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Steuben County Industrial Development Agency will hold a Board Meeting at 12:00 pm 
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Dean Strobel 

Board Chair 
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Steuben County Industrial Development Agency 
Regular Meeting of the Board of Directors  

Agenda 
June 25, 2026, 12:00 pm 

 
 

1. Call to Order – Quorum Present     Strobel 
 

2. Secretary’s Report – April 23, 2026, minutes   Davidson 
 

3. Treasurer’s Report   
a) April, May Financials      Russo 
b) Ratifications of CDs      Johnson 

 
4. New Business:  

a) Kristie Beach Audit Engagement Letter   Johnson  
 

     
5. Old Business: 

a) Termination of Clark Specialty PILOT    Johnson 
b) Chauncey Run Final Resolution    Johnson 
c) Canisteo Wind Extension Approval    Johnson 
  

 

6. Project/Policy Updates      Johnson 
a) BONATRANS Project Update 

 
7. Executive Session – Open Meetings Law    Strobel  
 Article 7, Open Meeting Law, Section 105 

  Paragraph D – Discussions regarding proposed, pending,  
Or current litigation.  

 
8. Adjournment        Strobel 

 
 

 
 



Steuben County Industrial Development Agency 
Board of Director’s Meeting Minutes 

April 23, 2026 
 

I. Call To Order: The Regular Meeting of the Steuben County Industrial Development Agency 
(IDA) was called to order at 12:02 pm by Chair Strobel, who confirmed that there was a quorum 
present. 

 
Present: Dean Strobel   Chairman 

Kelly Fitzpatrick  Vice Chair  
Tony Russo   Treasurer 
Mike Davidson  Secretary 
Michelle Caulfield  Member 
Mark Alger   Member 
Sarah Creath   Member 
James Johnson  Executive Director 
Jill Staats   Deputy Director 
Matt Bull   Director of Community & Infrastructure Dev 
Russ Gaenzle   IDA Counsel 
Kelly Hortman   Administrative Assistant   

Guests: Kamala Keeley   Three Rivers Development  
  Ryan Silva   Executive Director NYSEDC (via Zoom) 
  Kate Silverstrim-Jensen Harris Beach Murtha (via Zoom) 
   

II. Secretary’s Report: A motion to approve March 19, 2026, meeting minutes as presented in the 
board packet was made by Alger and seconded by Fitzpatrick. All voted in favor and the motion 
passed.  

 
III. Treasurer’s Report:  

a) Treasurer’s Report – Russo presented the treasurer's report as presented in the board 
packet.  Executive Director Johnson reported that while we have been running behind 
on administrative income that this is typical for this time of the year and that we had 
just received a payment of $170,000 from the LP project.  A motion was made to 
approve the financials as presented by Alger and seconded by Creath. All voted in favor 
and the motion passed. 

b) CD Roll Over Ratification: Johnson presented the SCIDA renewal of the Five Star CD that 
matured April 17, 2026. The account was renewed for a 6-month term at a rate of 
3.35%. A motion to ratify the renewal as presented in the board packet was made by 
Davidson and seconded by Alger. All voted in favor and the motion passed. 

 
IV. New Business: 

 
a. New York Economic Development Council - Ryan Silva of the New York State Economic 

Development Council discussed the ongoing New York State budget negotiations, potential 



agreements and continued conversations regarding infrastructure projects, regulatory 
reform, modernization of PARIS reporting, the public procurement process, support for new 
nuclear energy, and wetland regulations that have created challenges for site development. 
He noted that a recent ruling has temporarily overturned those wetland regulations. 
 
b. ST Gateway Property Holdings, LLC – Johnson presented the ST Gateway Property 

Holdings, LLC application included in the board packet. The project currently consists of 
a mixed-use small business and a production hub, with a regional brewery tenant. The 
proposed redevelopment of the property includes a $1.4 million investment in interior 
and exterior improvements, as well as upgrades to internal mechanical systems, 
including the elevator, to support the entire tenant base. This project owner is 
requesting sales tax benefits only. The estimated sales tax savings benefit is $81,650.00. 
The project is also part of the NY Forward funding initiative. Because the benefits 
requested are under $100,000 the agency can approve the request with one board 
action.  A motion to approve the application and resolution was made by Alger and 
seconded by Caulfield. All voted in favor, and the motion passed. 
 

V. Old Business: 
a) 2025 Job Performance Report – Johnson provided an overview of the 2025 PARIS 

reports that showed that the Steuben County IDA had 58 active projects, 4 fewer than in 
2024. These projects generated $246.9 million in new private sector investment, an 
increase of more than $207 million over the previous year. Active projects supported 
5,665 jobs with a total payroll of $724.6 million. Although total employment declined by 
884 jobs, primarily due to reductions at Corning Inc., overall project performance 
remains 78 jobs above original commitments. Seventeen companies reported fewer jobs 
than the prior year, and fourteen failed to meet or maintain their original employment 
commitments. Business responses and recommended actions were presented by 
Johnson to the board in the 2025 job performance report. Johnson reviewed each 
project and provided recommendations, which mostly included continued monitoring 
and reassessment next year. There was one recommendation for termination of 
benefits for 2-4 Market Street.  The business has struggled since its inception and closed 
for a variety of reasons including health issues of one of the owners.  Although they 
intended to reopen last year the business never did and the property is now listed for 
sale. The ownership has requested to have the PILOT remain in place during the sale 
process however staff recommendation is to proceed with terminating the PILOT 
because the business is closed with no plans to reopen. Davidson made a motion to 
approve the report and recommendations as presented, and Russo seconded the 
motion. All voted in favor and the motion passed. 

b) Power Up Application- Johnson discussed the recent application made by the Agency 
for Power Up funding for the construction of the 6.6-mile dedicated line to the Wayland 
Business Park. The IDA made a commitment of $1.9 million in combined public and 
private infrastructure to support the project. No action required. 

c) Try Trades Update: Staats discussed the success of the Try Trades event, which had 575 
students attend, an increase of about 60 students. Twenty-five school groups attended 



and 31 exhibitors participated. The event was well-received by students and school 
districts, and was supported by various entities including the IBEW, CSS Workforce New 
York, and the Department of Labor. No action required. 

 
Project/Policy Updates: 

Gunlocke – Johnson reports that the facility and the land is listed for sale at $16 million 
and Agency staff have been working with the company and their brokerage firm on 
marketing the real estate. 
Crystal Pointe Apartments – Johnson reports that staff attended a preconstruction 
meeting with the developer, and the Town and the project is expected to close the first 
week of May 2026. 
Urbana – Bull reports that the Town of Urbana has hired a contractor to build the new 
pier, and construction is expected to begin in July 2026. 
Curtiss School Project – Johnson reports that the Curtiss School Apartment Project is 
expected to close in June 2026. 

 
VII. Executive Session – Open Meeting Law -Article 7, Open Meeting Law, Section 105 

Paragraph H – the proposed acquisition, sale or lease of 
real property or the proposed acquisition of securities, or  
sale or exchange of securities held by such public body, but  
only when publicity would substantially affect the value thereof. 
 
At 12:52 p.m., Alger made a motion to enter Executive Session, Fitzpatrick seconded, and all 
voted in favor. The motion passed. 
At 1:19 p.m., Alger motioned to leave Executive Session, Creath seconded the motion, and 
all members voted in favor to leave executive session. No action was taken during executive 
session. 

 
VIII. May/June Board Meetings: Johnson discussed the upcoming May/June board schedules. 

There does not appear to be any conflicts currently, so the May meeting will remain at the 
scheduled date/time. 
  

IX. Adjournment: Alger made a motion to adjourn the meeting at 1:20 pm, which was 
seconded by Creath. All voted in favor and the motion passed. 

 
 
Respectfully submitted,  
Mike Davidson 
Secretary 
 
 
 























May 26, 2026

Mr. James Johnson, Executive Director
Steuben County Industrial Development Agency
7234 Route 54
P.O. Box 393
Bath, New York 14810

Dear Jamie:

We are pleased to confirm our understanding of the services we are to provide Steuben County Industrial
Development Agency for the year ended December 31, 2026.

Audit Scope and Objectives

We will audit the financial statements of the Steuben County Industrial Development Agency as of and for the year
ended December 31, 2026,as well as compliance with Section 2935(3)(f) of the New York State Public Authorities
Law of the New York Codes, Rules and Regulations, of the Agency for the year ended December 31, 2026..
Accounting standards generally accepted in the United States of America (GAAP) provide for certain required
supplementary information (RSI), such as management’s discussion and analysis (MD&A), to supplement Steuben
County Industrial Development Agency’s basic financial statements. Such information, although not a part of the
basic financial statements, is required by the Governmental Accounting Standards Board who considers it to be an
essential part of financial reporting for placing the basic financial statements in an appropriate operational,
economic, or historical context. As part of our engagement, we will apply certain limited procedures to Steuben
County Industrial Development Agency's RSI in accordance with auditing standards generally accepted in the
United States of America (GAAS). These limited procedures will consist of inquiries of management regarding the
methods of preparing the information and comparing the information for consistency with management’s responses
to our inquiries, the basic financial statements, and other knowledge we obtained during our audit of the basic
financial statements. We will not express an opinion or provide any assurance on the information because the
limited procedures do not provide us with sufficient appropriate evidence to express an opinion or provide any
assurance. The following RSI is required by GAAP and will be subjected to certain limited procedures, but will not
be audited:

1. Management’s Discussion and Analysis
2. Schedules of Agency's Proportionate Shares of the Net Pension Asset/Liability
3. Schedule of Agency's Contributions

We have also been engaged to report on supplementary information other than RSI that accompanies Steuben
County Industrial Development Agency's financial statements. We will subject the following supplementary
information to the auditing procedures applied in our audit of the financial statements and certain additional
procedures, including comparing and reconciling such information directly to the underlying accounting and other
records used to prepare the financial statements or to the financial statements themselves, and other additional
procedures in accordance with GAAS, and we will provide an opinion on it in relation to the financial statements as
a whole in a separate written report accompanying our auditor's report on the financial statements:

1. Schedule of Straight Lease Projects

      Webster, New York

 

585-721-5663
kmbeachcpa.com



Mr. James Johnson, Executive Director
Steuben County Industrial Development Agency
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Page 2

The objectives of our audit are to obtain reasonable assurance as to whether the financial statements as a whole
are free from material misstatement, whether due to fraud or error; issue an auditor’s report that includes our
opinion about whether your financial statements are fairly presented, in all material respects, in conformity with
GAAP, and report on the fairness of the supplementary information referred to in the second paragraph when
considered in relation to the financial statements as a whole.  Reasonable assurance is a high level of assurance
but is not absolute assurance and therefore is not a guarantee that an audit conducted in accordance with GAAS
and Government Auditing Standards will always detect a material misstatement when it exists. Misstatements,
including omissions, can arise from fraud or error and are considered material if there is a substantial likelihood
that, individually or in the aggregate, they would influence the judgment of a reasonable user made based on the
financial statements.

The objectives also include reporting on internal control over financial reporting and compliance with provisions of
laws, regulations, contracts, and award agreements, noncompliance with which could have a material effect on the
financial statements in accordance with Government Auditing Standards. 

Auditor’s Responsibilities for the Audit of the Financial Statements

We will conduct our audit in accordance with GAAS and the standards for financial audits contained in Government
Auditing Standards, issued by the Comptroller General of the United States, and will include tests of your
accounting records of Steuben County Industrial Development Agency and other procedures we consider
necessary to enable us to express such opinions. As part of an audit in accordance with GAAS and Government
Auditing Standards, we will exercise professional judgment and maintain professional skepticism throughout the
audit. 

We will evaluate the appropriateness of accounting policies used and the reasonableness of significant accounting
estimates made by management. We will also evaluate the overall presentation of the financial statements,
including the disclosures, and determine whether the financial statements represent the underlying transactions
and events in a manner that achieves fair presentation. We will plan and perform the audit to obtain reasonable
assurance about whether the financial statements are free of material misstatement, whether from (1) errors, (2)
fraudulent financial reporting, (3) misappropriation of assets, or (4) violations of laws or governmental regulations
that are attributable to the government or to acts by management or employees acting on behalf of the government.
Because the determination of waste and abuse is subjective, Government Auditing Standards do not expect
auditors to perform specific procedures to detect waste or abuse in financial audits nor do they expect auditors to
provide reasonable assurance of detecting waste or abuse.

Because of the inherent limitations of an audit, combined with the inherent limitations of internal control, and
because we will not perform a detailed examination of all transactions, there is an unavoidable risk that some
material misstatements may not be detected by us, even though the audit is properly planned and performed in
accordance with GAAS and Government Auditing Standards. In addition, an audit is not designed to detect
immaterial misstatements or violations of laws or governmental regulations that do not have a direct and material
effect on the financial statements. However, we will inform the appropriate level of management of any material
errors, fraudulent financial reporting, or misappropriation of assets that comes to our attention. We will also inform
the appropriate level of management of any violations of laws or governmental regulations that come to our
attention, unless clearly inconsequential. Our responsibility as auditors is limited to the period covered by our audit
and does not extend to any later periods for which we are not engaged as auditors. 

We will also conclude, based on the audit evidence obtained, whether there are conditions or events, considered in
the aggregate, that raise substantial doubt about the government’s ability to continue as a going concern for a
reasonable period of time.

Our procedures will include tests of documentary evidence supporting the transactions recorded in the accounts,
tests of the physical existence of inventories, and direct confirmation of receivables and certain assets and
liabilities by correspondence with selected customers, creditors, and financial institutions.  We will also request
written representations from your attorneys as part of the engagement.
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We have identified the following significant risks of material misstatement as part of our audit planning:

Management override of controls - this significant risk is required to be identified as a part of professional
standards
Improper revenue recognition due to fraud - this significant risk is required to be identified as a part of
professional standards

We may, from time to time and depending on the circumstances, use third-party service providers in serving your
account. We may share confidential information about you with these service providers but remain committed to
maintaining the confidentiality and security of your information. Accordingly, we maintain internal policies,
procedures, and safeguards to protect the confidentiality of your personal information. In addition, we will secure
confidentiality agreements with all service providers to maintain the confidentiality of your information and we will
take reasonable precautions to determine that they have appropriate procedures in place to prevent the
unauthorized release of your confidential information to others. In the event that we are unable to secure an
appropriate confidentiality agreement, you will be asked to provide your consent prior to the sharing of your
confidential information with the third-party service provider. Furthermore, we will remain responsible for the work
provided by any such third-party service providers.

Our audit of the financial statements does not relieve you of your responsibilities.

Audit Procedures—Internal Control

We will obtain an understanding of the government and its environment, including the system of internal control,
sufficient to identify and assess the risks of material misstatement of the financial statements, whether due to error
or fraud, and to design and perform audit procedures responsive to those risks and obtain evidence that is
sufficient and appropriate to provide a basis for our opinions. Tests of controls may be performed to test the
effectiveness of certain controls that we consider relevant to preventing and detecting errors and fraud that are
material to the financial statements and to preventing and detecting misstatements resulting from illegal acts and
other noncompliance matters that have a direct and material effect on the financial statements. Our tests, if
performed, will be less in scope than would be necessary to render an opinion on internal control and, accordingly,
no opinion will be expressed in our report on internal control issued pursuant to Government Auditing Standards.
The risk of not detecting a material misstatement resulting from fraud is higher than for one resulting from error, as
fraud may involve collusion, forgery, intentional omissions, misrepresentation, or the override of internal control. An
audit is not designed to provide assurance on internal control or to identify significant deficiencies or material
weaknesses. Accordingly, we will express no such opinion. However, during the audit, we will communicate to
management and those charged with governance internal control related matters that are required to be
communicated under AICPA professional standards and Government Auditing Standards.

Audit Procedures—Compliance

As part of obtaining reasonable assurance about whether the financial statements are free of material
misstatement, we will perform tests of Steuben County Industrial Development Agency’s compliance with the
provisions of applicable laws, regulations, contracts, agreements, and grants. However, the objective of our audit
will not be to provide an opinion on overall compliance and we will not express such an opinion in our report on
compliance issued pursuant to Government Auditing Standards.

Responsibilities of Management for the Financial Statements

Our audit will be conducted on the basis that you acknowledge and understand your responsibility for designing,
implementing, establishing, and maintaining effective internal controls relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or error, and for
evaluating and monitoring ongoing activities to help ensure that appropriate goals and objectives are met; following
laws and regulations; and ensuring that management and financial information is reliable and properly reported.
Management is also responsible for implementing systems designed to achieve compliance with applicable laws,
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regulations, contracts, and grant agreements. You are also responsible for the selection and application of
accounting principles, for the preparation and fair presentation of the financial statements and all accompanying
information in conformity with accounting principles generally accepted in the United States of America, and for
compliance with applicable laws and regulations and the provisions of contracts and grant agreements.

Management is responsible for making drafts of financial statements, all financial records, and related information
available to us and for the accuracy and completeness of that information (including information from outside of the
general and subsidiary ledgers); and for the evaluation of whether there are any conditions or events, considered in
the aggregate, that raise substantial doubt about the government's ability to continue as a going concern for the 12
months after the financial statements date or shortly thereafter (for example, within an additional three months if
currently known). You are also responsible for providing us with (1) access to all information of which you are
aware that is relevant to the preparation and fair presentation of the financial statements, such as records,
documentation, identification of all related parties and all related-party relationships and transactions, and other
matters; (2) additional information that we may request for the purpose of the audit; and (3) unrestricted access to
persons within the government from whom we determine it necessary to obtain audit evidence. At the conclusion of
our audit, we will require certain written representations from you about your responsibilities for the financial
statements; compliance with laws, regulations, contracts, and grant agreements; and other responsibilities required
by GAAS and Government Auditing Standards.

Your responsibilities include adjusting the financial statements to correct material misstatements and for confirming
to us in the written representation letter that the effects of any uncorrected misstatements aggregated by us during
the current engagement and pertaining to the latest period presented are immaterial, both individually and in the
aggregate, to the financial statements of each opinion unit taken as a whole. 

You are responsible for the design and implementation of programs and controls to prevent and detect fraud, and
for informing us about all known or suspected fraud affecting the government involving (1) management, (2)
employees who have significant roles in internal control, and (3) others where the fraud could have a material effect
on the financial statements. Your responsibilities include informing us of your knowledge of any allegations of fraud
or suspected fraud affecting the government received in communications from employees, former employees,
grantors, regulators, or others. In addition, you are responsible for identifying and ensuring that the government
complies with applicable laws, regulations, contracts, agreements, and grants and for taking timely and appropriate
steps to remedy fraud and noncompliance with provisions of laws, regulations, or contracts or grant agreements
that we report.

You are responsible for the preparation of the supplementary information, which we have been engaged to report
on, in conformity with accounting principles generally accepted in the United States of America (GAAP). You agree
to include our report on the supplementary information in any document that contains, and indicates that we have
reported on, the supplementary information. You also agree to make the audited financial statements readily
available to users of the supplementary information no later than the date the supplementary information is issued
with our report thereon. Your responsibilities include acknowledging to us in the written representation letter that (1)
you are responsible for the presentation of the supplementary information in accordance with GAAP; (2) you
believe the supplementary information, including its form and content, is fairly presented in accordance with GAAP;
(3) the methods of measurement or presentation have not changed from those used in the prior period (or, if they
have changed, the reasons for such changes); and (4) you have disclosed to us any significant assumptions or
interpretations underlying the measurement or presentation of the supplementary information.

Management is responsible for establishing and maintaining a process for tracking the status of audit findings and
recommendations. Management is also responsible for identifying and providing report copies of previous financial
audits, attestation engagements, performance audits or other studies related to the objectives discussed in the
Audit Scope and Objectives section of this letter. This responsibility includes relaying to us corrective actions taken
to address significant findings and recommendations resulting from those audits, attestation engagements,
performance audits, or other studies. You are also responsible for providing management’s views on our current
findings, conclusions, and recommendations, as well as your planned corrective actions, for the report, and for the
timing and format for providing that information.
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Other Services

We will also assist in preparing the financial statements and related notes of Steuben County Industrial
Development Agency in conformity with accounting principles generally accepted in the United States of America
based on information provided by you. These nonaudit services do not constitute an audit under Government
Auditing Standards and such services will not be conducted in accordance with Government Auditing Standards.
We will perform the services in accordance with applicable professional standards. The other services are limited to
the financial statement services previously defined. We, in our sole professional judgment, reserve the right to
refuse to perform any procedure or take any action that could be construed as assuming management
responsibilities.

You agree to assume all management responsibilities relating to the financial statements and related notes and
any other nonaudit services we provide. You will be required to acknowledge in the management representation
letter our assistance with preparation of the financial statements and related notes and that you have reviewed and
approved the financial statements and related notes prior to their issuance and have accepted responsibility for
them. Further, you agree to oversee the nonaudit services by designating an individual, preferably from senior
management, with suitable skill, knowledge, or experience; evaluate the adequacy and results of those services;
and accept responsibility for them.

Independence

Professional and certain regulatory standards require us to be independent, in both fact and appearance, with
respect to the Agency and in the performance of our services.  Any discussions that you have with personnel of our
Firm regarding employment could pose a threat to our independence.  Therefore, we request that you inform us
prior to any such discussions so that we can implement appropriate safeguards to maintain our independence.  In
addition, if you hire one of our personnel, you agree to pay us a fee of 20% of that individual's annual base
compensation at the Agency within 90 days from the first day of employment.

Engagement Administration, Fees, and Other

We understand that your employees will prepare all cash, accounts receivable, or other confirmations we request
and will locate any documents selected by us for testing.

We will provide copies of our reports to the Board of Directors; however, management is responsible for distribution
of the reports and the financial statements. Unless restricted by law or regulation, or containing privileged and
confidential information, copies of our reports are to be made available for public inspection.

The audit documentation for this engagement is the property of Kristie M. Beach, CPAs, PLLC and constitutes
confidential information. However, subject to applicable laws and regulations, audit documentation and appropriate
individuals will be made available upon request and in a timely manner to various agencies or its designee, a
federal agency providing direct or indirect funding, or the U.S. Government Accountability Office for the purposes of
a quality review of the audit, to resolve audit findings, or to carry out oversight responsibilities. We will notify you of
any such request. If requested, access to such audit documentation will be provided under the supervision of
Kristie M. Beach, CPAs, PLLC's personnel. Furthermore, upon request, we may provide copies of selected audit
documentation to the aforementioned parties. These parties may intend or decide to distribute the copies or
information contained therein to others, including other governmental agencies.

The audit documentation for this engagement will be retained for a minimum of seven years after the report release
date or for any additional period requested by the various agencies. If we are aware that a federal awarding agency
or auditee is contesting an audit finding, we will contact the party(ies) contesting the audit finding for guidance prior
to destroying the audit documentation.

Kristie M. Beach, CPA is the engagement partner and is responsible for supervising the engagement and signing
the reports or authorizing another individual to sign them. We expect to begin our audit on approximately
January 18, 2027 and to issue our reports no later than March 31, 2027.
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We estimate that our fees for these services described in the table below for year ended December 31, 2026.  In
addition, our fees for the subsequent two years are included below. The fee estimate is based on anticipated
cooperation from your personnel and the assumption that unexpected circumstances will not be encountered
during the audit.  

2026 2027 2028

Audit $ 12,750 $ 13,500 $ 14,250

Please note, if a Federal Single Audit in compliance with Uniform Guidance is required, an additional fee will be
added.  The Agency would be required to have a Federal Single Audit in any year expenditures of federal awards
exceeded $1,000,000.

Our invoices for these fees will be rendered as work progresses and are due upon receipt.  We will charge interest
at the rate of 1% per month on all bills 30 days or more past due.  The charge in interest on an annual basis is
12%.  If we elect to terminate our services for nonpayment, our engagement will deemed to have been completed
upon written notification of termination, even if we have not completed our report.  You will be obligated to
compensate us for all time expended and to reimburse us for all out-of-pocket expenditures through the date of
termination.

You may request that we perform additional services not addressed in this engagement letter. If this occurs, we will
communicate with you regarding the scope of the additional services and the estimated fees.  We also may issue a
separate engagement letter covering the additional services.  In the absence of any other written communication
from us documenting such additional services, our services will continue to be governed by the terms of this
engagement letter.

You have requested that we provide you with a copy of our most recent external peer review report and any
subsequent reports received during the contract period.  Accordingly, our 2022 peer review report accompanies
this letter.

You agree that any dispute (other than our efforts to collect an outstanding invoice) that may arise regarding the
meaning, performance or enforcement of this engagement or any prior engagement that we have performed for
you, will, prior to resorting to litigation, be submitted to mediation, and that the parties will engage in the mediation
process in good faith once a written request to mediate has been given by any party to the engagement.  Any
mediation initiated as a result of this engagement shall be administered within the county of Monroe and  state of
New York by NAM (National Arbitration and Mediation Inc.), according to its mediation rules, and any ensuing
litigation shall be conducted within said county, according to New York State law.  The results of any such
mediation shall be binding only upon agreement of each party to be bound.  The costs of any mediation proceeding
shall be shared equally by the participating parties.

Reporting

We will issue a written report upon completion of our audit of Steuben County Industrial Development Agency’s
financial statements. Our report will be addressed to the Board of Directors of Steuben County Industrial
Development Agency. Circumstances may arise in which our report may differ from its expected form and content
based on the results of our audit. Depending on the nature of these circumstances, it may be necessary for us to
modify our opinions, add a separate section, or add an emphasis-of-matter or other-matter paragraph to our
auditor’s report, or if necessary, withdraw from this engagement. If our opinions are other than unmodified, we will
discuss the reasons with you in advance. If, for any reason, we are unable to complete the audit or are unable to
form or have not formed opinions, we may decline to express opinions or issue reports, or we may withdraw from
this engagement. 

We will also provide a report (that does not include an opinion) on internal control related to the financial
statements and compliance with the provisions of laws, regulations, contracts, and grant agreements,
noncompliance with which could have a material effect on the financial statements as required by Government
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Auditing Standards. The report on internal control and on compliance and other matters will state (1) that the
purpose of the report is solely to describe the scope of testing of internal control and compliance, and the results of
that testing, and not to provide an opinion on the effectiveness of the entity’s internal control on compliance, and (2)
that the report is an integral part of an audit performed in accordance with Government Auditing Standards in
considering the entity’s internal control and compliance. The report will also state that the report is not suitable for
any other purpose. If during our audit we become aware that Steuben County Industrial Development Agency is
subject to an audit requirement that is not encompassed in the terms of this engagement, we will communicate to
management and those charged with governance that an audit in accordance with U.S. generally accepted auditing
standards and the standards for financial audits contained in Government Auditing Standards may not satisfy the
relevant legal, regulatory, or contractual requirements.

We appreciate the opportunity to be of service to Steuben County Industrial Development Agency and believe this
letter accurately summarizes the significant terms of our engagement. If you have any questions, please let us
know. If you agree with the terms of our engagement as described in this letter, please sign the attached copy and
return it to us.

Very truly yours,

Kristie M. Beach, CPAs, PLLC

/tr
Enc.

RESPONSE:

This letter correctly sets forth the understanding of Steuben County Industrial Development Agency.

Management signature:                                                                                           

Title:                                                                                                                         

Date:                                                                                                                         











 

Error! Unknown document property name. 

FINAL RESOLUTION 

(Chauncey Run, LLC Project) 

 

A regular meeting of the Steuben County Industrial Development Agency was convened 

on Thursday, June 25, 2026. 

 

The following resolution was duly offered and seconded, to wit: 

 

Resolution No. 06/2026 - ___ 

 

 

RESOLUTION OF THE STEUBEN COUNTY INDUSTRIAL 

DEVELOPMENT AGENCY (i) ACKNOWLEDGING THE PUBLIC 

HEARING HELD WITH RESPECT TO THE CHAUNCEY RUN, LLC 

PROJECT ON FEBRUARY 18, 2026; (ii) AUTHORIZING FINANCIAL 

ASSISTANCE (AS MORE FULLY DESCRIBED BELOW) FOR THE 

BENEFIT OF CHAUNCEY RUN, LLC; (iii) MAKING A 

DETERMINATION WITH RESPECT TO ARTICLE 8 OF THE 

ENVIRONMENTAL CONSERVATION LAW AND 6 N.Y.C.R.R. PART 

617; AND (iv) AUTHORIZING THE EXECUTION AND DELIVERY 

OF A PROJECT AGREEMENT, LEASE AGREEMENT, LEASEBACK 

AGREEMENT, TAX AGREEMENT, AND RELATED DOCUMENTS 

WITH RESPECT TO THE PROJECT.   

 

WHEREAS, by Title 1 of Article 18-A of the General Municipal Law of the State of 

New York, as amended, and Chapter 178 of the Laws of 1972 of the State of New York, as 

amended (hereinafter collectively called the "Act"), the STEUBEN COUNTY INDUSTRIAL 

DEVELOPMENT AGENCY (the "Agency") was created with the authority and power to own, 

lease and sell property for the purpose of, among other things, acquiring, constructing and 

equipping industrial, manufacturing and commercial facilities as authorized by the Act; and 

 

WHEREAS, CHAUNCEY RUN, LLC, for itself or on behalf of an entity formed or to 

be formed by it or on its behalf (collectively, the "Company"), has submitted an application (the 

"Application"), a copy of which is on file with the Agency, requesting the Agency's assistance 

with respect to a certain project (the "Project"), consisting of: (i) the acquisition by the Agency 

of a leasehold interest in approximately 27 acres of real property located at 7200 Tobes Hill 

Road in the Town of Hornellsville, New York and all other lands where by license or easement 

or other agreement the Company or its designees are making improvements that benefit the 

Project (the "Land", being more particularly identified as a portion of tax parcel number 151.00-

02-005.211, as may be subdivided); (ii) the planning, design, construction and operation of a 

5MWac PV solar electrical generation system, including panel foundations, inverters, 

transformers, interconnect wiring, utility connections, sitework, landscaping, fencing, security 

and related improvements (collectively, the "Improvements"); and (iii) the acquisition of and 

installation in and around the Land and Improvements by the Company of machinery, 

equipment, fixtures and other items of tangible personal property (the "Equipment"; and, 

together with the Land and the Improvements, the "Facility"); and 



 

  

  
 

 

WHEREAS, by resolution adopted by the Agency on January 22, 2026 (the "Inducement 

Resolution"), the Agency accepted the Application as submitted by the Company and, among 

other things, (i) described the Financial Assistance (as defined below) being contemplated by the 

Agency and (ii) authorized the Agency to hold a public hearing regarding the contemplated 

Financial Assistance; and 

 

WHEREAS, pursuant to Section 859-a of the Act, on Wednesday, February 18, 2026, at 

11:00 a.m., the Agency held a public hearing with respect to the Project and the proposed 

Financial Assistance being contemplated by the Agency (the "Public Hearing") whereat 

interested parties were provided a reasonable opportunity, both orally and in writing, to present 

their views.  A copy of the Notice of Public Hearing published and forwarded to the affected 

taxing jurisdictions at least ten (10) days prior to said Public Hearing are attached hereto as 

Exhibit A; and 

 

WHEREAS, the Town of Hornellsville Planning Board (the "Planning Board"), as lead 

agency, conducted a coordinated review of the Project pursuant to the New York State 

Environmental Quality Review Act, Article 8 of the Environmental Conservation Law and its 

implementing regulations at 6 N.Y.C.R.R. Part 617 (collectively referred to as "SEQRA"), which 

resulted in the issuance of a negative declaration by the Planning Board, dated November 14, 

2024 (the "Negative Declaration) attached hereto as Exhibit B, concluding the SEQRA process; 

and 

 

WHEREAS, the Agency desires to adopt a resolution (i) acknowledging that the Public 

Hearing was held in compliance with the Act, (ii) authorizing the negotiation, execution and 

delivery by the Agency of a Project Agreement, Lease Agreement, Leaseback Agreement, Tax 

Agreement and related documents, and (iii) authorizing the Financial Assistance to the 

Company; and 

 

WHEREAS, the Project Agreement, Lease Agreement, Leaseback Agreement and Tax 

Agreement and related documents have been negotiated and are presented to this meeting for 

execution. 

 

NOW, THEREFORE, BE IT RESOLVED BY THE STEUBEN COUNTY 

INDUSTRIAL DEVELOPMENT AGENCY AS FOLLOWS: 

 

Section 1. The Public Hearing held by the Agency Wednesday, February 18, 2026, at 

11:00 a.m., concerning the Project and the Financial Assistance was duly held in accordance 

with the Act, including but not limited to the giving of at least ten (10) days published notice of 

the Public Hearing (such notice also provided to the Chief Executive Officer of each affected tax 

jurisdiction), affording interested parties a reasonable opportunity, both orally and in writing, to 

present their views with respect to the Project. 

 

Section 2. The Planning Board has conducted a coordinated review of the Project 

pursuant to Article 8 of the Environmental Conservation Law and 6 N.Y.C.R.R. Part 617 

(collectively referred to as "SEQRA"). In addition to classifying the Project as a "Type I" Action 



 

  

  
 

pursuant to SEQRA, the Planning Board also issued a Negative Declaration on November 14, 

2024, determining that the Project did not present a potential significant adverse environmental 

impact. The Agency, having reviewed the materials presented by the Company, including but not 

limited to, the Full Environmental Assessment Form, further determines that the Project does not 

pose a potential significant adverse environmental impact and thus ratifies the Negative 

Declaration previously issued by the Planning Board pursuant to 6 N.Y.C.R.R. Part 617.7. 

 

Section 3. The Agency is hereby authorized to provide to the Company financial 

assistance in the form of (a) a sales and use tax exemption for purchases and rentals related to the 

acquisition, construction, reconstruction, renovation and equipping of the Project, (b) a partial 

real property tax abatement structured through the Tax Agreement and (c) a mortgage recording 

tax exemption (collectively, the "Financial Assistance"). 

 

Section 4. Based upon the representation and warranties made by the Company in the 

Application, the Agency hereby authorizes and approves the Company, as its agent, to make 

purchases of goods and services relating to the Project and that would otherwise be subject to 

New York State and local sales and use tax in an amount up to approximately $5,483,116.00, 

which result in New York State and local sales and use tax exemption benefits ("Sales and Use 

Tax Exemption Benefits") not to exceed $438,649.00.  The Agency agrees to consider any 

requests by the Company for increase to the amount of Sales and Use Tax Exemption Benefits 

authorized by the Agency upon being provided with appropriate documentation detailing the 

additional purchases of property or services, and, to the extent required, the Agency authorizes 

and conducts any supplemental public hearing(s). 

 

Section 5. Pursuant to Section 875(3) of the Act, the Agency may recover or 

recapture from the Company, its agents, consultants, subcontractors, or any other party 

authorized to make purchases for the benefit of the Project, any Sales and Use Tax Exemption 

Benefits taken or purported to be taken by the Company, its agents, consultants, subcontractors, 

or any other party authorized to make purchases for the benefit of the Project, if it is determined 

that: (i) the Company, its agents, consultants, subcontractors, or any other party authorized to 

make purchases for the benefit of the Project, is not entitled to the Sales and Use Tax Exemption 

Benefits; (ii) the Sales and Use Tax Exemption Benefits are in excess of the amounts authorized 

to be taken by the Company, its agents, consultants, subcontractors, or any other party authorized 

to make purchases for the benefit of the Project; (iii) the Sales and Use Tax Exemption Benefits 

are for property or services not authorized by the Agency as part of the Project; (iv) the 

Company has made a material false statement on its application for financial assistance; (v) the 

Sales and Use Tax Exemption Benefits are taken in cases where the Company, its agents, 

consultants, subcontractors, or any other party authorized to make purchases for the benefit of 

the Project fails to comply with a material term or condition to use property or services in the 

manner approved by the Agency in connection with the Project; and/or (vi) the Company obtains 

mortgage recording tax benefits and/or real property tax abatements and fails to comply with a 

material term or condition to use property or services in the manner approved by the Agency in 

connection with the Project (collectively, items (i) through (vi) hereby defined as a "Recapture 

Event"). 

 



 

  

  
 

As a condition precedent of receiving Sales and Use Tax Exemption Benefits and real 

property tax abatement benefits, the Company, its agents, consultants, subcontractors, or any 

other party authorized to make purchases for the benefit of the Project, must (i) if a Recapture 

Event determination is made by the Agency, cooperate with the Agency in its efforts to recover 

or recapture any Sales and Use Tax Exemption Benefits, mortgage recording tax benefits and/or 

real property tax abatement benefits, and (ii) promptly pay over any such amounts to the Agency 

that the Agency demands, if and as so required to be paid over as determined by the Agency. 

 

Section 6. Subject to the Company executing the Project Agreement and the delivery 

to the Agency of a binder, certificate or other evidence of liability insurance policy for the 

Project satisfactory to the Agency, the Agency hereby authorizes the Company to proceed with 

the acquisition, construction and equipping of the Project and hereby appoints the Company as 

the true and lawful agent of the Agency: (i) to acquire, reconstruct, renovate and equip the 

Project; (ii) to make, execute, acknowledge and deliver any contracts, orders, receipts, writings 

and instructions, as the stated agent for the Agency with the authority to delegate such agency, in 

whole or in part, to agents, subagents, contractors, and subcontractors of such agents and 

subagents and to such other parties as the Company chooses; and (iii) in general, to do all things 

which may be requisite or proper for completing the Project, all with the same powers and the 

same validity that the Agency could do if acting in its own behalf; provided, however, the Project 

Agreement shall expire on December 31, 2027 (unless extended for good cause by the Executive 

Director of the Agency) if the Lease Agreement, the Leaseback Agreement and the Tax 

Agreement contemplated have not been executed and delivered 

 

Section 7. The Chairman, Vice Chairman and/or the Executive Director of the 

Agency are hereby authorized, on behalf of the Agency, to negotiate and execute (A) the Project 

Agreement, pursuant to which the Agency will appoint the Company as its agent to undertake the 

Project, (B) the Lease Agreement, pursuant to which the Company leases the Project to the 

Agency, (C) the related Leaseback Agreement, pursuant to which the Agency leases its interest 

in the Project back to the Company, and (D) the Tax Agreement; provided (i) the rental 

payments under the Leaseback Agreement include payments of all costs incurred by the Agency 

arising out of or related to the Project and indemnification of the Agency by the Company for 

actions taken by the Company and/or claims arising out of or related to the Project; and (ii) the 

terms of the Tax Agreement are consistent with the Agency's Uniform Tax Exemption Policy or 

the procedures for deviation have been complied with. 

 

 Section 8. The Chairman, Vice Chairman and/or Executive Director of the Agency 

are hereby authorized, on behalf of the Agency, to execute, deliver and record any mortgage, 

assignment of leases and rents, security agreement, UCC-1 Financing Statements and all 

documents reasonably contemplated by these resolutions or required by any lender/financial 

institution identified by the Company (the "Lender") up to a maximum principal amount not to 

exceed $16,620,292.00 to acquire the Facility and/or finance or re-finance equipment and other 

personal property and related transactional costs (hereinafter, with the Lease Agreement, 

Leaseback Agreement and Tax Agreement, collectively called the "Agency Documents"); and, 

where appropriate, the Secretary or Assistant Secretary of the Agency is hereby authorized to 

affix the seal of the Agency to the Agency Documents and to attest the same, all with such 

changes, variations, omissions and insertions as the Chairman, Vice Chairman and/or Executive 



 

  

  
 

Director of the Agency shall approve, the execution thereof by the Chairman, Vice Chairman 

and/or Executive Director of the Agency to constitute conclusive evidence of such approval; 

provided in all events recourse against the Agency is limited to the Agency’s interest in the 

Project. 

 

 Section 9. The officers, employees and agents of the Agency are hereby authorized 

and directed for and in the name and on behalf of the Agency to do all acts and things required 

and to execute and deliver all such certificates, instruments and documents, to pay all such fees, 

charges and expenses and to do all such further acts and things as may be necessary or, in the 

opinion of the officer, employee or agent acting, desirable and proper to effect the purposes of 

the foregoing resolutions and to cause compliance by the Agency with all of the terms, covenants 

and provisions of the documents executed for and on behalf of the Agency. 

 

Section 10.  In the event that the Company does not close with the Agency on the 

proposed financial assistance within twelve (12) months of the date of the Inducement 

Resolution, the Agency reserves the right to rescind and cancel this resolution and all approvals 

made hereunder or under any other Agency resolution or action. 
  

Section 11. These Resolutions shall take effect immediately. 

 

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

call, which resulted as follows: 

 

 

   Yea  Nay  Absent  Abstain 

 

Mark R. Alger   [ ] [ ] [ ] [ ] 

Kelly Fitzpatrick  [ ] [ ] [ ] [ ] 

Anthony Russo  [ ] [ ] [ ] [ ] 

Dean Strobel    [ ] [ ] [ ] [ ] 

Mike Davidson  [ ] [ ] [ ] [ ] 
Sarah Creath   [ ] [ ] [ ] [ ] 

Michelle Caulfield  [ ] [ ] [ ] [ ] 

 

 

 

The Resolutions were thereupon duly adopted. 



 

  

  
 

SECRETARY'S CERTIFICATION 

(Chauncey Run, LLC Project) 

 

 

STATE OF NEW YORK  ) 

COUNTY OF STEUBEN  ) ss.: 

 

I, the undersigned, Secretary, of the Steuben County Industrial Development Agency, DO 

HEREBY CERTIFY: 

 

That I have compared the annexed extract of minutes of the meeting of the Steuben 

County Industrial Development Agency (the "Agency"), including the resolution contained 

therein, held on June 25, 2026, with the original thereof on file in the office of the Agency, and 

that the same is a true and correct copy of the proceedings of the Agency and of such resolution 

set forth therein and of the whole of said original insofar as the same related to the subject 

matters therein referred to. 

 

I FURTHER CERTIFY, that all members of said Agency had due notice of said meeting, 

that the meeting was in all respects duly held and that, pursuant to Article 7 of the Public 

Officers Law (Open Meetings Law), said meeting was open to the general public, and that public 

notice of the time and place of said meeting was duly given in accordance with such Article 7. 

 

I FURTHER CERTIFY, that 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 modified. 

 

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

Agency this ___ day of ________________, 2026. 

 

 

 

              

        Secretary 

 

 

 

 

 

  

 



 

  

  
 

EXHIBIT A 

 

Notice Documents 

 

[See Attached]



 

 

EXHIBIT B 

 

Negative Declaration of Town of Hornellsville Planning Board 

 

[See Attached] 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



BARCLAY DAMONuP 

Kevin R. McAuliffe 
Partner 

June 18, 2026 

Mr. James C. Johnson 
Executive Director 
Steuben County Industrial Development Agency 
7234 Route 54 North, P.O. Box 393 
Bath, NY 14810 

Re: Canisteo Wind Energy LLC 
Extension of Authorizing Resolution 

Dear Mr. Johnson: 

We are counsel to Canisteo Wind Energy LLC (the "Company") in connection with the 
project originally induced by the Steuben County Industrial Development Agency (the "Agency") 
on October 24, 2019, then contemplating the construction of a 290.7 MW energy generating 
facility comprised of up to 117 wind turbine generators, access roads, buried electrical cables, a 
temporary construction staging area, an O & M building, substation, and related infrastructure (the 
"Project"). The Agency by resolution dated May 14, 2025 approved the supplemental application 
of the Company modifying the definition and scope of the Project to reflect changes approved by 
the New York State Board on Electric Generation Siting and the Environment (Siting Board) 
which among other things reduced the number of wind turbines to 66 and included the construction 
of a transmission line in support of the Project. 

Please accept this letter as a request for the extension of time within which the Company 
may close with the Agency on the proposed financial assistance to June 30, 2027. This extension 
is necessary as the Company continues to work through federal permitting challenges as it 
endeavors to start construction of the Project. 

We thank you for your consideration of this request and will provide any additional 
information requested by you or the Board of the Agency. 

Very truly yours, 

4elir
evin R. McAuliffe 

KRM/hl 

cc: Samantha Vanetti-Recore, Invenergy 
Barclay Damon Tower - 125 East Jefferson Street - Syracuse, New York 13202 barclaydamon corn 

KMcAuliffe@barclaydamon.com Direct: (315) 425-2875 Fax: (315) 425-8593 
Also Admitted in: North Carolina 


