
 
 
 
 

      Niagara County Center for Economic Development   •   6311 Inducon Corporate Drive, Ste. 1   •   Sanborn.  NY  14132 

 
 
REGULAR NCIDA/NCDC/NADC BOARD MEETING                           
 
DATE:  February 14, 2024 
MEETING TIME:    9:00 a.m.  
MEETING PLACE:    Niagara County Industrial Development Agency 
                                   Vantage Center, Suite One 
    6311 Inducon Corporate Drive 
    Sanborn, NY  14132 
 

 
 

Board of Directors:    Staff Members: 

 
____  Mark A. Onesi, Chairperson  ____  Susan C. Langdon, Executive Director 

____  Jason Krempa, Second Vice Chairperson  ____  Andrea Klyczek, Assistant Director 

____  Clifford Scott, Member  ____  Michael S. Dudley, Finance Manager 

____  William L. Ross, Secretary  ____  Caroline Caruso, Accounting Associate   

____  Mark Berube, Member  ____  Susan Barone, Grants & Operations Manager 

____  Ryan J. Mahoney, Member  ____  Jeremy Geartz, Project Manager    

____  Anne E. McCaffrey, Member  ____  Julie Lamoreaux , Administrative & HR Officer 

____  David J. Masse, Member  ____  Mark J. Gabriele, Agency Counsel 

____  William Fekete, Member     

 
 
1.0  Meeting Called to Order – M. Onesi   
                   
2.0  Roll Call – J. Lamoreaux  
 
3.0  Introduction of Guests – M. Onesi 
 
4.0  Pledge of Allegiance – M. Onesi   
 
5.0         Approval of Meeting Minutes – W. Ross 

5.1     Regular NCIDA/NCDC/NADC – December 13, 2023               
                                   

6.0  Finance & Audit Committee Reports – J.Krempa   
  6.1   Agency Payables – December 31, 2023               
  6.2  Agency Payables – January 31, 2024               
  6.3  Budget Variance Report – December 31, 2023   

  6.4  Budget Variance Report – January 31, 2024          
  6.5  Universal Banking Resolutions – C. Caruso              

   
     

 
 
 
 
 



   
 

7.0  Unfinished Business   
 
   

8.0  New Business 
                 

8.1  Iskalo 1 East Avenue LLC – S. Langdon 
8.1.1  Additional Sales tax Benefit           

  Iskalo 1 East Avenue LLC         
8.1.2  Additional Sales Tax Benefit  
  Big Ditch Brewing LLC            
 

8.2  NCDC Request for Loan Approval – S. Langdon 
  8.2.1  Graham Bros. Enterprises          

 
8.3  Towne Housing Real Estate – S. Langdon  
  8.3.1  Property Management           

             

9.0  Agency Counsel – M. Gabriele 
 
10.0  Information Items     
    
11.0  Any Other Matters the Board Wishes to Discuss  
   
12.0   Next Regular NCIDA/NCDC/NADC Meeting: 
 

DATE:     March 13, 2024       
    TIME:       **  9:00 a.m. ** 
    PLACE:   Niagara County Center for Economic Development 
 
13.0  Adjournment ‐ M. Onesi           



 
5.1  

Meeting Minutes  
   



 
 
 
 

      Niagara County Center for Economic Development   •   6311 Inducon Corporate Drive, Ste. 1   •   Sanborn.  NY  14132 

 
 
REGULAR NCIDA/NCDC/NADC BOARD MEETING                           
 
DATE:  December 13, 2023 
MEETING TIME:    9:00 a.m.  
MEETING PLACE:    Niagara County Industrial Development Agency 
                                   Vantage Center, Suite One 
    6311 Inducon Corporate Drive 
    Sanborn, NY  14132     
 
 
 
1.0  Meeting Called to Order  
 

The regular meeting of the Niagara County Industrial Development Agency was called to order 
by Chairperson Onesi at 9:00 a.m.  

                       
2.0  Roll Call  
 

Mark A. Onesi, Chairperson      Present 
  Jason Krempa, First Vice Chairman    Present 
  Clifford Scott, Second Vice Chairman    Present 
  William L. Ross, Secretary      Present 
  Mark Berube, Assistant Secretary    Present 
  Ryan J. Mahoney, Member      Present 
  Anne E. McCaffrey, Member      Present 
  David J. Masse, Member      Present  
  William Fekete, Member      Present  
 
3.0  Introduction of Guests  
 

Jonathan Epstein, Buffalo News        
Robert Creenan, Niagara Gazette   
John Simon, Stavatti Aerospace 
Robert Sugarman, Stavatti Aerospace 
Dr. William Murabito, Niagara County Community College  

 
Staff Present 

 
Susan C. Langdon, Executive Director, Excused  
Andrea Klyczek, Assistant Director 
Michael S. Dudley, Finance Manager 
Carrie Caruso, Accounting Associate 
Jeremy Geartz, Project Manager  
Susan Barone, Grants & Operations Manager 
Julie Lamoreaux, Administrative & HR Officer 
Mark J. Gabriele, Agency Counsel 
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4.0  Pledge of Allegiance  
 
    Mr. Geartz led the Pledge of Allegiance. 
 
5.0         Approval of Meeting Minutes  

5.1     Regular NCIDA/NCDC/NADC – November 8, 2023               
                       

Mr. Ross motioned to approve the meeting minutes; Mr. Berube seconded the motion.  
The motion passed.    

     

6.0  Finance & Audit Committee Reports  
  6.1   Agency Payables – November 30, 2023 
 

Mr. Krempa stated that the monthly payables have been reviewed and found to be in 
order.  

 
Mr. Krempa made a motion to approve the monthly payables; Mr. Mahoney seconded 
the motion.  The motion passed. 

          
 

  6.2  Budget Variance Report – November 30, 2023   

   

Mr. Krempa stated that the reports have been reviewed and found to be in order.  
 

Mr. Krempa made a motion to approve the Budget Variance Report; Ms. Mahoney 
seconded the motion.  The motion passed. 

   
7.0  Unfinished Business   
 
  7.1  Vishay Dale Electronics, LLC  
 

Ms. Klyczek stated that Vishay Dale Electronics, LLC held a public hearing on November 
29, 2023 at 2:00 p.m. at 6311 Inducon Corporate Drive, Sanborn, NY 14132.  Nobody 
was in attendance of the public hearing and there were no comments made. 

 
Mr. Gabriele added that there has been a change to this project.  The project will remain 
the same, however, they have decided that their production equipment is not going to 
be subject to sales tax.  The Agency, therefore, will not be providing this project with a 
sales tax exemption benefit.  The company will also not be using the mortgage recording 
tax abatement.  The only benefit the company will receive is the standard 15‐year pilot.   
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    7.1.1  Final Resolution                     

 

RESOLUTION  OF  THE  NIAGARA  COUNTY  INDUSTRIAL  DEVELOPMENT  AGENCY  (i) 
UNDERTAKE A CERTAIN PROJECT FOR THE BENEFIT OF VISHAY DALE ELECTRONICS, LLC 
AND/OR AN  INDIVIDUAL(S) OR AFFILIATE, SUBSIDIARY, OR ENTITY FORMED OR TO BE 
FORMED ON ITS BEHALF (AS MORE FULLY DEFINED BELOW); (ii) DETERMINE THAT THE 
PROJECT  WILL  NOT  HAVE  A  SIGNIFICANT  EFFECT  ON  THE  ENVIRONMENT;  (iii) 
NEGOTIATE AND EXECUTE   A LEASE AGREEMENT, LEASEBACK AGREEMENT, PAYMENT‐
IN‐LIEU‐OF‐TAX AGREEMENT, PILOT MORTGAGE AND RELATED DOCUMENTS: AND (iv) A 
MORTGAGE RECORDING TAX EXEMPTION FOR THE MORTGAGE RELATED TO THE PILOT 
AGREEMENT. 

 

Mr. Ross made a motion to approve the Final Resolution; Mr. Fekete seconded 
the motion.  The motion passed.   
 
The question of the approval of the Resolution as duly put to a vote on roll call, which 
resulted as follows: 
 

      Yea     Nay   Abstain    Absent         
  

Mark Onesi    x 
 

Jason Krempa      x                       
   

Clifford Scott      x  
  

William L. Ross      x                                          
 

Mark Berube      x                             

Ryan Mahoney      x                                  

Anne E. McCaffrey    x               

David J. Masse      x 

    William Fekete      x 

 

The Resolution was thereupon duly adopted. 
 

  7.2  Stavatti Aerospace Ltd.  
 

Mr. Gabriele stated that Stavatti Aerospace Ltd. Is a project that closed in February of 
2021.  Stavatti’s existing sales tax exemption benefit expires December 31, 2023.  The 
company is requesting an extension of their sales tax exemption extension.     
 
Mr. Krempa asked Mr. Simon from Stavatti if he could speak to the new timeline for the 
project.  Mr. Simon responded by that there are a lot of dealings, which impact the 
company’s ability to move forward.   The war in Ukraine impacted Stavatti dramatically, 
along with the pandemic and the war in Israel.    Mr. Simon stated that Stavatti works 
with the Department of Defense and the approval process has been slowed down 
dramatically.  He also stated that the process for the approvals to export has been also 
severely slowed down.   
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Mr. Simon stated that the company has started the demolition and renovation of the 
former US Army Reserve Center on Porter Avenue.  The company plans to begin the 
manufacturing of their prototype at the beginning of 2024 and Stavatti intends to finish 
the project as initially planned. 

 
The Board discussed and decided to extend the sales tax exemption until March 31, 
2024 to coincide with the termination date of the original application.   The Board and 
the company agreed to schedule a walk‐through of the Stavatti facility in the near 
future.    

 

    7.2.2  Sales Tax Exemption Extension Request     

 

RESOLUTION AUTHORIZING THE NIAGARA COUNTY INDUSTRIAL DEVELOPMENT AGENCY 
TO EXTEND THE SALES TAX EXEMPTION LETTER ISSUED TO STAVATTI AEROSPACE LTD. 
AND EXECUTE AND DELIVER RELATED DOCUMENTS. 

 

Mr. Krempa made a motion to approve the Sales Tax Exemption Extension; Mr. 
Scott seconded the motion.  The motion passed.   
 
The question of the approval of the Resolution as duly put to a vote on roll call, which 
resulted as follows: 
 

      Yea     Nay   Abstain    Absent         
  

Mark Onesi    x 
 

Jason Krempa      x                       
   

Clifford Scott      x  
  

William L. Ross      x                                          
 

Mark Berube      x                             

Ryan Mahoney      x                                  

Anne E. McCaffrey    x               

David J. Masse      x 

    William Fekete      x 

 

The Resolution was thereupon duly adopted. 
       

8.0  New Business 
                 

8.1  210 Walnut Street, LLC 
 

Mr. Gabriele stated that 210 Walnut Street, LLC is a previous project in the City of Lockport, NY.  
All payments and all job requirement have been met.  However, there is one vacant building 
parcel attached to the project that the corporation is now being sold to and 210 walnut is 
requesting that building to be released from the project.   The existing pilot documents will be 
amended to reflect a new legal description.   
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8.1.1  Partial Release of Parcels                              

 

RESOLUTION AUTHORIZING THE EXECUTION AND DELIVERY OF DOCUMENTS NECESSARY FOR 
THE PARTIAL RELEASE OF THE PREMISES WITH REGARD TO THE 210 WALNUT STREET, LLC 
PROJECT. 

Mr. Ross made a motion to approve the Partial Release of Parcels; Mr. Fekete 
seconded the motion.  The motion passed.   
 
The question of the approval of the Resolution as duly put to a vote on roll call, which 
resulted as follows: 
 

      Yea     Nay   Abstain    Absent         
  

Mark Onesi    x 
 

Jason Krempa      x                       
   

Clifford Scott      x  
  

William L. Ross      x                                          
 

Mark Berube      x                             

Ryan Mahoney      x                                  

Anne E. McCaffrey    x               

David J. Masse      x 

    William Fekete      x 

 

The Resolution was thereupon duly adopted. 
                   

9.0  Agency Counsel  
 

Agency counsel had no items at this time. 
 
10.0  Information Items   
 
  There were no information items at this time. 
    
11.0  Any Other Matters the Board Wishes to Discuss  
 
  There were no matters the Board wished to discuss.   
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12.0   Next Regular NCIDA/NCDC/NADC Meeting: 
 

DATE:     January 10, 2024       
    TIME:       **  9:00 a.m. ** 
    PLACE:   Niagara County Center for Economic Development 
 
13.0  Adjournment  
 

Mr. Onesi made a motion to adjourn; Mr. Fekete seconded the motion.  The meeting adjourned 
at 9:37 p.m.  

 
 
 
Respectfully Submitted:   Reviewed By:      Approved By: 
 
 
 
 
 
 
 
 
________________________  ________________________  __________________________ 
Julie Lamoreaux     Susan C. Langdon    William L. Ross 
Recording Secretary    Executive Director    Secretary  
 



 
6.1 & 6.2  
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6.3 & 6.4 

Budget Variance 
Reports 

   





















 
6.5 

Universal Banking 
Resolutions 

 
 
 



             MEMORANDUM 
 
 
TO:   NCIDA Audit/Finance Committee 

NCIDA Board of Directors     
 
FROM:   Caroline M. Caruso, Accounting Associate  
   Michael S. Dudley, Finance Manager 
   Susan C. Langdon, Executive Director 
 
DATE:   February 14, 2024         
 
SUBJECT:  New Bank Account Signature Cards 
 
 
 
 
We will be submitting to M & T Bank a new “Universal Banking Resolutions” form (new signature 
cards).  This is necessary due to the recent changes in Board membership. We have prepared the new 
“Universal Banking Resolutions” to contain the names of each of the current nine Board Officers and 
Board Members along with the Executive Director and Treasurer. We ask that each of you take a moment 
immediately following the Board meeting to verify your information on the form and sign your name to 
the form, which we will present to you.  
 
Once all of the signatures are completed, the new resolution will be submitted to M&T Bank and updated 
to all of our existing bank accounts.  Each of you will then be an authorized signer on all of our M&T 
bank accounts. 
 
We sincerely appreciate your assistance in this matter. 
 
 
 
C. Mark J. Gabriele, Agency Counsel 
 
 
 
  



 
8.1 

Iskalo 1 East 
Avenue LLC 

 
 
 



PROJECT SUMMARY 
Iskalo 1 East Avenue LLC 

 

Applicant: Iskalo 1 East Avenue LLC 

Project Location: 1 East Avenue, Lockport, NY 14094 

Assistance: Sales Tax Abatement 
Mortgage Recording Tax Abatement 

Description: Iskalo Development is nearing completion of a comprehensive 
restoration and rehabilitation of the historic former Lockport Port Office 
located at 1 East Avenue in downtown Lockport.  In 2020, NCIDA granted 
property tax, sales and mortgage tax incentives to the company for 
renovations to accommodate commercial tenants. 

With this application, Iskalo is seeking additional sales tax only exemption 
for additional building infrastructure improvements necessitated by the 
lease of approximately 15,000 square feet to Big Ditch Brewing. The 
space, consisting of two floors in the building will be a microbrewery and 
tap room/restaurant with private event space. In addition to serving as 
an anchor tenant for the historic Post Office, Big Ditch will help attract 
additional tenant to the downtown Lockport. 

Project Costs: Construction (improvements) 
Equipment/Furniture & Fixtures  Soft 
Costs( engineering, architectural) 
Other  

 TOTAL 

$1,800,000 
purchased by tenant 
$   150,000 
$     45,000 
$1,995,000 

Employment: Current jobs in Niagara County:  0 
New Jobs in Niagara County within 3 years:  27 jobs  
Estimated Annual Payroll for New Jobs:  $1,000,000  
Skills:  Management, production, hospitality service 

Evaluative Criteria:  Regional wealth creation, support and proximity to regional attractions, 
in region purchases, local vendors, and generation of local revenues  



Niagara County Industrial Development Agency
MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date
Project Title
Project Location

Summary of Economic Impacts over the Life of the PILOT
Project Total Investment
$7,857,760 Temporary (Construction)

Direct Indirect Total
Jobs 34 14 47

Earnings $2,631,523 $669,892 $3,301,415
Local Spend $6,286,208 $2,265,196 $8,551,404

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 27 22 49

Earnings $10,000,906 $13,202,209 $23,203,115

             Figure 1

          Net Benefits chart will always display construction through year 10, irrespective of the length of the PILOT.
Figure 2

© Copyright 2021 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

Economic Impacts

February 5, 2024
Big Ditch Brewing Company LLC / Iskalo 1 East Avenue LLC
1 East Avenue, Lockport, NY 14094

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group
Estimated Costs of Exemptions

Nominal Value Discounted Value*
Property Tax Exemption $1,111,072 $1,004,924
Sales Tax Exemption $236,000 $236,000

Local Sales Tax Exemption $118,000 $118,000
State Sales Tax Exemption $118,000 $118,000

Mortgage Recording Tax Exemption $49,250 $49,250
Local Mortgage Recording Tax Exemption $16,417 $16,417
State Mortgage Recording Tax Exemption $32,833 $32,833

Total Costs $1,396,322 $1,290,174

State and Local Benefits

Nominal Value Discounted Value*
Local Benefits
To Private Individuals

Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

To the Public
Increase in Property Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue
Other Local Municipal Revenue

State Benefits
To the Public

Temporary Income Tax Revenue
Ongoing Income Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 
Ratio

Local 22:1
State 8:1

Grand Total 20:1
*Discounted at 2% 
Does the IDA believe that tha project can be accomplished in a timely fashion? Yes

County $110,641
City/Town/Village $238,012
School District $356,162

(To be used on the NYS ST-60) $2,950,000

© Copyright 2021 MRB Engineering, Architecture and Surveying, D.P.C.

$25,977,285$28,604,619

$25,977,285 $1,290,174

$1,044,140
$23,110

$162,422

Cost*
$24,724,782
$1,252,502

$1,139,341
$150,833

$145,496
$23,110

$1,378,236 $1,252,502
$1,378,236 $1,252,502

$148,564

$24,086,581
$3,301,415

$23,203,115
$3,301,415

$20,785,166

0

Fiscal Impacts

Additional Comments from IDA

Benefit*

$27,226,383 $24,724,782
$26,504,530

Additional Revenues:

Estimated Value of Goods and Services to be exempt from sales and use tax as a result of the Agency's involvement in the Project.  PLEASE NOTE: These 
amounts will be verified and there is potential for a recapture of sales tax exemptions (see "Recapture" on page 11 of the Application).

$0 $0

$0 $0

$721,854 $638,202
$536,322 $469,595

$23,110 $23,110
$162,422 $145,496

$148,564
$935,332



































 
PROJECT SUMMARY 

Big Ditch Brewing Company LLC  
 

 

 

 

        

Applicant: Big Ditch Brewing Company LLC 

Project Location: 1 East Avenue, Lockport, NY 14094 
 

Assistance: Sales Tax Abatement 
 

Description: Big Ditch Brewing Company is seeking a sales tax only exemption for the 
purchase of furniture, fixtures and equipment for a micro-brewery, tap 
room/restaurant with event space to be located in leased space in the 
historic Post Office Building in downtown Lockport.  Big Ditch Brewing is 
one of the largest craft breweries in New York state which brand is linked 
to the Erie Canal. As such, the proposed approximately 15,000 square 
foot space will serve as a destination and build upon the local tourism 
industry that has been built around the Erie Canal. 

Project Costs: Furniture, Fixtures & Equipment 
                                            

$ 1,200,000 

Employment: 
 

Current jobs in Niagara County:  0 
New Jobs in Niagara County within 3 years:  20 FT / 20PT                                   
Estimated Annual Payroll for New Jobs:  $1,000,000              
Skills:  Management, production, hospitality service 
 

Evaluative Criteria:  Regional wealth creation, support and proximity to regional attractions, 
in region purchases, local vendors, and generation of local revenues  
 
 
 

 



Niagara County Industrial Development Agency
MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date
Project Title
Project Location

Summary of Economic Impacts over the Life of the PILOT
Project Total Investment
$1,200,000 Temporary (Construction)

Direct Indirect Total
Jobs 5 2 7

Earnings $401,874 $102,303 $504,177
Local Spend $960,000 $345,930 $1,305,930

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 30 24 54

Earnings $11,112,118 $14,669,121 $25,781,238

             Figure 1

          Net Benefits chart will always display construction through year 10, irrespective of the length of the PILOT.
Figure 2

© Copyright 2021 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

February 5, 2024
Big Ditch Brewing Company LLC / Iskalo 1 East Avenue LLC
1 East Avenue, Lockport, NY 14094

Figure 3

Economic Impacts
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Cost-Benefit Analysis Tool powered by MRB Group
Estimated Costs of Exemptions

Nominal Value Discounted Value*
Property Tax Exemption $1,815,887 $1,625,869
Sales Tax Exemption $96,000 $96,000

Local Sales Tax Exemption $48,000 $48,000
State Sales Tax Exemption $48,000 $48,000

Mortgage Recording Tax Exemption $0 $0
Local Mortgage Recording Tax Exemption $0 $0
State Mortgage Recording Tax Exemption $0 $0

Total Costs $1,911,887 $1,721,869

State and Local Benefits

Nominal Value Discounted Value*
Local Benefits
To Private Individuals

Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

To the Public
Increase in Property Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue
Other Local Municipal Revenue

State Benefits
To the Public

Temporary Income Tax Revenue
Ongoing Income Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 
Ratio

Local 13:1
State 26:1

Grand Total 14:1
*Discounted at 2% 
Does the IDA believe that tha project can be accomplished in a timely fashion? Yes

County $0
City/Town/Village $0
School District $0

(To be used on the NYS ST-60) $1,200,000

© Copyright 2021 MRB Engineering, Architecture and Surveying, D.P.C.

Additional Revenues:

Estimated Value of Goods and Services to be exempt from sales and use tax as a result of the Agency's involvement in the Project.  PLEASE NOTE: These 
amounts will be verified and there is potential for a recapture of sales tax exemptions (see "Recapture" on page 11 of the Application).

$0 $0

$0 $0

($1,631,889) ($1,460,677)
($1,815,887) ($1,625,869)

$3,529 $3,529
$180,469 $161,662

$22,688
$1,039,258

0

Fiscal Impacts

Additional Comments from IDA

Benefit*

$24,653,526 $22,138,128
$26,285,415 $23,598,805

$504,177
$25,781,238

$504,177
$23,094,629

$1,366,842 $1,227,138
$1,366,842 $1,227,138

$22,688

$23,365,266$26,020,368

$23,365,266 $1,721,869

$1,160,156
$3,529

$180,469

Cost*
$22,138,128
$1,227,138

$1,673,869
$48,000

$161,662
$3,529
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Request for Loan Approval 
Niagara County Development Corporation 

 

Loan Applicant: Graham Bros. Enterprises, LLC d/b/a Niagara Organics, d/b/a Graham Bros. 
Property Services 

Tax ID#: 82-4577070

Current 
Business Address: 5162 Tonawanda Creek Rd, North Tonawanda, NY 14120 

Project Address: 5500 Lockport Rd, Pendleton, NY 14094 

Telephone: 716-909-2969 (Justin’s cell)

Management/ 
Ownership: Justin Graham - 50% owner 

Jacob Graham - 50% owner 

Business: Property maintenance 

NAICS: 561730 (landscaping services) 

Date of Review: October 25, 2023 

Loan Request 

Project Description: Graham Bros. Enterprises (GBE) was formed in 2018 and currently provides 
landscaping and snow plowing services to its customers.  This project will create 
another division under the GBE umbrella, operating under the name Niagara 
Organics.  The business will provide a location for homeowners, municipalities, 
and contractors to dispose of their organic yard waste, such as grass clippings, 
leaves, wood chips, branches, sod, and topsoil.  Customers will also be able 
purchase fresh mulch, screened topsoil, compost, and other materials for 
outdoor needs.  The scope of the project includes site work to prep the parcel, 
installation of parking lot areas (stone and asphalt), erecting two fabric hoop 
style buildings for screened topsoil and rock salt storage, a 6,000 square foot 
pole barn building, and an 800 square foot office space.  The owners have 
already begun site work with their own equity and estimate that the project will 
be completed by November 2024.   

Loan Amount: $150,000 

Rate/Term: Fifteen-year term and amortization period, inclusive of a twelve-month interest 
only period.   

Collateral: Mortgage filing on property and lien filing on all company assets (subordinate to 
existing debt). 
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History and Background of the Applicant 

Graham Bros. Enterprises LLC was created in 2018, with the principals being Justin and Jacob Graham.  
The brothers are currently responsible for all aspects of day-to-day operations and all administrative 
duties.  Justin has an associate degree in horticulture from Niagara County Community College.  He also 
served on the Town Board of Pendleton for five years.  Jacob has a bachelor’s degree in business 
administration from the University at Buffalo.  The owners believe that their backgrounds complement 
each other well and give them a broad range of knowledge and experience in the different facets of 
running a business.   

Graham Bros. Enterprises LLC filed for the assumed name of Graham Bros. Property Services in 2018 and 
has been operating under that name since the time the entity was created.  Graham Bros. Property 
Services operates mainly as a landscape maintenance and snow removal contractor within the areas of 
Niagara and Northern Erie counties.  The owners plan to expand their business by starting a new division 
under the assumed name Niagara Organics, which will operate under the Graham Bros. Enterprises LLC 
umbrella.  Graham Bros. Property Services and Niagara Organics will complement each other by 
lowering costs and improving efficiency on the property maintenance side, while also exposing the 
company to potential new customers through the variety of services that Niagara Organics will offer. 

Niagara Organics will be located at 5500 Lockport Road, in the Town of Pendleton, in Niagara County. 
Justin and Jacob currently own 65 acres at this location, of which approximately 8 acres will be 
developed for this project.  The scope of the project was previously outlined in the projected description 
and will be discussed further in the sources and uses section.  The owners will be using separate 
contractors for the majority of the site work and the construction of the barn/office space building.  
There will not be an independent general contractor overseeing the whole project.  That responsibility 
will fall on the owners, who will also be erecting the two fabric hoop storage buildings.  Justin Graham 
indicated he has experience putting those up, in addition to experience as a General Contractor 
overseeing the construction of his personal residence.     

Niagara Organics plans to market to homeowners, municipalities, and commercial contractors.  As more 
subdivisions are built in Erie County, the market for homeowners needing a place to dump their yard 
waste is increasing.  The ability to turn that waste into compost and a yard waste pick up service are 
both features that management believes will grow their homeowner customer base.  Most homeowners 
will continue to dispose of their waste through their municipalities pickup service, which is another 
market that Niagara Organic will target.  Most municipalities chip and store the waste, which takes up 
space on their land and in their facilities.  Niagara Organics will look to strike agreements with 
municipalities in Niagara County to dispose of that waste, similar to the arrangement that CJ Krantz has 
with the town of Amherst.  Commercial contractors will likely start as the company’s largest revenue 
source.  Management knows their needs from their own experience in the business.  They believe they 
will have two advantages over their competition.  The first will be location, because there aren’t any 
other similar businesses operating in Niagara County.  The closest competitor, according to the owners, 
is CJ Krantz which is located in North Amherst.  The second advantage will be the use of technology.  
From their own experience, the Grahams know that this industry does not make use of the most current 
technology.  Orders are often only taken in person, onsite, and payment options are limited.  Niagara 
Organics plans to have a smartphone application where orders can be made and be ready for pickup 
when the customer arrives, with the method of payment already saved in the application.   
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Sources and Uses of Funds 

Graham Bros. Enterprises - Niagara Organics 

Bank NEDF 
Equity 

Contributed 
Remaining 

Equity Total 
Site Work 150,000 20,500 69,500 240,000 
Land Acquisition / Building Construction 40,000 148,000 188,000 
Equipment 65,000 16,000 81,000 
Soft Costs 35,000 35,000 

Total 65,000 150,000 111,500 217,500 544,000 
12% 28% 20% 40% 100% 

Site Work – A quote for the site work is on file from Hanes Excavation and Landscaping dated April 25, 
2023.   

Land/Building – The owners have contributed $40,000 towards the down payment on the land which is 
encumbered by a seller-held mortgage.  The remaining cost is for the barn, which will also include the 
office space.  A quote has been provided by Stately Builders out of Clarence.   

Equipment – The Cornerstone equipment loan has been closed and this equipment has already been 
purchased.  The equipment includes a front loader for the yard (approximate cost $70M) and the 
material to erect the two fabric hoop storage buildings.  That material mainly consists of concrete 
blocks, canvas, and poles.   

Soft Costs – This category includes engineering fees, closing costs and professional fees on the purchase 
of the property, and the cost of municipal approvals and permits from the County and Town.   

The company has provided evidence of $79.5M on deposit with Key Bank and $93M on deposit with 
Cornerstone.  They also plan to sell equipment and topsoil to generate another $20M.  The remaining 
owner equity will come from Justin Graham’s IRA, which has a balance of $97.2M (statement on file).  

It’s noted that the company has a $50,000 Line of Credit with KeyBank and a $50,000 Line of Credit with 
Cornerstone FCU to support working capital needs and/or cost overruns.  Both loan facilities have a zero 
balance as shown on current bank statements.   
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Financial Analysis – Historical & Projected Financials 

The owners worked with a representative from the Small Business Development Center to prepare the 
three-year financial projections which are presented on the following pages along with three years of 
historical financials from the company’s tax returns. 

Historically the company has been profitable and able to adequately service its debt obligations.  
Revenue has steadily increased year over year.  Net profit declined from 2020 to 2022, but this is 
deceptive because the decline has been a direct result of officer compensation.  Overall, actual profit 
has remained relatively steady while revenue increases, which is common for new businesses as they 
grow, hire employees, and build out infrastructure.  Year to date results for 2023 show that the 
company has improved its profit margins while continuing to increase revenue.   

The projected income statement for the Niagara Organics division shows diverse revenue streams from 
a variety of sources, with no single source comprising more than 21% of total revenue.  There is little 
rationale given for the total amount of revenue, which is estimated at $373M in year one with 5% 
increases each year.  The fact that ownership has experience in the industry and broke down total sales 
into various categories lends credence to the estimate.  Because this business relies on the raw 
materials being delivered by customers at no cost, cost of goods sold is extremely low, yielding an 
excellent gross profit margin.  Net profit margin is also strong because the business will be able to 
operate with relatively low overhead once the site is completed.  Utilities, office expenses, and other 
overhead categories are minimal when compared to most other industries.  Borrower projects a net 
profit margin of 30% in year one.   

Cash flow projections are strong for the business, predicted at almost 3:1 based on 2023 results of the 
property services division and the projected income from the Niagara Organics division.  This gives the 
company significant cushion in the event that the new venture doesn’t perform as expected.  The 
property services division is growing rapidly, and current generating enough cash to cover the 
company’s current and proposed debt, if necessary.    

The current and projected balance sheet both show strong retained earnings and good debt to worth 
ratios.  This is due to the fact that the business has been profitable since inception and the significant 
equity being contributed to the proposed project.  The balance sheet does not reflect the $100,000 in 
availability the business has across two lines of credit.  That availability will serve as an important 
resource in the event of construction delays, cost overruns, or performance below expectations.   
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Graham Bros. Enterprises – Historical Income Statement: 

The income statement below represents results from the 2020, 2021 and 2022 tax returns, along with a 
management prepared income statement for the first three quarters of 2023. 

Source: Corporate Tax Returns / Mgmt 12/31/20 12/31/21 12/31/22 10/01/23 
Gross Receipts 247,161 323,060 400,218 506,836 
Total Sales 247,161 323,060 400,218 506,836 
Cost of Goods Sold 64,985 76,831 80,006 87,935 
           Gross Profit 182,176 246,229 320,212 418,901 

Expenses 

Officer Comp 0 45,600 71,000 60,000 

Salaries & Wages 0 40,580 46,038 57,646 
Rent (property and equipment) 14,454 9,845 18,086 26,990 
Depreciation 0 5,132 20,141 0 
Insurance 8,987 10,056 15,826 14,800 
Repairs & Maint. 10,197 17,042 28,279 16,667 
Taxes & Licenses 385 20,232 34,431 3,655 
Vehicle Expense 20,746 22,511 26,653 31,671 
Interest Expense  0 900 1,534 9,178 
Other Expenses 7,683 10,596 33,027 82,526 
         Total Operating Expenses 62,452 182,494 295,015 303,133 

Net Income/(Net Loss) 119,724 63,735 25,197 115,768 
Add Back: 

+ Depreciation & Amortization 0 5,132 20,141 0 
+ Interest exp. 0 900 1,534 9,178 

Cash Flow available for Debt Service 119,724 69,767 46,872 124,946 
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NIAGARA ORGANIC  
PRO FORMA INCOME STATEMENT 

THREE YEARS  

 Year 1  Year 2  Year 3 

Sales: 
 Contractor, Dump Fees 75,000 78,750 82,688 
 Homeowner, Dump Fees 30,000 31,500 33,075 
 Trucking Revenue 45,000 47,250 49,613 
 Mulch Fees 84,000 88,200 92,610 
 Sale of Compost & Other 84,000 88,200 92,610 
 Sale of Screened Topsoil 63,000 66,150 69,458 
 Sale of Bulk Salt 25,000 26,250 27,563 
Sales: 406,000 426,300 447,615 

32,480 34,104 35,809 
Total Revenue 373,520 392,196 411,806 

Cost of Sales: 
   Purchases, Salt 14,500 14,438 15,159 

14,500 14,438 15,159 
Less: Ending Inventory 0 0 0 
Total Cost of Sales 14,500 14,438 15,159 

Gross Profit 359,020 377,759 396,646 

Operating Expenses: 
 Salaries 80,000 84,000 92,400 
 Payroll Taxes 12,000 12,600 13,860 
 Phone 1,200 1,260 1,323 
 Repairs and Maintenance 15,000 15,750 16,538 
 Insurance 5,000 5,250 5,513 
 Advertising & Promotion 2,400 2,520 2,646 
 Professional Fees 2,400 2,520 2,646 
 Property Tax 4,000 4,200 4,410 
 Fuel 15,000 15,750 16,538 
 Office Supplies 2,400 2,520 2,646 
 Utilities 5,000 5,250 5,513 
 Miscellaneous 20,000 21,000 22,050 
 Initial Branding, Website and App 40,000 4,439 4,067 
 Interest, NCIDA Loan 4,885 4,218 3,526 
 Interest, Line of Credit 208 0 0 
 Depreciation 27,500 27,500 27,500 
Total Operating Expenses 236,993 208,777 221,174 

Pre-tax Profit 122,027 168,982 175,472 
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Projected Cash Flow: 

This cash flow calculation represents all projected debt and income from Graham Brothers Enterprises, 
which includes both their property services division and Niagara Organics.  The first column shows the 
projection using results from the company’s 2022 tax return, while column two uses the 2023 year to 
date results from their management prepared income statement.   

Available Cash Flow: 
Property Services  46,872  (2022 results) 124,946  (2023 results) 
Niagara Organics (year 1 projected) 122,027  122,027  
Total Available Cash Flow: 168,899 246,973 

Current Debt: 
Seller Mortgage ($42.4M) 15,973 15,973 
EIDL Loan ($70.5M) 3,838 3,838 
Cornerstone ($65.3M) 9,851  * 9,851  * 
Cornerstone ($65.2M) 18,444 18,444 
Cornerstone ($45.2M) 10,535 10,535 
Total Current Debt: 58,641 58,641 

Projected Debt Service: 
NEDF ($150M) 15,152 15,152 
Key Bank LOC (assume full usage $50M) 5,000  ** 5,000  ** 
Cornerstone LOC (assume full usage $50M) 5,000  ** 5,000  ** 
Total Projected Debt: 25,152 25,152 

Total All Debt: 83,793 83,793 

Debt Service Coverage 2.02 2.95 

* This represents the loan for equipment that is being used for the Niagara Organics project.
** Interest only payments based on full usage at 10% interest were included to be conservative.
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NIAGARA ORGANIC RECYCLING 
PRO FORMA BALANCE SHEETS 

Current Opening Day 
Assets 

Current Assets: 
 Cash 164,700 10,000 
 Accounts Receivable 42,700 50,000 
Total Current Assets 207,400 60,000 

Fixed Assets: 
 Equipment 263,300 263,300 
 Building / Property 100,000 488,000 
 Vehicles 153,580 153,580 

516,880 904,880 
Less: Accumulated Depreciation (62,532) (100,000) 
Net Fixed Assets 454,348 804,880 

Total Assets 661,748 864,880 

Liabilities & Shareholders' Equity 

Current Liabilities: 
 EIDL 70,000 68,000 
 Accounts Payable 15,321 20,000 
Total Current Liabilities 85,321 88,000 

Long Term Liabilities: 
 Land Mortgage 42,400 30,000 
 Cornerstone 1 45,154 40,000 
 Cornerstone 2 65,250 60,000 
 Cornerstone 3 65,219 55,000 
 NEDF 0 150,000 
Total Long Term Liabilities 218,023 335,000 

Owners' Equity: 
 Owners' Investment 20,000 20,000 
 Retained Earnings 338,404 421,880 
Total Owners' Equity 358,404 441,880 

Total Liabilities & Owners' Equity 661,748 864,880 
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Employment 
The company is projecting that they will be able to create at least 2.5 full-time equivalent (FTE) positions 
within the first twenty-four months after the loan closing date.   These positions will include a yard 
manager, a laborer/driver, and an administrative assistant.  The requested loan amount of $150,000 
falls above the program guidelines of $35,000/FTE and the company is requesting an exception in this 
case.   

The analyst discussed the company’s workforce plans with the owners and while they don’t want to 
overcommit to job creation as part of the loan agreement, they believe the venture has much greater 
employment potential.  They’ve identified their most direct competitor in the area as CJ Krantz and 
estimated that they employ approximately thirty people during their busiest season.  They believe 
Niagara Organics has the potential to approach that level of employment over time.   

Personal Guarantor Financials 

The personal credit report from Equifax for Justin Graham was obtained on October 23, 2023.  His FICO 
score is reported at 751 which is considered very good credit.  The report shows no late payments, 
charge offs or bankruptcies.  His personal debt consists of a residential mortgage, a solar panel loan, and 
some credit cards with low balances.      

A signed personal financial statement for Mr. Graham and his wife Sarah has been submitted dated 
October 2, 2023, and is summarized below.  The personal financial statement shows total assets of 
$577,500, and a net worth of $197,500, exclusive of the value of Graham Bros. Enterprises.  An IRA that 
Mr. Graham plans to liquidate for use in this project was also not included.  A statement for that account 
is on file showing a balance of $97M.    

Assets Justin Graham 
Cash on Hand 5,000 
Cash Value Life insurance 14,500 
Real Estate 457,000 
Retirement (IRAs) 101,000 

Total Assets 577,500 

Liabilities 
Installment Loans 15,000 
Credit Cards 20,000 
Mortgage 345,000 

Total Liabilities 380,000 

Net Worth 197,500 

NOTE:  The statement does not include the current value of Graham Bros. 
Enterprises 
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Personal Guarantor Financials 

The personal credit report from Equifax for Jacob Graham was obtained on October 23, 2023.  His FICO 
score is reported at 762 which is considered very good credit.  The report shows no late payments, 
charge offs or bankruptcies.  His personal debt consists of a residential mortgage and some credit cards 
with low balances.      

A signed personal financial statement for Mr. Graham has been submitted dated October 2, 2023.  The 
personal financial statement shows total assets of $183,500, and a net worth of $28,500, exclusive of 
the value of Graham Bros. Enterprises.  See below: 

Assets Jacob Graham 
Cash on Hand 6,000 
Cash Value Life insurance 1,500 
Real Estate 175,000 
Retirement (IRAs) 1,000 

Total Assets 183,500 

Liabilities 
Mortgage 155,000 

Total Liabilities 155,000 

Net Worth 28,500 

NOTE:  The statement does not include the current value of Graham Bros. 
Enterprises 

Strengths and Weaknesses: 

Strengths: 
• The owners have been operating a profitable property services company for the past five years.
• Based on 2023 interim results, the property services division of the company could carry the full

debt load if necessary.
• Projected cash flow for Graham Bros. Enterprises is at a 2 to 1 ratio using conservative

calculations that consider all potential debt.
• The business plan for Niagara Organics is backed by strong rationale.  It clearly outlines how the

new venture will complement the existing business and shows how the owners are using their
experience in the industry to identify competitive advantages like the use of technology and lack
of competition in the area.

• The owners are contributing a significant amount of equity to the project at 60%.
• 32% of the project has already been completed using owner equity and the equipment loan.
• The business is projected to create at least 2.5 full-time equivalent jobs to start, with potential

for future employment growth.
• Owners have produced quotes for the site work and barn/office, which represent the two

largest components of the job and are being subcontracted.  They’ve also produced loan and
account statements to substantiate financial data.
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Weaknesses: 
• The personal guarantors do not have significant resources to support the project in the case of

delays, cost overruns, or poor performance.
• New employment promised by ownership falls short of the program loan amount threshold of

$35,000 per job created.  They are committed to creating 2.5 full-time equivalent positions.
Typically, at least 4.5 would be required for this loan amount.

• Construction risk.  Borrower has provided estimates for the two major components of the job,
the barn/office and the site work.  However, those estimates could change due to inflation
and/or project delays.  The owners are also doing some parts of the site work themselves and
planning to erect the fabric hoop structures themselves.  While they appear to have the
wherewithal to accomplish these portions of the job, their lack of experience creates risk.

Summary & Recommendations 

Reviewer recommends approval of the loan request based on the success of the Borrower’s existing 
business, significant equity contribution, creditworthiness of the personal guarantors, and the rationale 
of their business plan.  The Reviewer believes these positive factors outweigh the construction risk and 
the employment creation being below the program threshold.  While approval is recommended, 
Reviewer further recommends that the Administrator of the loan monitor construction progress closely 
and ensure that disbursements are made with proportional contributions of the Borrower’s equity.       

Recommended Loan Structure 

Lender: Niagara County Development Corporation (“NCDC”) as Administrator of the 
NEDF Revolving Loan Fund 

Borrower: Graham Bros. Enterprises, LLC 

Loan Amount: $150,000 

Interest Rate: 50% of the prime interest rate listed in the Wall Street Journal + 1%, to be fixed 
at closing.  Based on today’s WSJP of 8.50%, the rate would be 5.25%. 

Loan Term &  
Amortization: 180 months total.  Interest-only payments monthly for the first twelve (12) 

months during construction; then monthly payments of principal and interest of 
approximately $1,263 to amortize the loan over the remaining 168 months. 

Use of Proceeds: NEDF Funds will be used towards the site work and development of the 
property located at 5500 Lockport Road in Pendleton, NY.   

Collateral/Security: i. Mortgage lien on the real property being developed at 5500 Lockport Rd,
Pendleton, NY 14094.

ii. A general security interest in all business assets of Graham Bros.
Enterprises, LLC to be evidenced by UCC-1 filings.

The NCDC-NEDF mortgage lien and general filings will be subordinated to any 
liens filed by the Bank as well as existing security interests. 



12 

Guarantors: Unlimited personal guarantees of Justin Graham and Jacob Graham.  

Loan Disbursement: Disbursed or reimbursed with documented project costs.  Disbursement of 
funds is at the sole discretion of the NCDC based on progress of the project.  
NCDC reserves the right to engage County personnel to review construction / 
draw documentation.   

New Employment: Borrower must create at least 2.5 new FTEs within the first 24 months after 
closing.   

Financial Reporting:    The Borrower and Guarantors shall submit tax returns on an annual basis.  
Guarantors shall submit a personal financial statement when requested by the 
NEDF, not more than once annually.   

Special Conditions: 1. With each draw request, Borrower shall provide an updated schedule
showing the amount of the project that’s been completed and the amount
of work remaining.

2. At no time shall the amount of NEDF funds disbursed exceed the NEDF’s
total commitment to the project of 28%.

Prepared by: Michael G. Thomas, Vice President – Commercial Finance 
The Harrison Studio  
October 25, 2023 
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MEMORANDUM 
 
 
TO:  Mark Onesi, Chairman 
                     NCIDA Board Members 
    
FROM: Susan C. Langdon, Executive Director 
   
Cc:               Andrea Klyzcek, Assistant Director 
                     Mark Gabriele, Agency Counsel 
   
DATE: February 6, 2024        
 
SUBJECT: Building Management Services 

 
 

As you know, NCIDA is in a partnership with the Niagara Frontier 
Transportation Authority in regard to ownership of two 50,000 square 
foot multitenant buildings located at 2045 and 2055 Niagara Falls 
Boulevard in the Town of Wheatfield.   
 
For decades, the day-to-day management of 2045, including leasing, 
collection of rents, maintenance and repair was, etc. was the 
responsibility of a third partner.  In 2019, NCIDA and NFTA bought 
out the third partner, eliminating the third party management of the 
building.  In the ensuing several years, NCIDA staff has attempted to 
manage the building, schedule repairs, show the property to potential 
lessees, etc. 
 
There was no third partnership in the building at 2055 Niagara Falls 
Boulevard.  The facility had only one tenant occupying the entire 
50,000 sq. ft. and management was relatively simply.  In 2023, we 
were notified that the tenant, GHD will be significantly downsizing, 
thereby freeing approximately 2/3 of the building to be leased to new 
companies. 

 
6311 Inducon Corporate Drive · Sanborn, NY 14132-9099 

716-278-8760 · Fax 716-278-8769 
www.niagaracountybusiness.com 



Management of these facilities has become particularly daunting, 
taking up a significant amount of NCIDA staff time and effort.  With  
this is mind, we issued a Request for Proposals for Management of 
both facilities. 
 
We received a response from Town Housing Real Estate of Buffalo, 
New York.  Staff recommends the hiring of Town to provide 
commercial leasing services, repair and maintenance triage and 
vendor management services for 2045 and 2055 Niagara Falls 
Boulevard for a period of two years, commencing on March 1, 2024. 
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