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Regular Meeting Minutes  

Auburn Industrial Development Authority 

Wednesday, November 19, 2025 

63 John Walsh Blvd, Auburn, NY  

Board Present:  Gwen Webber-McLeod (Chair) 

 Terry Cuddy (Vice-Chair & Council Member) 

Tessa Crawford (Treasurer & Member at Large) 

 Mayor Jimmy Giannettino (Council Member) 

 Karen Walter (Member at Large)  

 

Excused: William Andre (Member of Labor) 

 Dan Lovell (Secretary & Representative of Auburn School District)   

 Courtney Hennigan (Member at Large)  

 

Staff & Guests:  Tracy Verrier, MRB Group  

 Rob Poyer, Hancock Estabrook* 

 Steve Surace* 

        *remote attendance 

REGULAR MEETING 

Ms. Webber-McLeod called the meeting to order at 5:03pm, noting the presence of a quorum.  

MEETING MINUTES 

The board reviewed minutes from the October regular meeting.  

Mr. Cuddy motioned to approve the minutes, seconded by Mr. Giannettino. All present voted in 

favor, motion carried.  

NEW BUSINESS 

40-42 South Street Application 

Ms. Verrier introduced Mr. Steven Surace. She explained that the property had a fire a few years 

ago, and they are looking to reestablish it as a multi-unit residential property with affordable 

units. They are requesting only the sales use tax and mortgage recording tax exemptions. They 

are using the state’s incentives for the as-of-right property tax exemption. Ms. Verrier noted that 

they are not approving or adopting anything today, they are just looking to accept or deny the 

application. She explained that the project also went in front of the HRRB last week, which she 

is also on the board of. She abstained from the vote.   

Mr. Surace gave additional background on the project. He explained that they have been working 

with the state for the past two years to access the small building program funding. The project 

will cost $4 million, resulting in 22 affordable units that will be on the smaller side. The building 

has about 11,000 square feet of rentable space. Housing Visions is the operating partner.  The 
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architectural work and environmental testing is done. Some remediation will be needed, but the 

project is essentially a full gut rehabilitation. When complete, the building will be air conditioned 

with individually heated units. Everything that is not historic will be brough up to code, since the 

building was built in 1870. SHPO has signed off on the plans and they are now waiting on NPS 

sign off. The costs have likely gone up a bit, but there is some capacity in the small building 

program. 

Mr. Cuddy clarified that they are rehabilitating the building, but Housing Visions is doing the 

administration. Mr. Surace confirmed that Housing Visions will manage and maintain the 

property.  

Mr. Giannettino asked Ms. Verrier about the HRRB approval, and if there was any opposition. 

Ms. Verrier said no, the board was supportive given the effort to maintain the historic character 

and that SHPO had already approved it. She explained that one neighbor spoke in favor of the 

project. Mr. Giannettino asked about Mr. Surace’s background. Mr. Surace explained he is an 

individual investor, and professionally was a CPA then sold his company. In Utica, he is a 

partner on three buildings: a 64-unit building, a 57-unit building, 48-unit building, and an 8-unit 

building. This would be his fifth project, and most of the other building have been full gut 

rehabilitations like this one. Mr. Giannettino asked if he is partnering with current owners or 

buying the property, and Mr. Surace clarified that they are buying the building but the current 

owners will be involved in the project.  

Ms. Crawford asked about the market analysis and comparable rents. Mr. Surace noted that CPC 

required the market analysis and they were happy with the findings.  

Ms. Walter asked if the soft costs were being covered without state aid. Mr. Surace said yes. Ms. 

Walter asked if there were 22 units before the fire, and Mr. Surace confirmed there were. She 

asked about Housing Vision’s role and how they would approve applicants to the housing units. 

Mr. Surace explained his understanding of the randomized selection process. Ms. Walter asked if 

the management is included in the job creation estimates, Mr. Surace said yes.  

Ms. Webber-McLeod asked about code violations and taxes, and the ongoing litigation regarding 

the violations. Mr. Surace noted that he is not a part of those properties, and that he doesn’t run 

his properties like that. Housing Visions will handle all of the finances, and will collect and pay 

the bills before the partners access any money. Ms. Webber-McLeod asked Mr. Surace to notify 

his partners that the board is concerned about this aspect, and she asked that Ms. Verrier research 

and confirm what Mr. Surace explained today. 

Ms. Walter asked about the value of the funding approval. Mr. Surace said $2.65 million, and 

noted they are using equity value in the building and getting $800,000 in historic tax credits. 

They are contributing about $800,000 of their own funds. 

RESOLUTION OF THE AUBURN INDUSTRIAL DEVELOPMENT 

AUTHORITY (i) ACCEPTING THE APPLICATION OF 4042 SOUTH, LLC 

WITH RESPECT TO A CERTAIN PROJECT (AS MORE FULLY 

DESCRIBED BELOW); AND (ii) DESCRIBING THE FORMS OF 

FINANCIAL ASSISTANCE BEING CONTEMPLATED BY THE  

AUTHORITY. 
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Mr. Cuddy motioned to approve the resolution accepting the application, seconded by Ms. 

Crawford.  

The resolution was put to a roll call vote, which resulted as follows:  

Yea  Nay  Absent  Abstain  

Gwendolyn Webber-McLeod, Chair   X    

William Andre, Vice Chair      X 

Terry Cuddy, Secretary    X 

James Giannettino     X   

Daniel Lovell       X 

Tessa Crawford     X      

Karen Walter      X    

Courtney Hennigan      X    

 

The Resolution was thereupon duly adopted.  

 

RYCOE Site Visit 

The board was not able to conduct the tour and carried on with the agenda.  

UNFINISHED BUSINESS 

UTEP Adoption 

Ms. Verrier explained that Mr. Poyer reached out to taxing jurisdictions asking about their 

feedback. They only received feedback from Ms. Jenny Haines, who voiced the City’s support 

for the UTEP amendment. Ms. Verrier also explained that she is now concerned about the 

Corporate Social Responsibility scoring criteria. She is concerned about it coming across as the 

IDA receiving payment in exchange for greater incentives as opposed to providing a community 

benefit. The board discussed how best to proceed and ensure their priorities are being met. Ms. 

Verrier suggested striking that section of the scoring criteria and considering other ways to 

support community programs.  

RESOLUTION OF THE AUBURN INDUSTRIAL DEVELOPMENT 

AUTHORITY ADOPTING AMENDMENTS TO ITS UNIFORM TAX-

EXEMPTION POLICY  

 

Mr. Giannettino motioned to accept the resolution with the amendment of striking the Social 

Corporate Responsibility scoring criteria, seconded by Mr. Cuddy.  
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The resolution was put to a roll call vote, which resulted as follows:  

Yea  Nay  Absent  Abstain  

Gwendolyn Webber-McLeod, Chair   X    

William Andre, Vice Chair      X 

Terry Cuddy, Secretary    X 

James Giannettino     X   

Daniel Lovell       X 

Tessa Crawford     X      

Karen Walter       X   

Courtney Hennigan      X    

 

The Resolution failed. 

 

Ms. Walter asked about the jobs factor of IDAs supporting housing. Ms. Verrier explained that 

rental housing is considered commercial, and IDAs can provide incentives for those projects. 

The growing housing crisis has driven support for this. Employers report housing as a limiting 

factor for recruiting workers. While these projects do not necessarily translate to direct job 

figures in the IDAs reports, the jobs are supported in a different way because companies can’t 

create jobs if they can’t recruit people to fill them. Ms. Verrier explained that the State 

Comptroller and ABO look the most closely in the annual reports at discrepancies between 

anticipated jobs to be created and actual jobs created. So the key is being realistic about what 

jobs will be created directly upfront, and being aware of what is causing any shortfalls. It is not 

required that every job create direct jobs.  

Mr. Poyer provided additional context about the purpose of the IDAs beyond jobs, particularly in 

relation to economic welfare and community benefit.  

Ms. Verrier noted that there is a Comptroller’s opinion about apartments, which she will share 

with the board ahead of the next meeting. The board agreed to revisit the UTEP next month.  

RFQ for Technical Services 

Ms. Verrier explained that the RFQ is related to the stipulation within the new UTEP that 

applicants requesting a deviation must get third-party verification of the need and 

appropriateness of the additional benefit requested. This will ensure any extra benefits are 

warranted. The RFQ will go out to the firms that do this work, asking for their fee structures and 

qualifications. AIDA applicants would then be able to select the firm from the list they would 

like to work with, however AIDA would ultimately be the client. Ms. Verrier plans to release the 

RFQ next week and give it six to eight weeks to gather responses.  

RESOLUTION OF THE AUBURN INDUSTRIAL DEVELOPMENT 

AUTHORITY AUTHORIZING A REQUEST FOR QUALIFICATIONS 

FOR ON-CALL ECONOMIC DEVELOPMENT TECHNICAL ANALYSIS 

 

Ms. Crawford motioned to release the RFQ, seconded by Mr. Giannettino.  
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The resolution was put to a roll call vote, which resulted as follows:  

Yea  Nay  Absent  Abstain  

Gwendolyn Webber-McLeod, Chair   X    

William Andre, Vice Chair      X 

Terry Cuddy, Secretary    X 

James Giannettino     X   

Daniel Lovell       X 

Tessa Crawford     X      

Karen Walter      X    

Courtney Hennigan      X  

The Resolution was thereupon duly adopted.  

 

PILOT Invoice and Disbursement Report 

Ms. Verrier explained that the invoices are due January 1st, 2026. She has been following up with 

those they have not received payment from, and all have confirmed they will be submitting 

payment on time. 

General Updates 

Ms. Verrier updated the board that the preferred individual for the open board seat has been 

asked, and she has been told they are considering the opportunity. Mr. Cuddy asked if it was an 

at-large position. Mr. Giannettino clarified it is the “Member of Industry” seat.  

Ms. Verrier noted the County budget request for economic development funding is moving 

forward and that it is in the Chairman’s budget.  

Ms. Verrier also gave the board notice that the County has expressed concern with the timing of 

AIDA’s PILOT bills because the calculation uses the current year’s assessment, but the prior 

year’s tax rate. Ms. Verrier has been communicating with the County, City, and School District 

about potentially shifting the timing of the billing to January.  

 BILLS & TREASURER’S REPORT 

Ms. Crawford explained that the bills include PILOT disbursements that had already gone 
out to meet the 30-day window, and an invoice from MRB Group.  

She explained they are underbudget by about $38,000 in revenue.  

Ms. Walter motioned to approve the bills, seconded by Mr. Cuddy. All present voted in favor, 
motion carried.  

Mr. Cuddy motioned to approve the treasurer’s report, seconded by Mr. Giannettino. All 
present voted in favor, motion carried.  
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EXECUTIVE SESSION 

Ms. Walter motioned to enter executive session to discuss the financial history of a particular 
company, seconded by Mr. Cuddy. Motion passed unanimously. The board entered 
executive session at 6:15pm.  

Mr. Cuddy motioned to exit executive session, seconded by Mr. Giannettino. Motion passed 
unanimously. The board exited executive session at 6:29pm.  

BOARD UPDATES 

Ms. Webber-McLeod noted that she and Ms. Verrier attended the community leaders 
meeting held by NYSEG that addressed the rate increases, capacity, and other concerns. She 
noted that she and Ms. Verrier recommended they provide a list of talking points so that we 
can better communicate with stakeholders.  

ADJOURMENT 

Motion to adjourn by Mr. Giannettino, second by Mr. Cuddy. Motion passed unanimously. 
Meeting adjourned at 6:36pm.  


