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Independent Auditors’ Report

The Board of Directors of the
Ulster County Industrial Development Agency

Report on the Audit of the Financial Statements
Opinion

We have audited the financial statements of the Ulster County Industrial Development Agency (a
discretely presented component unit of Ulster County, New York) (“Agency”), as of and for the year
ended December 31, 2025, and the related notes to the financial statements, which collectively comprise
the Agency’s financial statements as listed in the table of contents.

In our opinion, the accompanying financial statements referred to above present fairly, in all material
respects, the financial position of the Agency, as of December 31, 2025, and the changes in financial
position, and cash flows thereof for the years then ended in accordance with accounting principles
generally accepted in the United States of America.

Basis for Opinion

We conducted our audits in accordance with auditing standards generally accepted in the United States
of America (“GAAS”) and the standards applicable to financial audits contained in Government Auditing
Standards, issued by the Comptroller General of the United States. Our responsibilities under those
standards are further described in the Auditors’ Responsibilities for the Audit of the Financial Statements
section of our report. We are required to be independent of the Agency, and to meet our other ethical
responsibilities, in accordance with the relevant ethical requirements relating to our audit. We believe
that the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit
opinion.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of the financial statements in
accordance with accounting principles generally accepted in the United States of America, and for the
design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or
error.

In preparing the financial statements, management is required to evaluate whether there are conditions
or events, considered in the aggregate, that raise substantial doubt about the Agency's ability to
continue as a going concern for twelve months beyond the financial statement date, including any
currently known information that may raise substantial doubt shortly thereafter.

PKF O’'CONNOR DAVIES, LLP
500 Mamaroneck Avenue, Harrison, NY 10528 | Tel: 914.381.8900 | Fax: 914.381.8910 | www.pkfod.com

PKF O'Connor Davies, LLP is a member firm of the PKF Internationat Limited network of legally independent firms and does not accept any responsibility or liability
for the actions or inactions on the part of any other individual member firm or firms.



Auditors’ Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole
are free from material misstatement, whether due to fraud or error, and to issue an auditors’ report that
includes our opinion. 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. 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, misrepresentations, or the override of internal control.
Misstatements are considered material if there is a substantial likelihood that, individually or in the
aggregate, they would influence the judgment made by a reasonable user based on the financial
statements.

In performing an audit in accordance with GAAS and Government Auditing Standards, we:

e Exercise professional judgment and maintain professional skepticism throughout the audit.

e Identify and assess the risks of material misstatement of the financial statements, whether due to
fraud or error, and design and perform audit procedures responsive to those risks. Such
procedures include examining, on a test basis, evidence regarding the amounts and disclosures
in the financial statements.

e Obtain an understanding of internal control relevant to the audit in order to design audit
procedures that are appropriate in the circumstances, but not for the purpose of expressing an
opinion on the effectiveness of the Agency's internal control. Accordingly, no such opinion is
expressed.

+ Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of the
financial statements.

e Conclude whether, in our judgement, there are conditions or events, considered in the
aggregate, that raise substantial doubt about the Agency's ability to continue as a going concern
for a reasonable period of time.

We are required to communicate with those charged with governance regarding, among other matters,
the planned scope and timing of the audit, significant audit findings, and certain internal control-related
matters that we identified during the audit.

Required Supplementary Information

Accounting principles generally accepted in the United States of America require that Management’s
Discussion and Analysis included under Required Supplementary Information in the accompanying table
of contents be presented to supplement the financial statements. Such information is the responsibility
of management and, although not a part of the financial statements, is required by the Governmental
Accounting Standards Board who considers it to be an essential part of financial reporting for placing the
financial statements in an appropriate operational, economic, or historical context. We have applied
certain limited procedures to the required supplementary information in accordance with auditing
standards generally accepted in the United States of America, which consisted of inquiries of
management about the methods of preparing the information and comparing the information for
consistency with management’s responses to our inquiries, the financial statements, and other
knowledge we obtained during our audit of the financial statements. We do not express an opinion or
provide any assurance on the information because the limited procedures do not provide us with
sufficient evidence to express an opinion or provide any assurance.



Other Supplementary Information

Management is responsible for the other supplementary information included in the annual financial
report. The other supplementary information consists of the Schedule of Revenues and Expenses —
Budget and Actual, Schedule of Indebtedness — Bonds and Notes, Schedule of Indebtedness — Straight
Lease, Schedule of Payments in Lieu of Taxes and the Schedule of Full Time Equivalent Jobs but does
not include the financial statements and our auditors’ report thereon. Our opinion on the financial
statements does not cover the other supplementary information, and we do not express an opinion or
any form of assurance thereon.

In connection with our audit of the financial statements, our responsibility is to read the other
supplementary information and consider whether a material inconsistency exists between the other
supplementary information and the financial statements, or the other supplementary information
otherwise appears to be materially misstated. If, based on the work performed, we conclude that an
uncorrected material misstatement of the other supplementary information exists, we are required to
describe it in our report.

Other Reporting Required by Government Auditing Standards

In accordance with Government Auditing Standards, we have also issued our report dated March 25, 2026
on our consideration of the Agency’s internal control over financial reporting and on our tests of its
compliance with certain provisions of laws, regulations, contracts and grant agreements and other matters.
The purpose of that report is solely to describe the scope of our testing of internal control over financial
reporting and compliance and the results of that testing, and not to provide an opinion on the effectiveness
of the Agency's internal control over financial reporting or on compliance. That report is an integral part of
an audit performed in accordance with Government Auditing Standards in considering the Agency’s
internal control over financial reporting and compliance.

PhE O Gonmp. Daviss, (2P
PKF O’Connor Davies LLP
Harrison, New York

March 25, 2026



ULSTER COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of Ulster County, New York)

Management’s Discussion and Analysis (Unaudited)
For the year ended December 31, 2025

INTRODUCTION

Our discussion and analysis of Ulster County Industrial Development Agency’s (“Agency’)
financial performance provides an overview of the Agency’s financial activities for the fiscal year
ended December 31, 2025. Please read it in conjunction with the Agency’s financial statements
that follow this discussion and analysis. Ulster County Industrial Development Agency is a New
York State public authority and industrial development agency operating in the County of Ulster,
New York. This summary discussion and analysis includes only the financial and general
business of the Agency.

FINANCIAL HIGHLIGHTS

The Agency’s net position decreased by $67,175 (roughly 9%) as a result of operations for the
fiscal year ended December 31, 2025.

In 2025, revenues totaled $232,710, which is an increase of $169,674 compared to 2024. In
2024 there was an increase of $11,788 over 2023 revenues. The current year's increase was
due to increase in administrative fees related to closing of a new project.

in 2025, expenses totaled $299,885. This is a $1,229 decrease over 2024 expenses
compared to a $93,112 increase from 2023 to 2024.

AGENCY HIGHLIGHTS

For the year ended December 31, 2025, the Agency continued to earn $193,287 administrative
fees on the open projects. Along with the administrative fees related to closing of a new project
during 2025, the Agency continues to receive consistent interest and there are multiple projects
that aim to move forward with applications once all requirements are met. The subsequent year's
budget includes an increase in the budgeted project closing fees in anticipation of closing on these
projects.

The Board consists of seven (7) members. All Directors are appointed or reappointed for a two-
year term. The Agency continued to incur a turnover in administrative staff during the current
period. During this pivotal transition, the Agency worked diligently to review its mission, needs,
and goals as they relate to the Agency’s organizational structure.

USING THIS ANNUAL REPORT
This Annual Report consists primarily of the Statement of Net Position, Statement of Revenues,

Expenses, and Changes of Net Position and the Statements of Cash Flows, which provide
information about the activities of the Agency only.



ULSTER COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of Ulster County, New York)

Management'’s Discussion and Analysis (Unaudited)
For the year ended December 31, 2025

These statements include all assets and liabilities using the accrual basis of accounting, which is
similar to the accounting used by most private-sector companies. All of the current year's
revenues and expenses are taken into account regardless of when cash is received or paid. The
statements report the Agency’s net position and changes in net position. One way to measure
the Agency'’s financial position is to look at the net position — the difference between assets and
liabilities.

CONDENSED COMPARATIVE FINANCIAL STATEMENTS AND ANALYSIS

The Agency’s net position at the end of 2025 was $730,295, a decrease of $67,175 from $797,470
at December 31, 2024. The Agency’s net position at the end of 2024 was $797,470, a decrease
of $238,078 from $1,035,548 at December 31, 2023.

Our Analysis below focuses on net position (Table 1) and the changes in net position (Table 2).

Table 1 - Net Position

2025 2024
Total Assets $ 753,178 $ 822408
Total Liabilities 22,883 24,938
Net Position - Unrestricted 730,295 797,470

CURRENT ASSETS

Cash and equivalents, including restricted and unrestricted, totals at the end of 2025 were
$192,391 versus $480,655 at the end of 2024. The decrease is primarily due to the Agency
investing $217,503 in a certificate of deposit during the current year, whereas no such investment
was made in 2024. Cash and equivalents totaled $480,655 at the end of 2024 versus $509,839
at the end of 2023. The decrease in cash and equivalents from 2023 to 2024 was a combined
result of less project fees compared to 2023.

CURRENT LIABILITIES

Outstanding payables were for services performed in the current fiscal year and paid for in the
subsequent fiscal year, and deposits held in escrows. During the year ended December 31, 2019,
the Agency began collecting an additional fee held in escrow for labor audits. As those labor audit
fees are incurred, the Agency recognizes the expense and an off-setting revenue. Any remaining
escrow money not spent at the end of the project is returned to the project owner. Escrow
payables as of December 31, 2025 were $7,184 compared to $10,906 as of December 31, 2024.



ULSTER COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of Ulster County, New York)

Management's Discussion and Analysis (Unaudited)
For the year ended December 31, 2025

Table 2 - Changes in Net Position

2025 2024
Revenues
Operating revenues $ 203984 3 45,387
Pass-thru revenues 18,245 7,975
Non-operating revenues 10,481 9,674
Total Revenues 232,710 63,036
Expenses
Operating expenses 281,640 293,139
Pass-thru expenses 18,245 7,975
Total Expenses 299,885 301,114
Changes in Net Position $ (67175 $ (238,078)

The Agency's revenues in 2025 were $232,710 versus $63,036 in 2024. Expenses in 2025 were
$299,885 versus $301,114 in 2024. The revenue increase in 2025 over 2024 was caused by an
increase in administrative fees collected from the closing of a new project. The Agency's revenues
in 2024 were $63,036 versus $51,248 in 2023, which was caused by a collection of fees for PILOT
termination and project modification.

CAPITAL ASSETS AND LONG-TERM DEBT

There were no capital asset additions in 2025 or 2024 and the Agency did not take on any long-
term debt in 2025 or 2024.

BUDGET

The Agency adopted a 2025 budget projecting revenues to be $320,245 and expenses to be
$328,711. Actual 2025 revenues totaled $232,710 and actual 2025 expenses totaled $299,885.
There was an unfavorable variance in revenues of $87,535 due to lower than anticipated closing
fee revenue, offset by additional administrative fees collected in excess of the budgeted amount.
Conversely, there was a positive variance in expenses of $26,826 due to lower administrative and
legal costs than anticipated. Pass-thru revenues and pass-thru expenses for project expenditures
paid by the project(s) through escrow totaled $18,245.

CONTACTING THE AGENCY’S FINANCIAL ADMINISTRATOR

This Management’s Discussion and Analysis is designed to provide the Agency's citizens,
taxpayers, projects, and creditors with a general overview of the Agency's finances and to show
the Agency’s accountability for the money it receives. If you have questions about this report or
need additional financial information, contact the Ulster County Industrial Development Agency
at P.O. Box 4265, Kingston, New York 12402.



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Statement of Net Position
December 31, 2025

ASSETS
Cash and equivalents $ 185,207
Investments 217,503
Receivables
Accounts receivable 330,050
Accrued interest 3,723
Due from Ulster County Capital Resource Corporation 3,450
Security deposits 975
Prepaid expenses 5,086
Restricted cash 7,184
Total Assets 753,178
LIABILITIES
Accounts payable 6,742
Accrued expenses 5,007
Unearned revenue 3,950
Escrow deposits 7,184
Total Liabilities 22,883
NET POSITION
Unrestricted $ 730,295

See notes to financial statements.



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Statement of Revenues, Expenses and Changes in Net Position

Year Ended December 31, 2025

OPERATING REVENUES
Administrative fees
Miscellaneous income

Total Operating Revenues

OPERATING EXPENSES
Salaries and benefits
Professional services contracts
Supplies and materials

Other operating expenses

Total Operating Expenses

Loss from Operations

NON-OPERATING REVENUES
Interest income

Change in Net Position

NET POSITION
Beginning of Year

End of Year

See notes to financial statements.

219,032
3,197

222,229

152,227
103,614
4,608
39,436

299,885

(77,656)

10,481

(67,175)

797,470

$

730,295




Ulster County Industrial Development Agency

(A Discretely Presented Component Unit of Ulster County, New York)

Statement of Cash Flows
Year Ended December 31, 2025

CASH FLOWS FROM OPERATING ACTIVITIES
Cash received from administrative fees

Cash received from miscellaneous income

Cash received from escrow

Cash payments to suppliers and service providers
Cash payments for salaries and benefits

Net Cash from Operating Activities

CASH FLOWS FROM INVESTING ACTIVITIES
Purchase of investments
Interest income

Net Cash from Investing Activities
Net Change in Cash and Equivalents

CASH AND EQUIVALENTS
Beginning of year

End of year

RECONCILIATION OF CASH AND EQUIVALENTS
TO THE STATEMENT OF NET POSITION

Cash and equivalents

Restricted cash

Total Cash and Equivalents

RECONCILIATION OF LOSS FROM OPERATIONS
TO NET CASH FROM OPERATING ACTIVITIES
Loss from operations
Adjustments to reconcile loss from operations
to net cash from operating activities
Accounts receivable
Due from Ulster County Capital Resource Corporation
Prepaid expenses
Accounts payable
Accrued expenses
Unearned income
Escrow deposits

Net Cash from Operating Activities

See notes to financial statements.

$ 218,382
3,197

(2,375)
(149,062)
(147,661)

(77,519)

(217,503)
6,758

(210,745)

(288,264)

480,655

$ 192,391

$ 185,207
7,184

$ 192,391

$  (77,656)

1,347
2,908
(2,063)
4,973
(2,656)

(650)
(3,722)

$  (77.519)




Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements
December 31, 2025

Note 1 - Organization and Purpose

The Ulster County Industrial Development Agency (“Agency”) is a public benefit corporation which was
established by New York State legislation and commenced operations in 1978. The Agency is exempt
from Federal, State and Local income taxes. The members of the Agency are appointed by the County of
Ulster’s Legislature. Agency members have complete responsibility for management of the Agency and
accountability for fiscal matters. The Agency’s present function is to advance the job opportunities, general
prosperity, and long-term economic vitality of Ulster County (“County”) residents by targeting tax
incentives, bonding, and other assistance to foster creation and attraction of new business and the
retention and expansion of existing business. The Agency also has the power to acquire, construct,
reconstruct, lease, sell, improve, maintain, equip, or furnish certain properties and facilities.

The Agency enters into and administers Payment in lieu of taxes (“PILOT") agreements for various
companies in Ulster County, New York (“County”). The PILOT agreements are entered into between the
Agency and a third-party business. Title to property owned by the third-party business is transferred to the
Agency for a period time. During the term of the agreement when the Agency holds the title to the
property, the third-party business pays an annual PILOT amount based on a calculation derived by a
formula in the agreement. The calculation is performed by the Ulster County Commissioner of Finance
and sent to the municipalities. The PILOTS allow the participants to make payments at a lower rate than if
the company paid the property’s assessed value at the current tax rates for County, Town, and School
taxes. Certain requirements are to be met by the company to be able to maintain their PILOT. These
requirements, stated in the PILOT agreement, can be comprised of reaching and maintaining certain
employment goals and paying their PILOT in a timely fashion. This promotes employment and economic
development. The Agency does not collect PILOT payments on behalf of the local taxing authorities. At
the completion of the PILOT program, title to the property is transferred back to the third-party business
owner and the property goes back on the respective tax rolls.

Note 2 - Summary of Significant Accounting Policies

A. Financial Reporting Entity

The Agency has been identified as an organization related to the County. In accordance with the
criteria enumerated in Governmental Accounting Standards Board (*GASB”) Statement No. 61,
“The Financial Reporting Entity: Omnibus — an amendment of GASB Statements No. 14 and No.
34, the Agency's financial statements have been discretely presented in the County's financial
statements.

B. Basis of Accounting

The financial statements of the Agency have been prepared in conformity with accounting
principles generally accepted in the United States of America as applicable to governmental units.
GASB is the accepted standard setting body for establishing governmental accounting and
financial reporting principles. The Agency reports its operations on the accrual basis of accounting.
Under the accrual basis of accounting, revenues are recorded when earned and expenses are
recorded at the time liabilities are incurred.

10



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements (Continued)
December 31, 2025

Note 2 - Summary of Significant Accounting Policies (Continued)

The Agency distinguishes operating revenues and expenses from non-operating items. Operating
revenues and expenses generally result from providing services in connection with the Agency’s
principal ongoing operation. The principal operating revenues of the Agency are administrative
fees. Operating expenses include salaries and benefits, professional services contracts, supplies
and materials and other operating expenses. All revenues and expenses not meeting the definition
are reported as non-operating revenues and expenses.

C. Assets, Liabilities and Net Position
Cash and Equivalents, Investments and Risk Disclosure

Cash and Equivalents - Cash and equivalents consist of funds deposited in demand deposit
accounts, time deposit accounts and short-term investments with original maturities of less
than three months from the date of acquisition.

The Agency’s deposit and investment policies are governed by State statutes. The Agency
has adopted its own written investment policy which provides for the deposit of funds in FDIC
insured commercial banks or trust companies located within the State. The Agency is
authorized to use demand deposits, time deposit accounts and certificates of deposit.

Collateral is required for demand deposit accounts, time deposit accounts and certificates of
deposit at 100% of all deposits not covered by Federal deposit insurance. The Agency has
entered into a custodial agreement with the various banks which hold their deposits. These
agreements authorize the obligations that may be pledged as collateral. Such obligations
include, among other instruments, obligations of the United States and its agencies and
obligations of the State and its municipal and school district subdivisions.

Investments - Permissible investments include obligations of the U.S. Treasury, U.S.
Agencies, repurchase agreements and obligations of New York State or its political
subdivisions.

The Agency follows the provisions of GASB Statement No. 72, “Fair Value Measurement and
Application”, which defines fair value and establishes a fair value hierarchy organized into
three levels based upon the input assumptions used in pricing assets. Level 1 inputs have
the highest reliability and are related to assets with unadjusted quoted prices in active
markets. Level 2 inputs relate to assets with other than quoted prices in active markets
which may include quoted prices for similar assets or liabilities or other inputs which can be
corroborated by observable market data. Level 3 inputs are unobservable inputs and are
used to the extent that observable inputs do not exist.

Risk Disclosure

Interest Rate Risk - Interest rate risk is the risk that the government will incur losses in
fair value caused by changing interest rates. The Agency does have a formal investment
policy and it requires the Agency to diversify by financial institution, maturity and type of
investment, however it does not limit investment maturities as a means of managing its
exposure to fair value losses arising from changing interest rates. Generally, the Agency
does not invest in any long-term investment obligations.

11



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements (Continued)
December 31, 2025

Note 2 - Summary of Significant Accounting Policies (Continued)

Custodial Credit Risk - Custodial credit risk is the risk that in the event of a bank failure,
the Agency’s deposits may not be returned to it. GASB Statement No. 40, “Deposit and
Investment Risk Disclosures — an amendment of GASB Statement No. 3", directs that
deposits be disclosed as exposed to custodial credit risk if they are not covered by
depository insurance and the deposits are either uncollateralized, collateralized by
securities held by the pledging financial institution or collateralized by securities held by the
pledging financial institution’s trust department but not in the Agency’'s name. The
Agency’s aggregate bank balances that were not covered by depository insurance were not
exposed to custodial credit risk at December 31, 2025.

Credit Risk - Credit risk is the risk that an issuer or other counterparty will not fulfill its
specific obligation even without the entity’s complete failure. The Agency does not have
a formal credit risk policy other than restrictions to obligations allowable under General
Municipal Law of the State of New York.

Concentration of Credit Risk - Concentration of credit risk is the risk attributed to the
magnitude of a government’s investments in a single issuer. The Agency's investment
policy limits the amount on deposit at each of its banking institutions.

Accounts Receivable

Accounts receivable is comprised of fees totaling $330,050 for the year ended December 31, 2025
and accrued interest of $3,723 for investments that matured after the fiscal year end. The majority
of the balance is derived from one project. Collateral is not required. The current year amount is
expected to be fully collectible within a year of the fiscal year end; accordingly, there is no
allowance for doubtful accounts. As of December 31, 2025, one project represented 99% of total
accounts receivable balances.

Unearned Revenues

Unearned revenues arise when assets are recognized before revenue recognition criteria have
been satisfied. In the Statement of Net Position, unearned revenues consist of revenue received
in advance and/or grants received before the eligibility requirements have been met. As of
December 31, 2025, the Agency has reported unearned revenues of $3,950 for administrative
fees collected in advance.

Escrow Deposits

Escrow deposits relate to fees held in escrow related to labor audits, public hearing notices and
transcription services related to public hearings. As the fees are incurred, the Agency will
recognize revenue and expense. Any funds remaining in escrow at the completion of the project
will be returned to the owner. As of December 31, 2025 the total held in escrow was $7,184.

Revenue Recognition

The Agency receives closing fees for bond and note issues as well as straight lease transactions
expected savings on mortgage recording and sales and use taxes exemptions. Income generated

12



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements (Continued)
December 31, 2025

Note 2 - Summary of Significant Accounting Policies (Continued)

from administrative and lease fees are recognized in the period the services are performed.
Escrow receipts and escrow payments related to the property not owned by the Agency for costs
paid by open projects are accounted for as pass-thru transactions.

The Agency has the responsibility for administering PILOT programs, but the jurisdictions
ultimately bear the risk of loss if PILOT payments are not paid by the respective companies.
Participants in the PILOT program are instructed to pay the taxing authorities directly.

Net Position

Net position represents the difference between assets and deferred outflows of resources less
liabilities and deferred inflows of resources. Net position is comprised of three components: net
investment in capital assets, restricted, and unrestricted.

Net investment in capital assefs consists of capital assets, net of accumulated
depreciation/amortization and reduced by outstanding balances of bonds and other debt that are
attributable to the acquisition, construction, or improvement of those assets. Deferred outflows of
resources and deferred inflows of resources that are attributable to the acquisition, construction, or
improvement of those assets or related debt are also included in this component of net position.

Restricted net position consists of restricted assets reduced by liabilities and deferred outflows of
resources and deferred inflows of resources related to those assets. Assets are reported as
restricted when constraints are placed on asset use either through the enabling legislation adopted
by the Agency or through external restrictions imposed by creditors, grantors, or laws or
regulations of other governments.

Unrestricted net position is the net amount of the assets, deferred outflows of resources, liabilities,
and deferred inflows of resources that does not meet the definition of the two preceding categories.

Sometimes the Agency will fund outlays for a particular purpose from both restricted and
unrestricted resources. [n order to calculate the amounts to report as restricted net position and
unrestricted net position in the government-wide and proprietary fund (include proprietary fund
reference only if applicable) financial statements, a flow assumption must be made about the
order in which the resources are considered to be applied. It is the Agency’s policy to consider
restricted net position to have been depleted before unrestricted net position is applied.

D. Use of Estimates

The preparation of the financial statements in conformity with generally accepted accounting
principles requires management to make estimates and assumptions that affect the reported
amounts of assets, deferred outflows of resources, liabilities and deferred inflows of resources and
disclosures of contingent assets and liabilities at the date of the financial statements. Estimates
also affect the reported amounts of revenues and expenses during the reporting period. Actual
results could differ from those estimates.

13



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements (Continued)
December 31, 2025

Note 2 - Summary of Significant Accounting Policies (Continued)

E. Subsequent Events Evaluation by Management
Management has evaluated subsequent events for disclosure and/or recognition in the financial
statements through the date that the financial statements were available to be issued, which date is
March 25, 2026.

Note 3 - Stewardship, Compliance and Accountability

A. Budgetary Data
The Agency employs the following budgetary procedures:

a) By October of each year, the Financial Officer submits a tentative budget to the Finance
Committee and the Finance Committee recommends the budget to the Board of Directors
for final approval for the next fiscal year which begins the following January 1. The tentative
budget includes proposed expenditures and the proposed means of financing.

B. Expenses in Excess of Budget

The following expenses exceeded their budgetary authorizations by the amounts indicated:

Professional fees

Audit fees $ 911
Website and marketing 769
Supplies and materials 1,568
Other operating expenses
Project Expenditure Pass-Thru 6,945
Insurance 278
Seminars and conferences 6,397
Software 828
Subscriptions 4,363
C. New Accounting Pronouncement

GASB Statement No. 102, “Certain Risk Disclosures”, provides guidance on disclosure for risks
related to a government's vulnerabilittes due to certain concentrations or constraints. A
concentration is defined as a lack of diversity related to an aspect of a significant inflow of
resources or outflow of resources. A constraint is a limitation imposed on a government by an
external party or by formal action of the government’s highest level of decision-making authority.
Concentrations and constraints may limit a government's ability to acquire resources or control
spending. Under this Statement, a government is required to assess whether an event or events
associated with a concentration or constraint that could cause substantial impact have occurred,
have begun to occur, or are more likely than not to begin to occur within 12 months of the date
the financial statements are issued. The requirements of GASB Statement No. 102 are effective
for the Agency'’s fiscal year ended December 31, 2025. The Agency’s operating revenues are
primarily derived from bond and note closing fees. Management has determined that no events
associated with this concentration have occurred, have begun to occur, or are more likely than
not to begin to occur within 12 months of the date the financial statements are issued.

14



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements (Continued)
December 31, 2025

Note 4 - Investments

Investments held in the Agency at December 31, 2025 consisted of the following:

Investment Type Issue Date Maturity Date Amount

Certificate of deposit July 29, 2025 January 29,2026 $ 217,503

Certificates of deposit are not subject to provisions of fair value measurements as they are recorded at
cost. Interest earned on the certificate of deposit is recorded as accrued interest receivable at December
31, 2025.

Note 5 - Accounts Receivable

Accounts receivable is comprised of fees totaling $330,050 as of December 31, 2025. This amount is
collectible within one year of the fiscal year end. As of December 31, 2025, one project represented 99%
of total accounts receivable balance.

Note 6 - Conduit Debt Obligations, Bonds and Notes and Straight Lease Transactions

From time to time, the Agency has issued Industrial Revenue Bonds to provide financial assistance to
private-sector entities for the acquisition and construction of industrial and commercial facilities deemed to
be in the interest of the public. The bonds are secured by the property being financed and are payable solely
from payments received on the underlying mortgage loans. Upon repayment of the bonds, ownership of
the acquired facilities transfers to the private-sector entity served by the bond issuance. Neither, the
Agency, the State of New York, nor any political subdivision thereof is obligated in any manner for
repayment of the bonds. Accordingly, the bonds are not reported as liabilities in the accompanying
financial statements.

Note 7 - Tax Abatement

The Agency enters into property tax abatement agreements with local businesses under Title | of Article
18-A of the General Municipal Law, Chapter 24 of the Consolidated Laws of New York, as amended (the
“Act”). The abatements may be granted to any business located within or promising to relocate to Ulster
County, New York. Under the Act, the Agency (as amended March 17, 2003) may grant property tax
abatements for a business’ property tax bill for the purpose of attracting or retaining business within their
jurisdictions, as follows:
Year of Fraction of
Exemption Assessment

50%
55%
60%
65%
70%
75%
80%
85%
90%
100%

SWwONOUhWN
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Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Notes to Financial Statements (Concluded)
December 31, 2025

Note 8 - Related Parties

The Agency and the Ulster County Capital Resource Corporation (“Corporation”) are comprised of the
same Governing Board. The Agency and Corporation entered into a Shared Services Agreement,
effective July 1, 2022. Under this agreement the Agency contracts for and administers all administrative,
legal, and accounting agreements on behalf of both organizations. The Agency and Corporation also
share a website and office equipment. The Corporation reimburses the Agency at a standard rate of 5%
for all covered expenditures. As of December 31, 2025, the amount due from the Corporation was $3,450.

Note 9 - Payroll and Benefits

The Agency does not compensate its employees for unused vacation or sick leave and they are not
entitied to Other Postemployment Benefits. The employees are not part of the New York State and
Local Employees Retirement System.

Note 10 - Risk Management

The Agency purchases conventional insurance coverage for directors and officers liability and
employment practices liability in the combined form. The current policy reflects a combined limit of $1
million per occurrence or $1 million for the period of the policy.

Note 11 - Recently Issued GASB Pronouncements

GASB Statement No. 103, “Financial Reporting Model Improvements”, has been issued to improve key
components of the financial reporting model to enhance its effectiveness in providing information that is
essential for decision making and assessing a government's accountability. The requirements of this
Statement are effective for reporting periods beginning after June 15, 2025.

GASB Statement No. 104, “Disclosure of Certain Capital Assets”, requires certain types of capital assets
to be disclosed separately in the capital assets note disclosures. Governments must separately present
lease assets, right-to-use assets from public-private or public-public partnerships, subscription assets
and all other intangible assets by major class. For capital assets held for sale—assets a government has
decided to sell with completion of the sale probable within one year of the financial statement date—
governments must disclose the historical cost, accumulated depreciation (or amortization), and the
carrying amount of any pledged debt related to those assets. This Statement affects only presentation
and disclosure, not recognition or measurement requirements. The requirements of this Statement are
effective for reporting periods beginning after June 15, 2025.

GASB Statement No. 105, “Subsequent Events”, has been issued to improve the financial reporting
requirements for subsequent events, thereby enhancing consistency in their application and better
meeting the information needs of financial statement users. The requirements of this Statement are
effective for reporting periods beginning after June 15, 2026.

This is not an all-inclusive list of recently issued GASB pronouncements but rather a listing of
Statements that the Agency believes will most impact its financial statements. The Agency will evaluate
the impact this and other pronouncements may have on its financial statements and will implement them
as applicable and when material.

kkkkk
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Ulster County Industrial Development Agency

(A Discretely Presented Component Unit of Ulster County, New York)

Other Supplementary Information

Schedule of Revenues and Expenses - Budget and Actual

December 31, 2025

REVENUES

Administrative fees
Project closing fees
Administrative fees
Application fees
Project pass-thru fees
Late fees

Total Administrative Fees

Miscellaneous income
Interest income

Total Revenues

EXPENSES

Salaries and benefits
Salaries
Employee benefits

Total Salaries and benefits

Professional fees
Administrative fees
Audit fees
Legal fees
Website and marketing

Total Professional Fees
Supplies and materials

Other operating expenses
Project Expenditure Pass-Thru
Dues and fees
insurance
Miscellaneous
Seminars and conferences
Software
Subscriptions
Travel and meals

Total Other Operating Expenses
Total Expenses

Total Revenues in Excess
(Deficiency) of Expenses

See independent auditors’ report.

Original Final Variance with
Budget Budget Actual Final Budget
276,445 $ 276,445 § 135,682 $§ (140,763)
26,500 26,500 57,605 31,105
- - 6,000 6,000
14,000 14,000 18,245 4,245
- - 1,500 1,500
316,945 316,945 219,032 (97,913)
- - 3,197 3,197
3,300 3,300 10,481 7,181
320,245 320,245 232,710 (87,535)
130,226 130,226 127,843 2,383
42,183 42,183 24,384 17,799
172,409 172,409 152,227 20,182
58,046 58,046 46,592 11,454
17,309 17,309 18,220 (911)
47,500 47,500 31,858 15,642
6,175 6,175 6,944 (769)
129,030 129,030 103,614 25,416
3,040 3,040 4,608 (1,568)
13,300 13,300 18,245 (4,945)
1,900 1,900 1,805 95
5,700 5,700 5,978 (278)
1,140 1,140 103 1,037
1,425 1,425 7,822 (6,397)
292 292 1,120 (828)
- - 4,363 (4,363)
475 475 - 475
24,232 24,232 39,436 (15,204)
328,711 328,711 299,885 28,826
(8,466) $ (8,466) § (67,175) $ (58,709)

17



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Supplementary Information
Schedule of Indebtedness - Bonds and Notes
December 31, 2025

Project
Project Name Issue  Maturity Interest Original Balance at New Retired in Balance at Purpose
Owner Name and Address  Date Date Rate Issue 1/1/2025 Issues 2025 12/31/2025 Code
Gardiner Library 10/07 12/28 6.30% $ 900,000 §$§ 115007 § - $ 66404 $ 48,603 8
5 Station Square
Gardiner, NY 12525
Partition Street 12/30 12/30 4.66% 8,833,000 3,736,050 - 572,024 3,164,026 8

319 Main Street
Saugerties, NY 12477

Totals $§ 9733000 $ 3,851,057 $ $ 638428 § 3,212,629

Project Purpose Codes

1 - Services

2 - Construction

3 - Agriculture, Forestry and Fishing

4 - Wholesale Trade

5 - Retail Trade

6 - Finance, Insurance and Real Estate

7 - Transportation, Communication, Electric, Gas and Sanitary Services
8 - Other

9 - Manufacturing

See independent auditors' report.
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Original Original

Federal Estimate of  Estimate of Tax Exemptions

Tax Jobs to be Jobs to be Real Property Tax Mortgage Total
Status  Not-for-profit Created Retained County Local School Sales Tax  Recording  Exemptions
Exempt Yes 0 0 $ - 8 - % - % - 8 - $ -
Exempt No 40 0 N/A N/A N/A N/A N/A N/A
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Ulster County Industrial Development Agency

(A Discretely Presented Component Unit of Ulster County, New York)

Supplementary Information
Schedule of Indebtedness - Straight Lease
December 31, 2025

Method of
Financial
Assistance, Original
Total Other than Project Estimate of
Project Name Cost of the Tax Purpose Jobs to be
Owner Name and Address Project Exemptions Code Not-for-profit Created
2007 Route 9W, LLC N/A PILOT 1 No 5
10 Lumen Lane
Highland, NY 12528
Apherea Inc. / RTH Realty Holdings, LLC N/A PILOT 6 No 6
320 Roebling Street, Suite 126
Brooklyn, NY 11211
Darien Lake Kingston, LLC N/A PILOT 8 No 27
8250 Park Road
Batavia, NY 14020
Ham Ill Realty, LLC N/A PILOT 9 No 20
P.O. Box 808
Milton, NY 12547
Henry Stout and Creative Environments, LLC N/A PILOT 8 No 6
1 Valley View Road
Big Indian, NY 12410
Hudson Valley Kingston Development, LLC N/A PILOT 6 No 50
161 Christie Street
New York, NY 10002
Inness NY LLC N/A PILOT 6 No 10
161 Chrystie Street
New York, NY 10002
KAGR2 Kingston, LLC N/A PILOT 8 No 0
(Formerly "Kingston Medical Properties™)
111 Marys Ave
Kingston, NY 12401
Kingstonian Development, LLC N/A PILOT 6 No 40
2951 US Route 9W
New Windsor, NY 12553
Landmark Preservation, LP N/A PILOT 6 Yes 8

295 Broadway
Kingston, NY 12401
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Original

Estimate of Tax Exemptions
Jobs to be Real Property Tax Mortgage Total
Retained County Local School Sales Tax Recording Exemptions
21 $ 2,103 3,637 17,350 % - 9 - 3 22,990
0 1,300 2,186 10,723 - - 14,209
0 12,867 28,577 105,540 - - 146,984
135 13,874 31,734 110,471 - - 156,079
47 6,553 13,169 26,059 - - 45,781
0 12,380 47,777 124,729 - - 233,084
2 7,836 4,611 52,717 - - 99,001
51 4,170 16,095 42,008 - - 135,272
0 2,358 9,100 23,758 - - 35,216
0 29,289 113,038 264,527 - - 406,854
(Continued)

21



Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Supplementary information

Statement of Indebtedness - Straight Lease (Continued)

December 31, 2025

Method of
Financial
Assistance, Original
Total Other than Project Estimate of
Project Name Amount of the Tax Purpose Jobs to be
Owner Name and Address Lease Exemptions Code Not-for-profit Created
Marlboro Distr. RTE 9 LLC N/A PILOT 8 No 13
1100 NYS Route SW
Marlboro, NY 12542
DOC 1561 Ulster Ave MOB, LLC N/A PILOT 8 No 54
(Formerly "MHMG-KM Kingston, LLC")
1561 Ulster Avenue
Lake Katrine, NY 12449
New Paltz Way LLC N/A PILOT 8 No 0
10 Water Street
New Paliz, NY 12561
RBW Studio LLC N/A PILOT 9 No 56
67 34th Street No. 5, 6th Floor
Brooklyn, NY 11232
Saugerties NY Hospitality LLC N/A PILOT 8 No 11
2778 Route 32
Saugerties, NY 12477
Star Estate Development Group LLC N/A PILOT 8 No 26
1835 Broadway
Port Ewen, NY 12487
The Greenhouses Hotel, LLC N/A PILOT 8 No 17
2187 Bruynswick Road
Wallkill, NY 12589
Wolf-tec, Inc. N/A PILOT 5 No 31
132 Flatbush Avenue
Kingston, NY 12401
Woodland Ponds $ 125,000,000 PILOT 8 Yes 126

60 Park Lane, Suite 5
Highland, NY 12528

See independent auditors' report.
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Original

Estimate of Tax Exemptions
Jobs to be Real Property Tax Mortgage Total
Retained County Local School Sales Tax Recording Exemptions
11 $ 14791 $ 33833 § 109348 § - 3 - $ 157,972
88 19,163 42,560 157,506 - - 219,229
11 - - - 198,270 89,753 198,270
0 6,456 14,338 55,129 - - 75,923
0 3,146 5,785 17,224 - - 26,155
2 4,790 5,126 44,098 - - 54,014
0 2,928 3,326 21,192 - - 27,446
74 5,723 22,088 51,689 - - 79,500
0 84,656 355,458 574,886 - - 1,015,000
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Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Supplementary Information
Schedule of Payments in Lieu of Taxes
Year Ended December 31, 2025

County Local School Total
Project Name Project Code PILOT PILOT PILOT PILOTS

2007 Route 9W, LLC 5101-16-01  $ 2,103 3,537 §$ 17,350 § 22,990
Darien Lake Kingston, LLC 5101-15-01 12,867 28,577 105,540 146,984
Ham lil Realty, LLC 5101-19-03 13,874 31,734 110,471 156,079
Henry Stout and Creative Environments, LLC ~ 5101-18-01 6,553 13,169 26,059 45,781
Hudson Valley Kingston Development, LLC 5101-18-03 12,380 47777 124,729 184,886
Inness NY LLC 5101-19-02 7,836 4,611 52,717 65,164
KAGR2 Kingston, LLC (LaSalle Benedictine) 5101-03-02 4170 16,095 42,008 62,273
Kingstonian Development, LLC 5101-21-03 2,358 9,100 23,758 35,216
Landmark Preservation, LP 5101-18-04 29,289 113,038 264,527 406,854
Marlboro Distr. RTE 9 LLC 5101-18-02 14,791 33,833 109,348 157,972
MHMG-KM Kingston, LLC 5101-13-01 19,163 42,560 157,506 219,229
New Paltz Way LLC 5101-25-01 - - - -
RBW Studio LLC 5101-21-01 6,456 14,338 55,129 75,923
Apherea Inc. / RTH Realty Holdings, LLC 5101-21-02 1,300 2,186 10,723 14,209
Saugerties NY Hospitality LL.C 5101-17-03 3,146 5,785 17,224 26,155
Star Estate Development Group LLC 5101-19-01 4,790 5,126 44,098 54,014
The Greenhouses Hotel, LLC 5101-17-04 2,928 3,326 21,192 27,446
JBT Wolf-tec, Inc. 5101-12-01 5,723 22,088 51,689 79,500
Woodland Ponds 5101-07-02 84,656 355,458 574,886 1,015,000

Total $ 234,383 752,338 $ 1,808,954 $ 2,795,675

See independent auditors' report.
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Ulster County Industrial Development Agency
(A Discretely Presented Component Unit of Ulster County, New York)

Supplementary Information
Schedule of Full Time Equivalent (FTE) Jobs
December 31, 2025

No. of FTE
Employees No. of FTE
at Project Original Original Construction
Location Estimate of Estimate of No. of Jobs Created
Before IDA  Jobs to be Jobs to be Current FTE ~ During Fiscal
Project Name Project Code Status Created Retained Employees Year
BONDS
Gardiner Library 5101-07-03 0 0 0 3 0
Partition Street 5101-10-002 0 40 0 52 0
PILOTS
2007 Route 9W, LLC 5101-16-01 21 5 21 38 0
Darien Lake Kingston, LLC 5101-15-01 0 27 0 23 0
Ham Il Realty, LLC 5101-19-03 135 20 135 113 0
Henry Stout and Creative
Environments, LLC 5101-18-01 47 6 47 49 0
Hudson Valley Kingston
Development, LLC 5101-18-03 0 50 0 33 0
Inness NY LLC 5101-19-02 2 10 2 117 0
KAGR2 Kingston, LLC (Formerly
Kingston Medical Properties) 5101-03-02 51 0 51 55 0
Kingstonian Development, LLC 5101-21-03 0 40 0 0 0
Landmark Preservation, LP 5101-18-04 0 8 0 14 0
Marlboro Distr. RTE 9LLC 5101-18-02 11 13 11 7 0
MHMG-KM Kingston, LLC 5101-13-01 88 54 88 115 0
New Paltz Way LLC 5101-25-01 0 0 11 0 0
RBW Studio LLC 5101-21-01 0 56 0 59 0
RTH Realty Holdings, LLC 5101-21-02 0 6 0 2 0
Saugerties NY Hospitality LLC 5101-17-03 0 11 0 15 0
Star Estate Development Group LLC  5101-19-01 2 26 2 19 0
The Greenhouses Hotel, LLC 5101-17-04 0 17 0 18 0
JBT Wolf-tec, Inc. 5101-12-01 74 31 74 133 0
Woodland Ponds 5101-07-02 0 126 0 243 0
431 546 442 1,108 0

N/A = Project did not provide any information for the current period.

See independent auditors’ report.
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D PKF

OCONNOR
DAVIES

ACCOUNTANTS AND ADVISORS

Report on Internal Control Over Financial Reporting and on Compliance and
Other Matters Based on an Audit of Financial Statements Performed in Accordance
With Government Auditing Standards

Independent Auditors’ Report

The Board of Directors of the
Ulster County Industrial Development Agency

We have audited, in accordance with the auditing standards generally accepted in the United States of
America and the standards applicable to financial audits contained in Government Auditing Standards
issued by the Comptroller General of the United States, the financial statements of the Ulster County
Industrial Development Agency (a discretely presented component unit of Ulster County, New York)
(“Agency”), as of and for the year ended December 31, 2025, and the related notes to the financial
statements, which collectively comprise the Agency’s financial statements, and have issued our report
thereon dated March 25, 2026.

Report on Internal Control Over Financial Reporting

In planning and performing our audit of the financial statements, we considered the Agency's internal
control over financial reporting (“internal control”’) as a basis for designing audit procedures that are
appropriate in the circumstances for the purpose of expressing our opinion on the financial statements,
but not for the purpose of expressing an opinion on the effectiveness of the Agency’s internal control.
Accordingly, we do not express an opinion on the effectiveness of the Agency’s internal control.

A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a
combination of deficiencies, in internal control, such that there is a reasonable possibility that a material
misstatement of the Agency’s financial statements will not be prevented, or detected and corrected, on a
timely basis. A significant deficiency is a deficiency, or a combination of deficiencies, in internal control
that is less severe than a material weakness, yet important enough to merit attention by those charged
with governance.

Our consideration of internal control was for the limited purpose described in the first paragraph of this
section and was not designed to identify all deficiencies in internal control that might be material
weaknesses or significant deficiencies. Given these limitations, during our audit we did not identify any
deficiencies in internal control that we consider to be material weaknesses. However, material
weaknesses or significant deficiencies may exist that were not identified.

PKF O'CONNOR DAVIES, LLP
500 Mamaroneck Avenue, Harrison, NY 10528 | Tel: 914.381.8900 | Fax: 914.381.8910 | www.pkfod.com

PKF Q'Connor Davies, LLP is a member firm of the PKF International Limited network of legally independent firms and does not accept any responsibility or liability
for the actions or inactions on the part of any other individual member firm or firms.



Report on Compliance and Other Matters

As part of obtaining reasonable assurance about whether the Agency's financial statements are free from
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations,
contracts and grant agreements, noncompliance with which could have a direct and material effect on
the financial statements. However, providing an opinion on compliance with those provisions was not an
objective of our audit, and accordingly, we do not express such an opinion. The results of our tests
disclosed no instances of noncompliance or other matters that are required to be reported under
Government Auditing Standards.

Purpose of This Report

The purpose of this report is solely to describe the scope of our testing of internal control and compliance
and the results of that testing, and not to provide an opinion on the effectiveness of the Agency’s internal
control or on compliance. This report is an integral part of an audit performed in accordance with
Government Auditing Standards in considering the Agency’s internal control and compliance.
Accordingly, this communication is not suitable for any other purpose.

P O Crang. Do, LLP
PKF O’Connor Davies LLP

Harrison, New York
March 25, 2026
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