 $0.00 $0.00

Proceeds from the Issuance of Debt $0.00 $0.00 $0.00 $0.00 $0.00

Total Revenues and Financing Sources $632,061.04 $449,253.76 $458,889.23 $472,761.30 $486,421.15

Expenditures

Operating Expenditures

      Salaries & Wages $133,170.50 $137,165.62 $141,280.58 $145,519.00 $149,884.57

      Other Employee Benefits $0.00 $0.00 $0.00 $0.00 $0.00

      Professional Services Contracts $155,540.76 $160,206.99 $165,013.19 $169,963.59 $175,062.50

      Supplies & Materials $2,639.97 $2,719.17 $2,800.75 $2,884.77 $2,971.31

      Other Operating Expenditures $103,189.21 $106,284.89 $109,473.43 $112,757.64 $116,140.37

Nonoperating Expenditures

       Payment of principal on bonds and financing arrangements $0.00 $0.00 $0.00 $0.00 $0.00

       Interest and other financing charges $0.00 $0.00 $0.00 $0.00 $0.00

       Subsidies to other public authorities $0.00 $0.00 $0.00 $0.00 $0.00

       Capital asset outlay $0.00 $0.00 $0.00 $0.00 $0.00

       Grants and donations $0.00 $0.00 $0.00 $0.00 $0.00

       Other Non-Operating Expenditures $0.00 $0.00 $0.00 $0.00 $0.00

Total Expenditures $394,540.45 $406,376.66 $418,567.96 $431,125.00 $444,058.75

Capital Contributions $0.00 $0.00 $0.00 $0.00 $0.00

Excess (deficiency) of revenues and capital contributions

over expenditures: $237,520.59 $42,877.10 $40,321.27 $41,636.30 $42,362.40



Proposed 2026

Revenue & Financial Sources Budget

Operating Revenues:

Charges for Services $3,000

Rental & Financing Income 343,235

0

Sub-total $346,235

Non Operating Revenues:

Investment Earnings 285,826

Sub-total 285,826

Total Revenues & Financing Sources $632,061

Expenditures

Operating Expenditures:

Salaries & Wages $133,171

Professional Services contracts 155,541

Other Operating Expenditures 105,829

Sub-total $394,540

Non-Operating Expenditures:

Grants and donations $0

Sub-total $0

Total Expenditures $394,540

Excess (deficiency) of revenues over expenditures $237,521

Other Operating Income




















