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83 Broadway, Newburgh, NY  12550 

(845) 569-7369   idadirector@cityofnewburgh-ny.gov 
 
 

BOARD MEETING 
 

6:30 p.m., Monday, August 17, 2026 

Newburgh Recreation Center 

401 Washington Street, Newburgh, NY 
 

AGENDA 
1. Roll Call 

 

2. Proof of Notice of Meeting 

 

3. Appointment of officers and committees 

 

4. Reading and approval of minutes for June 15, 2026 

 

5. Report of the Treasurer  

Approval of Treasurer’s Report for June and July 2026 

Approval of payment of bills for June and July 2026 

 

6. Chairperson’s Report 

 

7. Counsel’s Report 

 

8. Executive Director’s Report 

 

9. New Business 

 

Resolution # 2026-08-17-01 Public Hearing for 191 Washington Street, LLC 

 

Resolution # 2026-08-17-02 Belvedere Purchase in Lieu of Redemption  
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Resolution # 2026-08-17-03 Authorization of the Agency to Issue a Request for 

Quotes 

 

Resolution# 2026-08-17-04 Authorization of the Agency to Issue a Request for 

Proposal  

 

10. Old Business 

 
 

11. Executive Session to discuss the lease of real property 

 

 

12. Adjournment  
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BOARD OF DIRECTORS MEETING 

Minutes of June 15, 2026 

 

 
The Board of Directors of the City of Newburgh IDA met on Monday, June 15, 2026 at 6:33 pm 

at 83 Broadway, 3rd Floor, Newburgh, NY 12550. 

 

Present: 

 

Board Members:      Megan Galbraith, Chair 

   Alexandra Church, Vice Chair 
Vickiana DeMora, Treasurer 

   Gregory Daley, Member 

   Julian De Mayo, Member – Absent (Present by Phone) 
   Jennifer Gardner, Member 

   Nicole Russo, Member     

                                                                  

Staff:    Cherisse Vickers, Executive Director 
   Kimberly Nichols, Financial Administrator 

    

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

Guests:  Colin Palladino and Michael Kayam, Esq., MetalWyze Inc. 

 Sisha Ortuzar and Erik Cooney, 191 Washington St 
  Michael Engels, Shaw Building, L.P. 

  Philippe Pierre, 104 Washington St, Inc. 

  Kevin Loewke, Loewke Brill Consulting Group, Inc. (via Zoom) 

  Vibhavari Kondapuram, PKF O’Connor Davies LLP 
       

    

1.  Roll Call: Alexandra Church, Vice Chair called the meeting to order at 6:33 pm. A 

quorum was declared to be met.  

  

2. Proof of Meeting Notice: Alexandra Church, Vice Chair observed that the Notice of the 
meeting was properly sent and accepted.  

 

3. Appointment of Board Officers:  

  
 Megan Galbraith offered to serve as Chair. Alexandra Church will continue as Vice Chair. 

Vickiana DeMora will continue as Treasurer. The appointment of Secretary remains 

vacant at this time. Mr. McLaughlin discussed the role of the Secretary, the functions 



 

2 
 

and responsibilities of a Board Secretary for the benefit of new board members.  
 

 Appointment of Committees – Audit/Finance and Governance:  

 
 Ms. DeMora and Mr. Daley will serve on the Audit/Finance Committee with one seat 

vacant at this time.  Ms. DeMora will serve as chair. 

 Ms. Galbraith, Ms. Church and Ms. Gardner will serve on the Governance Committee 

and Ms. Galbraith will serve as chair.  
 

 Appointment of Financial Administrator and Recording Secretary to the Agency: 

  
Kimberly Nichols, Financial Administrator and Recording Secretary 

 

Resolution #2026-06-15-03 Interim Housekeeping Resolution 
 

Ms. Russo: Motion to approve  

Ms. DeMora: Motion seconded 

 
A roll call was taken for the vote. 

 

Ms. Church: Yes 
Ms. DeMora: Yes 

Mr. Daley: Yes 

Ms. Galbraith: Yes 
Ms. Russo: Yes 

Mr. De Mayo: Absent 

VOTE: Unanimously passed 

 
4. Reading and Approval of December 15, 2025, Meeting Minutes: 
 

Meeting Minutes from the Board meeting of December 15, 2025, were distributed to 
the Board via e-mail. 

 

Motion to approve December 15, 2025, meeting minutes as presented: 
Ms. DeMora: Motion to approve the minutes 

Ms. Russo: Motion seconded 

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

 

Vickiana DeMora presented the December 2025 – May 2026 Treasurer’s Report to the 

Board. 

 
Motion to approve December 2025 Treasurer’s Report  

Ms. DeMora: Motion to approve 
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Ms. Galbraith: Motion seconded 
VOTE: Unanimously passed 

 

Motion to approve December 2025 Bill Payments  
Ms. DeMora: Motion to approve  

Ms. Galbraith: Motion seconded 

VOTE: Unanimously passed 

 
Motion to approve January 2026 Treasurer’s Report  

Ms. Russo: Motion to approve 

Ms. DeMora: Motion seconded 
VOTE: Unanimously passed 

 

Motion to approve January 2026 Bill Payments  
Ms. DeMora: Motion to approve  

Ms. Russo: Motion seconded 

VOTE: Unanimously passed 

 
Motion to approve February 2026 Treasurer’s Report  

Ms. Russo: Motion to approve 

Ms. DeMora: Motion seconded 
VOTE: Unanimously passed 

 

Motion to approve February 2026 Bill Payments  
Ms. DeMora: Motion to approve  

Ms. Russo: Motion seconded 

VOTE: Unanimously passed 

 
Motion to approve March 2026 Treasurer’s Report  

Ms. Russo: Motion to approve 

Ms. DeMora: Motion seconded 
VOTE: Unanimously passed 

 

Motion to approve March 2026 Bill Payments  
Ms. DeMora: Motion to approve  

Ms. Russo: Motion seconded 

VOTE: Unanimously passed 

 
Motion to approve April 2026 Treasurer’s Report  

Ms. Gardner: Motion to approve 

Ms. DeMora: Motion seconded 
VOTE: Unanimously passed 

 

Motion to approve April 2026 Bill Payments  
Ms. DeMora: Motion to approve  

Ms. Gardner: Motion seconded 
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VOTE: Unanimously passed 
 

Motion to approve May 2026 Treasurer’s Report  

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

VOTE: Unanimously passed 

 

 
Motion to approve May 2026 Bill Payments  

Ms. DeMora: Motion to approve  

Ms. Russo: Motion seconded 
VOTE: Unanimously passed 

 

The Executive Director requested 2 replacement signatories on the IDA Bank accounts. 
The IDA typically has 4 signatures on file and 2 signatures required on each check. Ms. 

DeMora and Ms. Church will remain signatories. Ms. Galbraith and Mr. Daley will be 

added as signatories on the accounts.  

 
 

6. Report of the Chair:  

 
Ms. Church, Vice Chair, shared wonderful news of the positive New York Times article 

about the FSH Hotel, an IDA project, that is well along in construction with lots of 

support. The second update is the new prevailing wage requirement for projects in 
Orange County. Regarding this recent legislation, Ms. Church expressed that whether 

you think ultimately, it's a good idea or a terrible idea, it's most frustrating to have 

something foisted upon you as collateral damage for someone else without any 

discussions.  It is a disappointment all around.  
 

 
7. Counsel’s Report: 

 
Mr. McLaughlin shared with the Board there was nothing new to report as the firm has 

been waiting for a new board to be appointed. The Budget Legislation will be discussed 

in New Business.  
 

 
8. Executive Director’s Report:  

 
Ms. Vickers reminded the Board there is a resolution to be presented tonight for the 

audit. This is important because the Agency has not filed their PARIS report which is due 
in March each year. The IDA website will need to be updated with the new Board 

member’s information and profiles of each member are requested. Also, a press release 

announcing the full board is suggested. There is an IDA Academy session on July 16th in 
Clifton Park, NY for members interested in attending.  Expenses incurred for attending 

are reimbursable. Board member training through the ABO, Authorities Budget Office, 
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also needs to be completed within 1 year for those new to the position. Mr. McLaughlin 
added his recommendation that, if possible, the IDA Academy is beneficial for new and 

old board members. A lot of information is covered on that day, and members are 

guaranteed to learn something. The EDC does two other meetings in the year. Many 
topics are covered and you get to see other IDA members, have conversations and 

discuss similar issues IDA’s are facing. The annual meeting is in Cooperstown, NY.  

 

 
9.  New Business: 
 
  

Mr. McLaughlin provided an overview of recently enacted State legislation regarding 

prevailing wage requirements, adopted as part of the State Budget on May 27, 2026, 

and signed into law by the Governor. He explained that, effective May 27, 2026, 

commercial projects in Orange County receiving benefits under Section 485-b or 

financial assistance through an Industrial Development Agency (IDA) are now subject 

to prevailing wage requirements regardless of the previous 30% public funding 
threshold. 

 

Mr. McLaughlin noted that the legislation provides an exception for projects utilizing a 

Project Labor Agreement (PLA), under which a PLA may satisfy the statutory 
requirement in lieu of prevailing wage. However, he stated that several aspects of the 

legislation remain unclear, including whether a single PLA or multiple trade-specific 

PLAs are required and how the provision applies when no applicable union exists for a 
particular trade in Orange County. He invited questions from the Board. 

 

Ms. Church asked whether the new requirements apply to projects that have been 
approved but have not yet closed. 

 

Mr. McLaughlin responded that, in his opinion, the determining factor is whether a 

project has acquired vested rights through substantial construction activity. He 

explained that projects which have not commenced meaningful construction may not 

have a vested right to proceed under the prior law. He emphasized that determining 

vested rights is ultimately an issue for project applicants and, if challenged, the courts, 
not the IDA Board. He further advised that applications submitted prior to the 

legislation that do not account for prevailing wage costs should be revised to reflect 

the new requirements or pursue another available option, as the current applications 

do not address the statutory prevailing wage obligation. 

 

Ms. Galbraith questioned how a PLA could satisfy the statutory requirement if 

prevailing wage rates are not paid. 
 

Mr. McLaughlin explained that the legislation expressly permits a PLA as an alternative 

compliance mechanism and does not require the PLA itself to provide prevailing wage 
rates. He referenced the IV 5 Newburgh Logistics project as an example where a PLA 

was negotiated after prevailing wage costs proved prohibitive. He noted, however, that 
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uncertainty remains regarding whether a single PLA would satisfy the requirement for 
projects involving multiple trades. 

 

Ms. Church shared information obtained from City Engineer Jason Morris regarding 
prevailing wage compliance. She explained that contractors submit certified payrolls 

electronically to the New York State Department of Labor and that compliance is 

generally enforced through Department of Labor audits rather than private litigation. 

 
Mr. McLaughlin added that, although there is currently no monitoring requirement 

imposed upon Orange County IDAs, it would not be surprising if the Authorities Budget 

Office (ABO) issued future guidance requiring IDAs to certify or monitor prevailing 
wage compliance in a manner similar to existing PARIS reporting requirements. 

 

Ms. Church commented that it would be beneficial to understand the practical 
financial impact of the legislation by comparing prevailing wage labor costs to typical 

non-prevailing wage construction costs on an actual development project. 

 

Ms. Galbraith asked how the other Orange County IDAs were responding to the 
legislation and whether discussions were occurring regarding potential legislative 

clarification or amendment. 

 
Executive Director Ms. Vickers advised that the Orange County Partnership regularly 

convenes the Executive Directors of the County's IDAs to discuss issues of regional 

concern. She noted that the next meeting was scheduled for June 18, 2026, and stated 
that she would report back to the Board following those discussions. 

 

Ms. Church also inquired whether applicants whose projects were approved under a 

previous Uniform Tax Exemption Policy (UTEP), but who now require project 
modifications due to the prevailing wage legislation, would be subject to the UTEP in 

effect at the time of application or the current UTEP. 

 
Mr. McLaughlin explained that the current UTEP would generally apply. However, he 

noted that the UTEP and the General Municipal Law authorize deviations from the 

policy. He reviewed the statutory deviation process, including notice to affected taxing 
jurisdictions and the Board's established practice of holding a public hearing prior to 

considering a deviation request. He stated that this process remains available to 

applicants when appropriate, while acknowledging that it is unfortunate the Board 

may need to consider deviations so soon after adopting the revised UTEP.  
 

Presentations: 
 

 
Presentation by MetalWyze, Inc 

 
Mr. Colin Palladino, Director of Local Facilities, and Mr. Michael Kayam, General 
Counsel for MetalWyze, presented an overview of the proposed MetalWyze project. The 

presenters explained that the company proposes to establish an architectural metal 
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fabrication facility in the City of Newburgh to manufacture architectural metal cladding 
products, including perimeter and edge metals used in commercial construction, as 

well as coil and flat metal products for distribution to other fabricators throughout the 

Northeast. 
 
Mr. Palladino described the proposed manufacturing process, which would utilize 

advanced automated equipment to process large metal coils into smaller coils and flat 

sheets, manufacture architectural metal profiles, perform limited hand assembly of 

specialized components, and distribute finished products using a company-owned 
trucking fleet. The presenters stated that the facility would initially employ ten full-

time staff, including management, production, programming, purchasing, accounting, 

sales, and material handling positions, with plans for future growth as operations 
expand. 

 

Board members Ms. Russo, Ms. Church, and Ms. Galbraith asked questions regarding 
the company's delivery operations, anticipated fleet size, on-site staffing, scope of 

building renovations, projected employment growth, and the impact of the recently 

enacted prevailing wage legislation on the proposed project. 

 
Mr. Palladino and Mr. Kayam responded that deliveries would initially be made using 

two company-owned trucks operated by employee drivers, with additional vehicles 

added as demand increases. They confirmed that all positions would be based on-site 
and stated that the company anticipates growing its workforce to approximately 20 to 

25 employees over time. Renovations to the facility would primarily consist of interior 

improvements, including walls, flooring, and general refurbishment. 

 

Mr. Kayam advised the Board that the company had not yet fully evaluated the 

financial impact of the recently enacted prevailing wage requirements. He stated that 

MetalWyze typically utilizes an in-house construction team and a long-standing 
contractor for renovation work and indicated that compliance with the prevailing wage 

requirements would significantly increase project costs. 

 
Board Counsel Mr. McLaughlin explained that, under the recently enacted legislation, 

project costs would need to be revised to reflect prevailing wage requirements. He 

further advised that prevailing wage obligations would generally apply to contractors 
and subcontractors performing covered work, including certified payroll reporting 

requirements. 

 

At the Board's request for an update on the status of the application, the applicants 
stated that, if the project were required to comply with the prevailing wage legislation 

and submit a revised application reflecting those costs, they did not intend to proceed 

with an amended application. Accordingly, no further action was taken on the project 
application. 
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Presentation by 191 Washington St, LLC 

Mr. Sisha Ortuzar and Mr. Erik Cooney presented an update on the proposed 

redevelopment of 191 Washington Street. The project consists of the adaptive reuse of 

the former school building into residential and commercial space, including a locally 
owned brewery, together with the construction of two new mixed-use buildings. The 

completed development is anticipated to include approximately 70 residential units 
and 15,000 square feet of commercial space. 

Mr. Ortuzar provided a summary of the project's history, noting that it has undergone 

several revisions since its original approval in 2023 due to rising construction costs, 

changes in financing opportunities, and the transition from a market-rate to an 
affordable housing project. He explained that these changes required the submission 

of new PILOT applications and that delays associated with revisions to the IDA's 

Uniform Tax Exemption Policy (UTEP), as well as the subsequent determination that 
the City Council lacked authority to grant a residential PILOT to a for-profit entity, 
resulted in the loss of previously secured affordable housing funding. 

Mr. Ortuzar advised the Board that the developers have since returned to the IDA with 

a revised application and are seeking to move the project forward in order to compete 

for future affordable housing funding opportunities. He requested that the Board 
authorize a public hearing and continue processing the application. 

Board Counsel Mr. McLaughlin advised that, due to the recently enacted prevailing 

wage legislation, the project costs reflected in the current application are no longer 

accurate and must be revised before the Board may consider the application. He 

recommended that the applicant submit updated project costs that account for the 

prevailing wage requirements, including an estimated range if necessary, for the 
Board's review. 

Presentation by Shaw Building, LP 

Mike Engels shared a presentation for the Shaw Building project on Johnes St. Along 

with an overall review of the project for the benefit of new board members, Mr. Engels 

included information and estimates on how the new prevailing wage requirement 

might impact their project. At this time Mr. Engels and his partners are waiting to see 
how this new requirement is enacted and whether they will be able to proceed with 

their application.    

Presentation by 104 Washington Street 
 
Mr. Philippe Pierre presented an update on the proposed 104 Washington Street, LLC 

project, which consists of a mixed-use development including 14 affordable housing 

units and ground-floor commercial space. 
 

Mr. Pierre explained that the project has been in development since 2020 and has 

progressed through the City's land use approval process. He stated that the project has 
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received funding commitments from several affordable housing programs, including 
the Mid-Hudson Momentum Fund and HOME funds, and that significant pre-

development work, including demolition and site preparation, has already been 

completed. 
 

Mr. Pierre advised the Board that the recently enacted prevailing wage legislation has 

substantially affected the project's financial feasibility. He stated that the anticipated 

increase in construction costs, combined with rising interest rates and other project 
expenses, has created a significant funding gap that the development team is unable 

to absorb. Mr. Pierre further noted that uncertainty surrounding available state funding 

has added additional challenges to moving the project forward. 
 

Mr. Pierre expressed his appreciation for the Agency's continued support of 

redevelopment efforts in the City of Newburgh and encouraged the Board to continue 
advocating for projects that rely on IDA assistance to advance economic development 

and affordable housing objectives. 
 

Resolutions: 

 

Resolution # 2026-06-15-01 Approval of 2025 Audit and 2025 Investment Report 

with presentation by PKF O’Connor Davies 

 

Vibhavari Kondapuram, from PKF O'Connor Davies presented the Agency's 2025 

Certified Annual Audit and Investment Report. The auditor advised the Board 

that the audit resulted in an unmodified ("clean") opinion, which is the best 

opinion they can issue. She summarized the Agency's financial position for the 

year ended December 31, 2025. The auditor also reported that no material 

weaknesses or significant deficiencies in internal controls were identified. One 

management recommendation, consistent with the prior year's audit, was 

made regarding additional review and oversight of journal entries to strengthen 

internal controls. 

 

Board Counsel explained that the Agency is required by statute to complete its 

annual audit and submit its Public Authorities Reporting Information System 

(PARIS) report to the Authorities Budget Office (ABO). Due to the Board's 

inability to establish a quorum earlier in the year, the audit could not be 

approved in its normal timeframe. Counsel advised that approval of the audit 

would allow staff to complete the required PARIS filing and return the Agency to 

compliance with statutory reporting requirements. 

 
Ms. DeMora: Motion to approve 

Ms. Galbraith: Motion seconded 
 

A roll call was taken for the vote. 
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Ms. Church: Yes 

Ms. DeMora: Yes 

Mr. Daley: Yes 
Ms. Galbraith: Yes 

Ms. Russo: Yes 

Mr. De Mayo: Absent 

VOTE: Unanimously passed 

 

 

Resolution # 2026-06-15-02 Waiver for IV 5 Newburgh South Logistics Center with 

presentation by Loewke Brill 

 

Mr. Kevin Loewke, representing Loewke Brill Consulting Group, presented a 

request for a waiver of the Agency's Local Labor Policy for the IV5 Newburgh 

South Logistics Center project. He explained that Loewke Brill, as the Agency's 

labor compliance monitor, reviews requests for waivers and provides 

recommendations to the Board in accordance with the Local Labor Policy. 

Mr. Loewke advised that the applicant requested a waiver under the policy's 

significant cost differential provision for metal framing work to be performed by 

Phillips Construction, a contractor based in New Jersey. He explained that the 

project solicited bids from local contractors; however, Phillips Construction's 

proposal was approximately 30 percent lower than the lowest local bid. He 

further noted that the project team consulted with the local carpenters' union in 

an effort to identify a qualified local contractor at a competitive price but was 

unable to do so. 

 

Board members discussed the relationship between the waiver request and the 

recently enacted prevailing wage legislation. Board Counsel Mr. McLaughlin 

explained that the prevailing wage requirements do not apply to this project 

because it had previously received IDA approval, closed on its financial 

assistance, and was already under construction prior to the enactment of the 

legislation. 

 

Mr. McLaughlin also noted that, although the waiver would allow the use of a 

non-local contractor, the project worked with Loewke Brill and local labor 

representatives to incorporate two local apprentices into the workforce in 

support of the Agency's apprenticeship goals. The Board discussed the duration 

of the work, oversight of the apprenticeship positions, and compliance with the 

Agency's Local Labor Policy. Mr. Loewke explained that the metal framing work 

was performed over an approximately four-month period and confirmed that 

the waiver request had been submitted earlier in the project and was being 

presented for Board consideration after the work had been completed. 
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Following discussion, the Board considered a resolution approving the 

requested waiver under the Agency's Local Labor Policy. 

 
Ms. DeMora: Motion to approve 

Ms. Russo: Motion seconded 

 
A roll call was taken for the vote. 

 

Ms. Church: Yes 
Ms. DeMora: Yes 

Mr. Daley: Yes 

Ms. Galbraith: Yes 

Ms. Russo: Yes 

Mr. De Mayo: Absent 

VOTE: Unanimously passed 

 

 

Resolution # 2026-06-15-03 Interim Housekeeping 

 

Approved earlier under item #3. 

 

Resolution #2026-06-15-04 Revision of Lease with Hudson Federal Credit Union 

 

The Executive Director advised the Board that Heritage Financial Credit Union 

had formally changed its legal name to Heritage Financial Federal Credit Union 

and requested that the Agency amend the existing lease agreement for the 

property located at 2 Corwin Court, City of Newburgh, to reflect the institution's 

new legal name. 

 

Board Counsel noted that, although the request was administrative in nature, 

formal Board approval was required to amend the lease agreement. No other 

terms or conditions of the lease were modified. 

 
Ms. DeMora: Motion to approve 

Ms. Russo: Motion seconded 

 

A roll call was taken for the vote. 

 
Ms. Church: Yes 

Ms. DeMora: Yes 

Mr. Daley: Yes 
Ms. Galbraith: Yes 

Ms. Russo: Yes 

Mr. De Mayo: Absent 



 

12 
 

VOTE: Unanimously passed 

 

Resolution #2026-06-15-05 Nunc Pro Tunc Renewal CD Account Provident Bank  

 

The Executive Director advised the Board that, due to the absence of a quorum, 

the Agency's certificate of deposit (CD) was renewed upon maturity to ensure 

continuity of the investment. She explained that the funds were renewed for a 

three-month term, consistent with the Agency's past practice of selecting the 

shortest available term offering the most favorable interest rate. 

 

Board Counsel explained that the requested action was presented nunc pro 

tunc, ratifying an action previously taken on behalf of the Agency. The Board 

discussed authorizing future three-month renewals in the event a quorum is 

unavailable when the CD matures. Board members also discussed the need to 

maintain flexibility should the Agency determine that the funds are needed for 

future purposes. 

 

Following discussion, the Board amended the resolution to ratify the February 

and May 2026 renewals and to authorize an additional three-month renewal 

upon the August 2026 maturity if necessary. The Board approved the resolution 

as amended. 

 
Ms. DeMora: Motion to approve 

Mr. Daley: Motion seconded 
 

A roll call was taken for the vote. 

 

Ms. Church: Yes 
Ms. DeMora: Yes 

Mr. Daley: Yes 

Ms. Galbraith: Yes 
Ms. Russo: Yes 

Mr. De Mayo: Absent 

VOTE: Unanimously passed 

 
 
10.  Old Business: 
 
The Executive Director advised the Board that her employment agreement remained 
unsigned and requested that it be executed. The Chair and Vice Chair acknowledged the 

request and indicated that the agreement would be signed following the conclusion of the 

meeting. 
 

Ms. Church advised the Board that the property associated with the Bourne & Kenney project 

is reportedly being sold and inquired whether any action by the Agency would be required. 



 

13 
 

 
Board Counsel advised that any sale would require the consent of the bond trustee. Counsel 

further noted that, given the remaining term of the bond, it is likely the bonds would be paid 

in full as part of the transaction. 
 
11. Executive Session: To discuss proposed, pending or current litigation 
 

Motion to enter into Executive Session 

Ms. DeMora: Motion to approve 

Ms. Galbraith: Motion seconded 

 
Motion to exit Executive Session 

Ms. DeMora: Motion to approve 

Ms. Russo: Motion seconded 

 

The Board discussed the recently enacted State legislation requiring prevailing wage 

on certain privately owned projects receiving IDA financial assistance in Orange 
County. Board members noted that several applicants with pending projects had 

indicated the new requirements could significantly affect project feasibility and 

potentially prevent their developments from moving forward. 

 
The Board further discussed the need to better understand the broader economic 

implications of the legislation on pending IDA projects and the potential impact on 

future investment and economic development within the City of Newburgh. It was 
determined that an independent financial analysis would assist the Agency in 

evaluating the effects of the legislation and provide information to guide future policy 

discussions and legislative outreach. 
 

Following discussion, the Board approved a resolution authorizing the Executive 

Director to engage MRB Group to conduct a financial impact study of the prevailing 

wage legislation on pending Agency projects and the City of Newburgh, at a cost not to 

exceed $75,000. 

 

Resolution # 2026-06-15-06 Authorization to Engage MRB Group to Conduct a Study 
 

Ms. DeMora: Motion to approve 

Ms. Daley: Motion seconded 

 

A roll call was taken for the vote. 

 

Ms. Church: Yes 
Ms. DeMora: Yes 

Mr. Daley: Yes 

Ms. Galbraith: Yes 
Ms. Russo: Yes 

Mr. De Mayo: Absent 
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VOTE: Unanimously passed 
 
 
12.  Adjournment 

 

A motion to adjourn was made by Ms. DeMora and seconded by Ms. Galbraith. 
Unanimously passed at 10:03 pm. 

 



Opening Balance As of June 1, 2026 $304,535.22

Deposits Payor  Amount Remarks

6/2/2026 AT&T 4,116.60 Rent - JUNE 2026

6/2/2026 T-Mobile 5,594.90 Rent - JUNE 2026

6/2/2026 Central Hudson 2,354.07 Rent - JUNE 2026

6/8/2026 Orange County 16,255.84 Rent - JUNE 2026

6/29/2026 Orange County 16,255.84 Rent - JULY 2026

6/30/2026 Interest Paid 671.71 Interest Rate 2.53%

TOTAL DEPOSITS $45,248.96

Disbursements

Payee Amount Remarks

ACH 6/1/2026 Quickbooks Online 81.09                          Invoice 10001497259159

ACH 6/22/2026 MRB Group 3,750.00                     Invoice 74565 - Hudson Taco 

ACH 6/22/2026 MRB Group 2,951.25                     Invoice 74564 - 191 Washington 

1412 6/23/2026 Whiteman, Osterman & Hannah 2,814.00                     Multiple Invoices for Special Counsel, Scobie

ACH 6/30/2026 Quickbooks Online 81.09                          Invoice 10001505932515

TOTAL CHECKS & DISBURSEMENTS $9,677.43

Closing Balance As of June 30, 2026 $340,106.75

Opening Balance As of June 1, 2026 $114,324.06

Debit 6/2/2026 Payroll Fees May 2026 82.18 Gusto Payroll Inv 15204750

Debit 6/10/2026 Net Pay (part of gross wages) 3,844.78 PPE 05/25/26-06/07/26

Debit 6/10/2026 Employer Payroll Tax + Employee WH (part of gross wages) 1,384.77 PPE 05/25/26-06/07/26

Debit 6/24/2026 Net Pay (part of gross wages) 3,993.52 PPE 06/08/26-06/21/26

Debit 6/24/2026 Employer Payroll Tax + Employee WH (part of gross wages) 1,454.02 PPE 06/08/26-06/21/26

TOTAL CHECKS & DISBURSEMENTS $10,759.27

Credit 6/30/2026 Interest Paid 224.62 Interest Rate 2.53%

Closing Balance As of June 30, 2026 $103,789.41

CITY OF NEWBURGH INDUSTRIAL DEVELOPMENT AGENCY

TREASURER'S REPORT 8/17/26 MEETING
JUNE 2026

OPERATING ACCOUNT #2847

PAYROLL ACCOUNT #8243

Newburgh IDA, 06 June 2026 Monthly Treasurer's Report



Opening Balance As of June 1, 2026 $14,151.44

Closing Balance As of June 30, 2026 $14,151.44

Opening Balance As of June 1, 2026 $2,623.48

6/30/2026 Interest Paid $5.39 Interest Rate 2.53%

Closing Balance As of June 30, 2026 $2,628.87

Opening Balance As of June 1, 2026 $6,984.79

103 6/23/2026 Loewke Brill 1,695.00                     Invoice 22-034-01-5

104 6/23/2026 Loewke Brill 1,695.00                     Invoice 22-034-01-6

TOTAL CHECKS & DISBURSEMENTS 3,390.00                    

Closing Balance As of June 30, 2026 $3,594.79

Opening Balance As of June 1, 2026 $1,338,543.35

6/30/2026 Interest Paid 2,750.43 Interest Rate 2.53%

Closing Balance As of June 30, 2026 $1,341,293.78

LESSOR/TENANT ACCOUNT #2863

LABOR MONITORING FSH HOTEL ACCOUNT #7072

MONEY MARKET ACCOUNT #2871

APPLICATIONS FUND ACCOUNT #2855

Newburgh IDA, 06 June 2026 Monthly Treasurer's Report



Opening Balance As of June 1, 2026 $44,750.00

1008 6/23/2026 Loewke Brill 3,195.00                     Invoice 22-034-02-11

1009 6/23/2026 Loewke Brill 3,195.00                     Invoice 22-034-02-12

TOTAL CHECKS & DISBURSEMENTS 6,390.00                    

Closing Balance As of June 30, 2026 $38,360.00

Opening Balance As of June 1, 2026 $0.00

Closing Balance As of June 30, 2026 $0.00

Opening Balance As of June 1, 2026 $0.00

Closing Balance As of June 30, 2026 $0.00

Opening Balance As of June 1, 2026 $4,500,479.98

6/1/2026 Interest Paid 41,722.96 Interest Rate 3.70%

Closing Balance As of June 30, 2026 $4,542,202.94

PROVIDENT BANK CD ACCOUNT #5683

LABOR MONITORING IV5 ACCOUNT #5325

LABOR MONITORING SHAW BUILDING ACCOUNT #1632

PROVIDENT BANK CHECKING ACCOUNT #4346

Newburgh IDA, 06 June 2026 Monthly Treasurer's Report



Opening Balance As of July 1, 2026 $340,106.75

Deposits Payor  Amount Remarks

7/1/2026 AT&T 4,240.10 Rent - JULY 2026

7/1/2026 T-Mobile 5,594.90 Rent - JULY 2026

7/2/2026 Central Hudson 2,354.07 Rent - JULY 2026

7/10/2026 Deposit - Heritage Financial Credit Union 100.00 Annual Lease

7/27/2026 Orange County 16,255.84 Rent - AUG 2026

7/31/2026 Interest Paid 746.80 Interest Rate 2.53%

TOTAL DEPOSITS $29,291.71

Disbursements

Payee Amount Remarks

ACH 7/7/2026 EC Media Group 2,442.50                     Invoice 049980

ACH 7/9/2026 Black Dog Design 500.00                         Invoice 3192

ACH 7/10/2026 MRB Group 375.00                         Invoice 75068 - Hudson Taco

ACH 7/10/2026 MRB Group 206.25                         Invoice 74564 - 191 Washington 

ACH 7/21/2026 Black Dog Design 360.00                         Invoice 3643

1416 7/28/2026 Cherisse Vickers 120.42                         Reimbursement - subscriptions

ACH 7/30/2026 Quickbooks Online 81.09                           Invoice 10001514717321

ACH 7/31/2026 PHLY Insurance 1,624.00                     D & O Policy Renewal Acct #80660018

1413 7/31/2026 Whiteman, Osterman & Hannah 7,503.69                     Multiple Invoices for Special Counsel

TOTAL CHECKS & DISBURSEMENTS 13,212.95                   

Closing Balance As of July 31, 2026 $356,185.51

Opening Balance As of July 1, 2026 $103,789.41

Payee Amount Remarks

Debit 7/2/2026 Payroll Fees June 2026 82.18 Gusto Payroll Inv 15722586

Debit 7/8/2026 Net Pay (part of gross wages) 2,590.82 PPE 06/22/26-07/05/26

Debit 7/8/2026 Employer Payroll Tax + Employee WH (part of gross wages) 928.50 PPE 06/22/26-07/05/26

Debit 7/22/2026 Net Pay (part of gross wages) 3,926.73 PPE 07/06/26-07/19/26

Debit 7/22/2026 Employer Payroll Tax + Employee WH (part of gross wages) 1,419.35 PPE 07/06/26-07/19/26

TOTAL CHECKS & DISBURSEMENTS $8,947.58

Credit 7/31/2026 Interest Paid 210.76 Interest Rate 2.53%

Closing Balance As of July 31, 2026 $95,052.59

CITY OF NEWBURGH INDUSTRIAL DEVELOPMENT AGENCY
TREASURER'S REPORT 8/17/26 MEETING

JULY 2026

OPERATING ACCOUNT #2847

PAYROLL ACCOUNT #8243

Newburgh IDA, 07 July 2026 Monthly Treasurer's Report



Opening Balance As of July 1, 2026 $14,151.44

Closing Balance As of July 31, 2026 $14,151.44

Opening Balance As of July 1, 2026 $2,628.87

7/31/2026 Interest Paid $5.58 Interest Rate 2.53%

Closing Balance As of July 31, 2026 $2,634.45

Opening Balance As of July 1, 2026 $3,594.79

Deposits Payor  Amount Remarks

7/24/2026 Deposit Funds - Grand St Newburgh Properties $10,000.00 Account Replenishment

TOTAL DEPOSITS $10,000.00

Closing Balance As of July 31, 2026 $13,594.79

Opening Balance As of July 1, 2026 $1,341,293.78

7/31/2026 Interest Paid 2,847.95 Interest Rate 2.53%

Closing Balance As of July 31, 2026 $1,344,141.73

Opening Balance As of July 1, 2026 $38,360.00

Closing Balance As of July 31, 2026 $38,360.00

APPLICATIONS FUND ACCOUNT #2855

LESSOR/TENANT ACCOUNT #2863

LABOR MONITORING FSH HOTEL ACCOUNT #7072

MONEY MARKET ACCOUNT #2871

LABOR MONITORING IV5 ACCOUNT #5325

Newburgh IDA, 07 July 2026 Monthly Treasurer's Report



Opening Balance As of July 1, 2026 $0.00

Closing Balance As of July 31, 2026 $0.00

Opening Balance As of July 1, 2026 $0.00

Closing Balance As of July 31, 2026 $0.00

Opening Balance As of July 1, 2026 $4,542,202.94

Closing Balance As of July 31, 2026 $4,542,202.94

PROVIDENT BANK CD ACCOUNT #5683

LABOR MONITORING SHAW BUILDING ACCOUNT #1632

PROVIDENT BANK CHECKING ACCOUNT #4346

Newburgh IDA, 07 July 2026 Monthly Treasurer's Report



 

 

CITY OF NEWBURGH 

INDUSTRIAL DEVELOPMENT AGENCY 

 

Resolution No. 2026-08-17-01 

RESOLUTION AUTHORIZING THE CITY OF NEWBURGH INDUSTRIAL 

DEVELOPMENT AGENCY TO HOLD A PUBLIC HEARING REGARDING 

A PROPOSED PROJECT 
 

A regular meeting of City of Newburgh Industrial Development Agency (the “Agency”) 

was convened in public session at the Newburgh Activity Center, 401 Washington Street, 

Newburgh, New York on August 17, 2026, at 6:30 o'clock p.m., local time. 

 

The meeting was called to order and upon the roll being called, the following members of 

the Agency were: 

 

PRESENT: 

 

  

Megan Galbraith Chair 

Alexandra Church 

Vickiana DeMora 

Gregory Daley 

Vice-Chair 

Treasurer 

Member 

Jennifer Gardener Member 

Julian De Mayo Member 

Nicole Russo Member 

  
 

ABSENT: 

 

  

 

AGENCY STAFF PRESENT INCLUDED THE FOLLOWING: 

 

Cherisse Vickers 

Kimberly Nichols 

Executive Director 

Financial Administrator 

Robert J. McLaughlin, Esq.,  Agency Counsel 

 

 

The following resolution was offered by _______________, seconded by 

___________________, to wit: 
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RESOLUTION AUTHORIZING THE CHAIR OR THE VICE CHAIR OR ANY 

OFFICER OF THE CITY OF NEWBURGH INDUSTRIAL DEVELOPMENT AGENCY 

TO HOLD A PUBLIC HEARING REGARDING A PROPOSED PROJECT TO BE 

UNDERTAKEN FOR THE BENEFIT OF 191 WASHINGTON STREET LLC, AND TO 

SEND A LETTER TO THE CHIEF EXECUTIVE OFFICERS OF THE AFFECTED 

TAXING ENTITIES INFORMING THEM OF A PROPOSED DEVIATION FROM THE 

AGENCY'S UNIFORM TAX EXEMPTION POLICY IN CONNECTION WITH THE 

PROPOSED PROJECT.   

 

WHEREAS, the City of Newburgh Industrial Development Agency (the “Agency”) is authorized 

and empowered by the provisions of Chapter 1030 of the 1969 Laws of New York, constituting Title 1 of 

Article 18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended 

(the “Enabling Act” or the “Act”) and Chapter 577 of the 1982 Laws of New York, as amended, constituting 

Section 913 of said General Municipal Law (said Chapter and the Enabling Act being hereinafter 

collectively referred to as the “Act”) to promote, develop, encourage and assist in the acquiring, 

constructing, reconstructing, improving, maintaining, equipping and furnishing of manufacturing, 

warehousing, research, commercial and industrial facilities, among others, for the purpose of promoting, 

attracting and developing economically sound commerce and industry to advance the job opportunities, 

health, general prosperity and economic welfare of the people of the State of New York, to improve their 

prosperity and standard of living, and to prevent unemployment and economic deterioration; and 

 

WHEREAS, to accomplish its stated purposes, the Agency is authorized and empowered under the 

Act to acquire, construct, reconstruct and install one or more “projects” (as defined in the Act), or to cause 

said projects to be acquired, constructed, reconstructed and installed, and to convey said projects or to lease 

said projects with the obligation to purchase; and 

 

WHEREAS, on or about October 16, 2025, 191 Washington Street LLC, a New York limited 

liability company (the “Company”), or such other person(s) or entities as may be designated by the 

Company and agreed upon by the Agency (those designated persons or entities included in the definition 

of the Company), submitted an application to the Agency, (the “Application”), a copy of which Application, 

as amended, is on file at the office of the Agency, requesting that the Agency consider undertaking a project 

(the "Project") for the benefit of the Company, said Project consisting of the following: (A) (1) the 

acquisition of an interest in parcels of real property consisting of approximately 40,000 square foot parcel 

of real property located at 191 Washington Street, Newburgh, New York (the “Land”), (2) the rehabilitation 

and conversion of an existing historic building on the Land to a mixed-use affordable residential apartments 

and commercial building totaling approximately 22,000 square feet and the construction and improvement 

of two new mixed-use residential and commercial buildings each totaling 20,000 square with principal 

commercial uses across the buildings consisting of a brewery and commercial retail space (collectively, the 

“Facility”), and (3) the acquisition and installation therein and thereon of related fixtures, machinery, 

equipment and other tangible personal property (collectively, the “Equipment”) (the Land, the Facility, and 

the Equipment hereinafter collectively referred to as the “Project Facility”), (B) the granting of certain 

“financial assistance” (within the meaning of Section 854(14) of the Act) with respect to the foregoing, 

including potential exemptions from certain sales and use taxes, real property taxes, real estate transfer 

taxes and mortgage recording taxes (collectively, the “Financial Assistance”); and (C) the lease (with an 

obligation to purchase) or sale of the Project Facility to the Company or such other person as may be 

designated by the Company and agreed upon by the Agency; and 

 

WHEREAS, the Company requests the following Financial Assistance (amounts per the 

Application): a) a thirty (30) year payment in lieu of tax agreement (“PILOT”) at an estimated value of Six 
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Million Five Thousand Nine Hundred Sixty One Dollars ($6,005,961); b) an exemption from mortgage 

recording taxes at an estimated value of Two Hundred Twelve Thousand Five Hundred Thirty Three 

($212,533); and c) an exemption from New York State sales and compensating use taxes at an estimated 

value of Eight Hundred Thirteen Thousand Four Hundred Seventy-Five Dollars ($813,475); and 

 

WHEREAS, pursuant to Section 859-a of the Act, prior to the Agency providing any “financial 

assistance” (as defined in the Act) of more than $100,000 to any project, the Agency, among other things, 

must hold a public hearing pursuant to Section 859-a of the Act with respect to said project; and 

 

WHEREAS, pursuant to Section 859-a of the Act, prior to the Agency providing any “financial 

assistance”, the Agency must obtain a written cost-benefit analysis of the Project, and  

 

WHEREAS, the Agency has previously engaged a third-party municipal services firm, MRB 

Group, which assessed the Project, including the non-Agency project (i.e., the residential units for which 

the Company has applied to the City of Newburgh for a payment in lieu of tax agreement) and developed 

a written cost benefit analysis which identified the following economic impact and benefits to the City of 

Newburgh from the Project: a) the construction phase of the Project will create 39 direct/indirect jobs that 

generate approximately $3,505,327 in wages; b) the Project will result in 31 permanent jobs earning 

approximately $1,702,806 in wages on an annual basis; c) Orange County will benefit from additional, one-

time sales tax revenue of $23,004 associated with construction wages earned during the construction phase 

and additional sales tax revenue of $612,177 related to all sales tax earned during the operational period, 

both from the new jobs and the new household spending; and d) over the course of the 30 years, the Project 

will generate an increase of $1,135,357 in additional property tax revenue on the current taxes for Orange 

County, the City of Newburgh, and the Newburgh Enlarged City School District; and 

 

WHEREAS, in connection with the Application, the Company has made a request to the Agency 

(the "Pilot Request") to deviate from its Uniform Tax Exemption Policy (the "Policy") with respect to the 

term of the payment in lieu of tax agreement by and between the Agency and the Company (the "Proposed 

Pilot Agreement"); and  

 

WHEREAS, pursuant to Section 874(4) of the Act and the Policy, prior to taking final action on 

the Pilot Request for a deviation from the Policy, the Agency must give the chief executive officers of the 

County and each city, town, village and school district in which the Project is located (collectively, the 

"Affected Tax Jurisdictions") prior written notice of the proposed deviation from the Policy and the reasons 

therefore; and 

WHEREAS, the Policy provides that the real property tax abatements to be provided by the Agency 

shall apply only to the value added by an applicant's construction or renovation activities (i.e., the 

“improvements” made) to the existing parcel and improvements involved (the "Added Value"); and 

 

WHEREAS, the comparison of the proposed deviation payment proposed by the Company for the 

Added Value of the Project as compared to the approximate abatement percentage of tax otherwise due is 

set forth below:  
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*Chart is for illustrative purposes only.   

 

; and 

WHEREAS, pursuant to Section 858(15) of the Act, unless otherwise agreed by the Affected Tax 

Jurisdictions, payments in lieu of taxes must be allocated among the Affected Tax Jurisdictions in 

proportion to the amount of real property tax and other taxes which would have been received by each 

Affected Tax Jurisdiction had the Project Facility not been tax exempt due to the status of the Agency; and 

 WHEREAS, pursuant to Section 874(4) of the Act and the Policy, prior to taking final action on 

the request for a deviation from the Policy, the Agency must adopt a resolution setting forth, with respect 

PILOT 

TAX 

YEAR 

PILOT PAYMENT 

DUE 

APPROXIMATE 

PILOT  

ABATEMENT 

PERCENTAGE* 

1 $52,364 75% 

2  $53,935 75% 

3 $55,553 75% 

4 $57,219 74% 

5 $57,219 74% 

6 $60,704 74% 

7 $62,525 73% 

8 $64,401 73% 

9 $66,333 73% 

10 $68,323 73% 

11 $70,373 72% 

12 $72,484 72% 

13  $74,658 72% 

14 $76,898 72% 

15  $79,205 71% 

16 $81,581 71% 

17 $84,028 71% 

18 $86,549 70% 

19 $89,146 70% 

20 $91,820 70% 

21 $94,575 70% 

22 $97,412 69% 

23 $100,334 69% 

24 $103,344 69% 

25 $106,445 68% 

26 $109,638 68% 

27 $112,927 68% 

28 $116,315 67% 

29 $119,804 67% 

30 $123,399 67% 

TOTAL $2,491,228 71% 
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to the proposed deviation: (a) the amount of the proposed Tax Exemption, (b) the amount and nature of 

the proposed PILOT, (c) indicating the reasons for the proposed deviation, and (d) whenever possible, 

provide the Affected Tax Jurisdictions prior written thirty (30) days’ notice of the proposed deviation from 

the Policy and the reasons therefore; and 

WHEREAS, the Agency desires to provide for compliance with the provisions of Section 859-a 

and 874(4) of the Act with respect to the Project by scheduling a public hearing for the Project. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE CITY OF NEWBURGH 

INDUSTRIAL DEVELOPMENT AGENCY, AS FOLLOWS: 

 

Section 1. The Agency hereby induces the Project and authorizes the Chair, the Vice Chair 

or any Officer of the Agency, after consultation with the members of the Agency and Agency Counsel, (A) 

to establish the time, date and place for a public hearing of the Agency to hear all persons interested in the 

Project (the “Public Hearing”); (B) to cause the Public Hearing to be held in a city, town or village where 

the Project Facility is or is to be located, and to cause notice of such Public Hearing to be given to the public 

by publishing a notice or notices of such Public Hearing in a newspaper of general circulation available to 

the residents of the governmental units where the Project Facility is or is to be located, such notice or notices 

to comply with the requirements of Section 859-a of the Act and shall be at least ten (10) days prior to the 

date of such Public Hearing; (C) to cause notice of the Public Hearing to be given to the chief executive 

officer of the county and of each city, town, village and school district in which the Project Facility is or is 

to be located to comply with the requirements of Sections 859-a and 874(4) of the Act at least ten (10) days 

prior to the date of such Public Hearing; (D) to conduct or cause the holding of such Public Hearing; (E) to 

cause a report of the Public Hearing fairly summarizing the views presented at such Public Hearing (the 

“Report”) to be prepared; and (F) to cause a copy of the Report to be made available to the members of the 

Agency. 

 

Section 2. Having considered both the Application, the Pilot Request and the Policy, the 

Agency hereby authorizes the Chair, the Vice Chair or any Officer of the Agency, to send a written notice 

to the chief executive officers of each of the Affected Tax Jurisdictions informing them that (A) the Agency 

is considering a proposed deviation from the Policy with respect to the Project and the reasons therefore 

(in substantially the form of the draft of said letter attached hereto as Exhibit A) at least ten (10) days prior 

to the date of such Public Hearing; (B) soliciting any comments that such Affected Tax Jurisdictions may 

have with respect to said proposed deviation; and (C) inviting attendance of any representative of the 

Affected Tax Jurisdictions to attend the Public Hearing. 

Section 3. The Chair, the Vice Chair and/or any Officer of the Agency is hereby authorized 

and directed to distribute copies of this Resolution to the Company and such other entities as required by 

the Act, and to do such further things or perform such acts as may be necessary or convenient to implement 

the provisions of this Resolution. 

Section 4. All action taken by the Chair, the Vice Chair and/or any Officer of the Agency in 

connection with the Public Hearing with respect to the Project prior to the date of this Resolution is hereby 

ratified and confirmed. 

 

Section 5. This Resolution shall take effect immediately. 

  



 

 

6 
4912-7090-7572, v. 2 

The question of the adoption of the foregoing Resolution was duly put to a vote on roll call, which 

resulted as follows: 

 

Megan Galbraith 

Alexandra Church 

Vickiana DeMora  

VOTING 

VOTING 

VOTING 

Gregory Daley                  VOTING 

Jennifer Gardener               VOTING  

Julian De Mayo 

Nicole Russo 

VOTING 

VOTING 

 

 

The foregoing Resolution was thereupon declared duly adopted. 
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STATE OF NEW YORK ) 

 ) SS.: 

COUNTY OF ORANGE ) 

 

 

I, the undersigned Secretary of the City of Newburgh Industrial Development Agency (the 

“Agency”), DO HEREBY CERTIFY that  

 

I have compared the foregoing annexed extract of the minutes of the meeting of the members of 

the Agency, including the Resolution contained therein, held on August 17, 2026 with the original thereof 

on file in my office, and that the same is a true and correct copy of said original and of such Resolution 

contained therein and of the whole of said original so far as the same relates to the subject matters therein 

referred to. 

 

I FURTHER CERTIFY that (A) all members of the Agency had due notice of said meeting; 

(B) said meeting was in all respects duly held; (C) pursuant to Article 7 of the Public Officers Law (the 

“Open Meetings Law”), said meeting was open to the general public, and due notice of the time and place 

of said meeting was duly given in accordance with such Open Meetings Law; and (D) there was a quorum 

of the members of the Agency present throughout said meeting. 

 

I FURTHER CERTIFY that, as of the date hereof, the attached Resolution is in full force and effect 

and has not been amended, repealed or rescinded. 

 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Agency this 

___ day of ________, 2026. 

 

 

 

_____________________________________ 

Secretary 

 

 

 

(SEAL) 
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EXHIBIT A 

 

NOTICE OF DEVIATION TO THE AFFECTED TAX JURISDICTIONS ISSUED IN ACCORDANCE 

WITH AGENCY RESOLUTION DATED AUGUST 17, 2026 

 



 

 

CITY OF NEWBURGH INDUSTRIAL DEVELOPMENT AGENCY 

83 Broadway, Third Floor 

Newburgh, New York 12551-1298 

Tel: 845-569-7369 

____________ __, 2026 

CERTIFIED MAIL – RETURN RECEIPT REQUESTED 

The Honorable Steven M. Neuhaus 

County Executive of Orange County 

Orange County Government Center 

255 Main Street 

Goshen, New York 10924 

Hom. Jackielyn Manning Campbell, 

Superintendent of Schools 

Newburgh Enlarged School District 

124 Grand Street 

Newburgh, New York 12550 

 

The Honorable Torrance Harvey, Mayor 

City of Newburgh 

83 Broadway 

Newburgh, New York 12551 

 

The Honorable Jason Morris, P.E., Interim 

City Manager 

City of Newburgh 

83 Broadway 

Newburgh, New York 12551 

 

The Honorable Ramona Monteverde, 

Council Member, City of Newburgh 

83 Broadway 

Newburgh, New York 12550 

 

The Honorable Tamika E. Stewart, Council 

Member, City of Newburgh 

83 Broadway 

Newburgh, New York 12550 

 

The Honorable Matthew McCoy, Board 

Clerk 

Newburgh Enlarged School District 

124 Grand Street 

Newburgh, New York 12550 

 

 

 

 

 

 

John Doerre, Board President 

Newburgh Enlarged School District 

124 Grand Street 

Newburgh, New York 12550 

 

The Honorable Giselle Martinez, Council 

Member, City of Newburgh 

83 Broadway 

Newburgh, New York 12550 

 

The Honorable Ronald Zorrilla, Council 

Member, City of Newburgh 

83 Broadway 

Newburgh, New York 12550 

 

The Honorable Robert McLymore, Sr., 

Council Member, City of Newburgh 

83 Broadway 

Newburgh, New York 12550 

 

The Honorable Omari Shakur, Council 

Member, City of Newburgh 

83 Broadway 

Newburgh, New York 12550 



 

_____________ __, 2026 
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RE:  Proposed Deviation from Uniform Tax Exemption 
policy by the City of Newburgh Industrial 
Development Agency (“Agency”) in connection with 

its Proposed 191 Washington Street LLC Project 

Honorable Sirs and Madame: 

This letter is delivered to you pursuant to Section 874(4)(b) of the General Municipal Law (the 

“Act”). 

191 Washington Street LLC, a New York limited liability company (the "Company"), submitted 
an application to the Agency on or about October 16, 2025, 191 Washington Street LLC, a New York 
limited liability company (the “Company”), or such other person(s) or entities as may be designated by 
the Company and agreed upon by the Agency (those designated persons or entities included in the 
definition of the Company), submitted an application to the Agency, (the “Application”), a copy of which 
Application, as amended, is on file at the office of the Agency, requesting that the Agency consider 
undertaking a project (the "Project") for the benefit of the Company, said Project consisting of the 
following: (A) (1) the acquisition of an interest in parcels of real property consisting of approximately 
40,000 square foot parcel of real property located at 191 Washington Street, Newburgh, New York (the 
“Land”), (2) the rehabilitation and conversion of an existing historic building on the Land to a mixed-use 

affordable residential apartments and commercial building totaling approximately 22,000 square feet and 
the construction and improvement of two new mixed-use residential and commercial buildings each 
totaling 20,000 square with principal commercial uses across the buildings consisting of a brewery and 
commercial retail space (collectively, the “Facility”), and (3) the acquisition and installation therein and 
thereon of related fixtures, machinery, equipment and other tangible personal property (collectively, the 
“Equipment”) (the Land, the Facility, and the Equipment hereinafter collectively referred to as the “Project 
Facility”), (B) the granting of certain “financial assistance” (within the meaning of Section 854(14) of the 
Act) with respect to the foregoing, including potential exemptions from certain sales and use taxes, real 
property taxes, real estate transfer taxes and mortgage recording taxes (collectively, the “Financial 
Assistance”); and (C) the lease (with an obligation to purchase) or sale of the Project Facility to the 

Company or such other person as may be designated by the Company and agreed upon by the Agency.   

At its regular meeting held on August 17, 2026, the Company made a request to the Agency (the 
"Pilot Request") to enter into a payment in lieu of tax agreement (the "Proposed Pilot Agreement"), which 
terms deviate from the Agency Uniform Tax Exemption Policy (the "Policy"). (Capitalized terms not 

otherwise defined herein are defined in the Policy which can be viewed at 
https://newburghindustrialdevelopmentagency.org/wp-content/uploads/2026/01/2026-Uniform-Tax-
Exempt-Policy-UTEP.pdf. At the Agency meeting, the Agency approved a Public Hearing Resolution.  

The public hearing (the “Public Hearing”) to consider the Project will be held on ___________ __, 2026.   

Pursuant to Section 874(4) of the Act, and in accordance with the Policy, prior to taking final 
action on the Pilot Request for a deviation from the Policy, the Agency must adopt a resolution setting 
forth, with respect to the proposed deviation: (a) the amount of the proposed Tax Exemption, (b) the 
amount and nature of the proposed PILOT, and (c) indicating the reasons for the proposed deviation.  At 
its regular meeting held on August 17, 2026, the Agency approved the issuance of this letter setting forth 

the reasons of the proposed deviation from the Policy as required by the Act and the Policy.     

The Proposed Pilot Agreement would be for a term of up to 30 years, with the Company making 

the payments in each year as a Pilot Payment as follows: 
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*Chart is for illustrative purposes only.   

 

The purpose of this letter is to inform you of such Pilot Request and that the Agency is considering 
whether to grant the Pilot Request and to approve a Proposed Pilot Agreement conforming to the terms of 
the Pilot Request. The Agency expects to consider whether to approve the terms of the Proposed Pilot 
Agreement at the Public Hearing scheduled for _________ __, 2026 at 6:30 p.m. at the Newburgh 

Activity Center, 401 Washington Street, Newburgh, New York. You are encouraged to submit written 
comments to the Agency prior to or provide verbal comments at the Public Hearing date.  This letter is 
forwarded to you for purposes of complying with Section 874 of the Act and the Policy, which requires 
notice prior to the Agency taking final action with respect to the Proposed Pilot Agreement (if said 

Proposed Pilot Agreement may deviate from the provisions of the Policy). 

PILOT 

TAX 

YEAR 

PILOT PAYMENT 

DUE 

APPROXIMATE 

PILOT  

ABATEMENT 

PERCENTAGE* 

1 $52,364 75% 

2  $53,935 75% 

3 $55,553 75% 

4 $57,219 74% 

5 $57,219 74% 

6 $60,704 74% 

7 $62,525 73% 

8 $64,401 73% 

9 $66,333 73% 

10 $68,323 73% 

11 $70,373 72% 

12 $72,484 72% 

13  $74,658 72% 

14 $76,898 72% 

15  $79,205 71% 

16 $81,581 71% 

17 $84,028 71% 

18 $86,549 70% 

19 $89,146 70% 

20 $91,820 70% 

21 $94,575 70% 

22 $97,412 69% 

23 $100,334 69% 

24 $103,344 69% 

25 $106,445 68% 

26 $109,638 68% 

27 $112,927 68% 

28 $116,315 67% 

29 $119,804 67% 

30 $123,399 67% 

TOTAL $2,491,228 71% 
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The Agency has considered the following factors in considering the proposed deviation from the 

Policy: 

1. The nature of the Project: Rehabilitation and conversion of an existing historic 

building on the land to a mixed-use residential and commercial building. 

2. The present use of the property: Vacant building. 

3. The economic condition of the area at the time of the request of the Company and 
the economic multiplying effect that the Project will have on the area: At the time of the filing of 
the Application, the economic condition of the area in which the Project Facility is to be located 

is distressed.   

4. New revenue from development of the Project is projected to be (in accordance 
with the Agency Cost-benefit Analysis):  $2,435,011 in new property tax revenue; $23,004 in 
County sales tax revenue related to construction; $612,177 in sales tax revenue related to operating 
the Project Facility during the period of the proposed PILOT as well as sales tax resulting from 

new household spending.         

5. The extent to which the Project will create or retain permanent, private sector jobs 

and the number of jobs to be created or retained and the salary range of such jobs:  

(a) The Agency Cost-benefit Analysis stated that the Project will create 
approximately 31 jobs generating approximately $1,737,782 in wages on an annual basis 

over the life of the proposed PILOT.   

(b) The construction phase of the Project is anticipated to create approximately 39 
direct and indirect jobs.  The Applicant has indicated that the majority of the construction 

jobs will be filled by local labor in compliance with the Agency’s Local Labor Policy.   

6. The estimated value of new tax exemptions to be provided: Real property tax 

exemption benefit of approximately $5,815,510 (estimated per the Agency Cost-Benefit Analysis. 

7. The economic impact of the Proposed Pilot Agreement on affected tax 
jurisdictions: The economic impact of the Proposed Pilot Agreement on affected tax jurisdictions 
is positive.  The existing assessments at the Project site will be paid in full for the first time in 
decades.  The proposed PILOT Agreement will only apply to the commercial improvements made 

to the Project site and will result in an inflow of net revenue to the City, the County and the School 
District where today there is none.  The development of the Project Facility is expected to result 

in local construction jobs, the creation of permanent jobs and the development of additional retail.  

8. The impact of the Proposed Pilot Agreement on existing and proposed businesses 
and economic development projects in the vicinity: The impact of the Project is a positive one on 
the community.  The area around the Project is deteriorated due the building included in the Project 

being vacant.  

9. The amount of private sector investment generated or likely to be generated by the 

Proposed Pilot Agreement: $31,773,173. 
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10. The effect of the Proposed Pilot Agreement on the environment: The Project is 

consistent with prior approvals for similar sites which previously determined that there would be 

no detrimental impact on the environment.   

11. Project timing: Anticipated to be completed within two (2) years of the 

commencement date of approximately fourth quarter 2028. 

12. Development/redevelopment impacts:  N/A.               

13. Type of development:  Rehabilitation and conversion of an existing historic 

building on the land to a mixed-use residential and commercial building.   

14. Creation of tourism/cultural destinations: The project will include a Farm Brewery 

which is expected to attract non-residents to the area.  

15. Development of architecturally and historically significant properties: 

redevelopment of an almost 70 year old former school building which is currently vacant. 

16. Energy efficiency:  N/A.     

The Agency will consider the Proposed Pilot Agreement (and the proposed deviation from the 
Policy) at the Meeting. The Agency would welcome any written comments that you might have on this 
proposed deviation from the Policy. In accordance with Section 874(4)(c) of the Act, prior to taking final 
action at the Meeting, the Agency will review and respond to any written comments received from any 
affected tax jurisdiction with respect to the proposed deviation. The Agency will also allow any 
representative of any affected tax jurisdiction present at the Meeting to address the Agency regarding the 

proposed deviation from the Agency’s Uniform Tax Exemption Policy.   

If you have any questions or comments regarding the foregoing, please do not hesitate to contact 

me at the above telephone number. 

 

Sincerely, 

 

 

 

 

Megan Galbraith, Chair 

City of Newburgh 

Industrial Development Agency 



CITY OF NEWBURGH 

INDUSTRIAL DEVELOPMENT AGENCY 

 

Resolution No. 2026-08-17-03 

RESOLUTION AUTHORIZING THE AGENCY 

TO ISSUE A REQUEST FOR QUOTES  

 

A regular meeting of City of Newburgh Industrial Development Agency (the “Agency”) 

was convened in public session at the Newburgh Activity Center, 401 Washington Street, 

Newburgh, New York on August 17, 2026, at 6:30 o'clock p.m., local time. 

 

The meeting was called to order by the Chair of the Agency and, upon roll being called, 

the following members of the Agency were: 

 

PRESENT: 

 

Megan Galbraith Chair 

Alexandra Church Vice-Chair 

Vickiana DeMora Treasurer 

Gregory Daley 

Jennifer Gardener 

Julian De Mayo 

Nicole Russo 

Member 

Member 

Member 

Member 
 

ABSENT: 

 

  

 

AGENCY STAFF PRESENT INCLUDED THE FOLLOWING: 

 

Cherisse Vickers 

Kimberly Nichols 

Executive Director 

Financial Administrator 

Robert J. McLaughlin, Esq. Agency Counsel 

 

 

The following resolution was offered by ___________, seconded by ______________, to 

wit: 
 

 

WHEREAS, the City of Newburgh Industrial Development Agency (the “Agency”) is authorized 

and empowered by the provisions of Chapter 1030 of the 1969 Laws of New York, constituting Title 1 of 

Article 18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended 

(the “Enabling Act” or the “Act”) and Chapter 577 of the 1982 Laws of New York, as amended, constituting 

Section 913 of said General Municipal Law (said Chapter and the Enabling Act being hereinafter 

collectively referred to as the “Act”) to promote, develop, encourage and assist in the acquiring, 

constructing, reconstructing, improving, maintaining, equipping and furnishing of industrial, 

manufacturing, warehousing, commercial, and research and recreation facilities, among others, for the 

purpose of promoting, attracting and developing economically sound commerce and industry to advance 

the job opportunities, health, general prosperity and economic welfare of the people of the State of New 

York, to improve their prosperity and standard of living, and to prevent unemployment and economic 



deterioration; and 

 

WHEREAS, the Agency owns certain real property located at 145 Broadway, Newburgh, New 

York (commonly referred to as “The Armory”) by deed from the City of Newburgh; and  

 

 WHEREAS, the Agency leases The Armory to Orange County for various office space under a 

month to month tenancy; and 

 

 WHEREAS, the County Executive of Orange County issued a letter to J&G Law, LLP, Special 

Counsel to the Agency, on August 5, 2026 stating that the Office of probation, the Office of the District 

Attorney and the Office of Mental Health will each vacate The Armory on or before September 30, 2026; 

and  

 

 WHEREAS, upon the tenant’s vacatur of The Armory, the building will need to be properly 

insured; and 

 

WHEREAS, Section 858 of the New York General Municipal Law authorizes the Agency to enter 

into certain contracts in furtherance of its general purposes; and 

 

WHEREAS, the Agency now desires to issue a Request for Quotes (the “RFQ”) seeking proposals 

from qualified insurance agents to insure The Armory from theft, causality and liability.  

 

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE CITY OF NEWBURGH 

INDUSTRIAL DEVELOPMENT AGENCY, AS FOLLOWS: 

 

Section 1. The Agency hereby approves and directs the Executive Director to draft and issue 

a Request for Quotes for insurance quotes to insure The Armory from theft, causality and liability consistent 

with the Agency’s Procurement Policy. 

 

Section 2. The Chairperson is hereby authorized to take all reasonable actions necessary to 

implement the provisions thereof. 

 

Section 3. This Resolution shall take effect immediately. 

 

 

 

 

  



The question of the adoption of the foregoing resolution was duly put to vote on roll call, 

which resulted as follows: 

 

Megan Galbraith  VOTING  

Alexandra Church VOTING  

Vickiana DeMora VOTING  

Gregory Daley VOTING  

Jennifer Gardener 

Julian de Mayo 

Nicole Russo 

VOTING 

VOTING 

VOTING 

 

 

 

The foregoing resolution was thereupon declared duly adopted. 

 

 

  



STATE OF NEW YORK ) 

) SS.: 

COUNTY OF ORANGE ) 

 

 

I, the undersigned Secretary of City of Newburgh Industrial Development Agency (the “Agency”), 

do hereby certify that I have compared the foregoing extract of the minutes of the meeting of the members 

of the Agency held on August 17, 2026 with the original thereof on file in my office, and that the same is a 

true and correct copy of said original and of the whole of said original so far as the same relates to the 

subject matters therein referred to. 

 

I FURTHER CERTIFY that (A) all members of the Agency had due notice of said meeting; 

(B) said meeting was in all respects duly held; (C) pursuant to Article 7 of the Public Officers Law (the 

“Open Meetings Law”), said meeting was open to the general public, and due notice of the time and place 

of said meeting was given in accordance with such Open Meetings Law; and (D) there was a quorum of the 

members of the Agency present throughout said meeting. 

 

I FURTHER CERTIFY that, as of the date hereof, the attached Resolution is in full force and effect 

and has not been amended, repealed or rescinded. 

 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Agency this __ 

day of _____________, 2026. 

 

 

 

 

 ______________________________________  

 Secretary 

 

 

(SEAL) 

 



CITY OF NEWBURGH 

INDUSTRIAL DEVELOPMENT AGENCY 

 

Resolution No. 2026-08-17-04 

RESOLUTION AUTHORIZING THE AGENCY 

TO ISSUE A REQUEST FOR PROPOSAL  

 

A regular meeting of City of Newburgh Industrial Development Agency (the “Agency”) 

was convened in public session at the Newburgh Activity Center, 401 Washington Street, 

Newburgh, New York on August 17, 2026, at 6:30 o'clock p.m., local time. 

 

The meeting was called to order by the Chair of the Agency and, upon roll being called, 

the following members of the Agency were: 

 

PRESENT: 

 

Megan Galbraith Chair 

Alexandra Church Vice-Chair 

Vickiana DeMora Treasurer 

Gregory Daley 

Jennifer Gardener 

Julian De Mayo 

Nicole Russo 

Member 

Member 

Member 

Member 
 

ABSENT: 

 

  

 

AGENCY STAFF PRESENT INCLUDED THE FOLLOWING: 

 

Cherisse Vickers 

Kimberly Nichols 

Executive Director 

Financial Administrator 

Robert J. McLaughlin, Esq. Agency Counsel 

 

 

The following resolution was offered by ___________, seconded by ______________, to 

wit: 
 

 

WHEREAS, the City of Newburgh Industrial Development Agency (the “Agency”) is authorized 

and empowered by the provisions of Chapter 1030 of the 1969 Laws of New York, constituting Title 1 of 

Article 18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended 

(the “Enabling Act” or the “Act”) and Chapter 577 of the 1982 Laws of New York, as amended, constituting 

Section 913 of said General Municipal Law (said Chapter and the Enabling Act being hereinafter 

collectively referred to as the “Act”) to promote, develop, encourage and assist in the acquiring, 

constructing, reconstructing, improving, maintaining, equipping and furnishing of industrial, 

manufacturing, warehousing, commercial, and research and recreation facilities, among others, for the 

purpose of promoting, attracting and developing economically sound commerce and industry to advance 

the job opportunities, health, general prosperity and economic welfare of the people of the State of New 

York, to improve their prosperity and standard of living, and to prevent unemployment and economic 



deterioration; and 

 

WHEREAS, the Agency owns certain real property located at 145 Broadway, Newburgh, New 

York (commonly referred to as “The Armory”) by deed from the City of Newburgh; and  

 

 WHEREAS, the Agency leases The Armory to Orange County for various office space under a 

month to month tenancy; and 

 

 WHEREAS, the County Executive of Orange County issued a letter to J&G Law, LLP, Special 

Counsel to the Agency, on August 5, 2026 stating that the Office of probation, the Office of the District 

Attorney and the Office of Mental Health will each vacate The Armory on or before September 30, 2026; 

and  

 

 WHEREAS, the Agency does not have the resources or staff to manage The Armory once the 

tenants have vacated; and  

 

 WHEREAS, the Agency believes that it is in its best interest to employ a managing agent for The 

Armory until a permanent tenant or a sale of the building occurs; and  

 

WHEREAS, Section 858 of the New York General Municipal Law authorizes the Agency to enter 

into certain contracts in furtherance of its general purposes; and 

 

WHEREAS, the Agency now desires to issue a Request for Proposal (the “RFP”) seeking proposals 

from qualified real property managing agent firms.  

 

NOW, THEREFORE, BE IT RESOLVED BY THE MEMBERS OF THE CITY OF NEWBURGH 

INDUSTRIAL DEVELOPMENT AGENCY, AS FOLLOWS: 

 

Section 1. The Agency hereby approves and directs the Executive Director to draft and issue 

a Request for Proposals for real property managing agent firms substantially in the form previously utilized 

by the Agency and consistent with the Agency’s Procurement Policy. 

 

Section 2. The Chairperson is hereby authorized to take all reasonable actions necessary to 

implement the provisions thereof. 

 

Section 3. This Resolution shall take effect immediately. 

 

 

 

 

  



The question of the adoption of the foregoing resolution was duly put to vote on roll call, 

which resulted as follows: 

 

Megan Galbraith  VOTING  

Alexandra Church VOTING  

Vickiana DeMora VOTING  

Gregory Daley VOTING  

Jennifer Gardener 

Julian de Mayo 

Nicole Russo 

VOTING 

VOTING 

VOTING 

 

 

 

The foregoing resolution was thereupon declared duly adopted. 

 

 

  



STATE OF NEW YORK ) 

) SS.: 

COUNTY OF ORANGE ) 

 

 

I, the undersigned Secretary of City of Newburgh Industrial Development Agency (the “Agency”), 

do hereby certify that I have compared the foregoing extract of the minutes of the meeting of the members 

of the Agency held on August 17, 2026 with the original thereof on file in my office, and that the same is a 

true and correct copy of said original and of the whole of said original so far as the same relates to the 

subject matters therein referred to. 

 

I FURTHER CERTIFY that (A) all members of the Agency had due notice of said meeting; 

(B) said meeting was in all respects duly held; (C) pursuant to Article 7 of the Public Officers Law (the 

“Open Meetings Law”), said meeting was open to the general public, and due notice of the time and place 

of said meeting was given in accordance with such Open Meetings Law; and (D) there was a quorum of the 

members of the Agency present throughout said meeting. 

 

I FURTHER CERTIFY that, as of the date hereof, the attached Resolution is in full force and effect 

and has not been amended, repealed or rescinded. 

 

IN WITNESS WHEREOF, I have hereunto set my hand and affixed the seal of the Agency this __ 

day of _____________, 2026. 

 

 

 

 

 ______________________________________  

 Secretary 

 

 

(SEAL) 

 




