
STATE OF NEW YORK 
CITY OF YONKERS 

 

Minutes of 
The City of Yonkers Industrial Development Agency 

Regular Board of Directors Meeting 
June 23, 2021 at 1:30 p.m. 

 
Because of the Novel Coronavirus (COVID-19) Emergency and State and Federal bans on large meetings or gatherings and pursuant to 

Governor Cuomo’s Executive Order 220.1 issued on March 12, 2020 
suspending the Open Meetings Law, the Yonkers IDA Board Meeting scheduled for June 23, 2021 will be held electronically via conference 

call instead of a public meeting open for the public to attend in person. 
Members of the public may listen to the board meeting by calling into: 

 
Join Zoom Meeting 

https://us02web.zoom.us/j/89219726814?pwd=UWg4aGRseHhXRUFDN2UrWjBxVzNodz09 
 

Meeting ID: 892 1972 6814 
Passcode: 382956 

One tap mobile 
+16465588656,,89219726814#,,,,*382956# US (New York) 

+13017158592,,89219726814#,,,,*382956# US (Washington DC) 
 

Dial by your location 
+1 646 558 8656 US (New York) 

+1 301 715 8592 US (Washington DC) 
+1 312 626 6799 US (Chicago) 
+1 253 215 8782 US (Tacoma) 
+1 346 248 7799 US (Houston) 
+1 669 900 9128 US (San Jose) 

Meeting ID: 892 1972 6814 
Passcode: 382956 

Find your local number: https://us02web.zoom.us/u/kdHsm1EV12 
 

 
 

BEFORE: 
 
Mayor Mike Spano – Chairman  
Peter Kischak – Vice Chairman  
Melissa Nacerino – Treasurer 
Cecile D. Singer – Member 
Henry Djonbalaj – Member 
Roberto Espiritu – Member (Absent) 
Marlyn Anderson - Secretary 
 

 
 
 
 
 

  
 

https://us02web.zoom.us/j/89219726814?pwd=UWg4aGRseHhXRUFDN2UrWjBxVzNodz09
https://us02web.zoom.us/u/kdHsm1EV12
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IDA STAFF: 
 
Jim Cavanaugh – President, CEO 
Jaime McGill – Executive Director 
Siby Oommen – Chief Fiscal Officer 
Fiona Rodriguez – Administrative Assistant 
Samantha Young – Bookkeeper 
 

 
 
OTHERS: 
 
 Michael Curti, Esq. - Harris Beach PLLC, Transaction Counsel 
 Larry Sykes, Esq. – IDA Counsel 
 Joseph Cotter – National Resources 
 Lauren Calabria – National Resources 
 Frank Badalato – City of Yonkers 
 Dean Bender – Thompson and Bender 
 Jimmy Ciliberti – IDA Accountant 
 
 
MAYOR SPANO: The meeting is being recorded, so you might as well start. Siby? 
 
MR. OOMMEN: How are you? Perfect. Mayor Spano? 
 
MAYOR SPANO: Here. 
 
MR. OOMMEN: Peter Kischak? 
 
MR. KISCHAK: Here. 
 
MR. OOMMEN: Marlyn Anderson? 
 
MS. ANDERSON: Here. 
 
MR. OOMMEN: Melissa Nacerino? 
 
MS. NACERINO: Here. 
 
MR. OOMMEN: Cecile Singer? 
 
MS. SINGER: Here. 
 
MR. OOMMEN: Henry Djonbalaj? 
 
MR. DJONBALAJ: Here. 
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MR. OOMMEN: Roberto Espiritu? I don’t think Roberto is on. 
 
MS. MCGILL: I think he will join us later. 
 
MR. OOMMEN: We have a quorum. 
 
MAYOR SPANO: Okay, great I’m assuming that everyone has taken a look at the minutes from the last 
meeting and has them available. Are there any questions about the minutes? Hearing no questions 
somebody want to make a motion to accept? 
. 
MR. KISCHAK: I make a motion. 
 
MAYOR SPANO: Pete’s made a motion we accept and seconded by Cecile Singer. All in favor? 
 
ALL BOARD MEMBERS: Chorus of ayes. 
 
MAYOR SPANO: Any negatives? The item is passed. Siby, we have the financials? 
 
MR. OOMMEN: Yes, for the financials for the month of March through May we received Agency fees of 
$877,838. Our cash on hand at the end of May was $3.22 million dollars and we have our accountant 
on hand if anyone has any questions. 
 
MAYOR SPANO: Okay, so the accountant is on hand. 
 
MS. SINGER: I move to accept the financials. 
 
MAYOR SPANO: Cecile’s made a motion.  Are there any questions? Okay, so Cecile’s made a motion we 
accept the financials.  Anybody want to second? Henry Djonbalaj has second.  All in favor? 
 
ALL BOARD MEMBERS: Chorus of ayes. 
 
MAYOR SPANO: Any negatives? Hearing none the item has passed. 
 
MS. MCGILL: Our first our first item is a final resolution for Great Point Opportunity QOZB LLC, which is 
also known as Lionsgate. Just to remind the Board we took action last year to approve their mortgage 
recording tax exemption and their sales tax. This is for approval of their P.I.L.O.T we have Michael Curti 
here today as transaction council. Also on the line we have two representatives Lionsgate if anyone is 
looking for an update we have Joe Cotter and one of his associates Lauren Calabria. 
 
MAYOR SPANO: Okay, are there any questions? 
 
MS. MCGILL: Before we approve if Mike Curti doesn't have anything to add, I will just go through the 
brief summary that we have of analysis that we do from our third party, Camoin. 
 
MR. CURTI, ESQ.: I have nothing Jaime with regard. I think you covered it with regard to that this is 
simply approving the P.I.L.OT. The applicant did come before the Board back in March of last year for 
approval on the sales tax and mortgage according tax with the expectation that they would be 
returning with the P.I.L.OT. 
 
MS. MCGILL: Great, thank you so as we know, Lionsgate is a $60 million project in their phase one. 
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We expect they'll be bringing a major movie production company to Yonkers it's estimated to attract 
$140 million in TV and film production. As always, we procure to third party analysis by combining 
associates to analyze the fiscal impact of this project and to assess the reasonableness of the P.I.L.OT. 
The summary of the analysis shows both a direct and indirect economic activity generated as a result 
of the construction ongoing operations and job creation. It shows that they all have a positive fiscal 
impact on the City's revenues. The $42 million construction phase of this project is estimated to create 
400 plus construction jobs over an 18 month period, this phase will create an increase in local spending 
estimated to be approximately 10.4 million by way of procurement of construction materials and 
construction jobs spending. The project is estimated to create between 265 and 420 new direct full 
time jobs as part of its ongoing operations and maintenance. Additionally, it's also projected to 
produce almost 300 indirect and induce jobs that will be created as a result of again of their 
operations, the projects mortgage recording and tax mortgage recording tax exemption, excuse me 
and sales tax exemption were approved by the IDA last year, so this is just looking at their P.I.L.OT as 
we look to finalize the P.I.L.OT.  They did request a 20 year P.I.L.OT we analyze the project benchmarks 
at several different scenarios and we determine that a more conservative 15 year P.I.L.OT. with the 
more modest abatement allows us project to be viable, yet still have average benchmark returns. The 
15 year pilot is estimated to generate over $15 million over the life of the project so considering or 
over the life of the P.I.L.OT I’m sorry so considering the major economic impact that this project brings 
to the City, we recommend that the project is approved at a 15 year P.I.L.OT. 
 
MAYOR SPANO: Okay, any questions? Jim, do you have anything you want to add? 
 
MR. CAVANAUGH:  No, no and so I think Jaime get very complete presentation. 
 
MAYOR SPANO Thank you, if there are no questions I’ll just I’ll just make my own little statement real 
quick in Lionsgate coming to Yonkers is somewhat of a game changer for us in the City a lot of people 
think that Yonkers should be the next Burbank.  Some people even used the word Hollywood, but it's 
so nice to know that we have a major company coming that is going to put this type of facility and I will 
also just let the members know that there is, we hope soon to be another announcement on the 32 
acre site in also in downtown Yonkers you'll be near Leake and Watts. So that and we expect that to be 
another big name will be brand so this is good it's good for us and it's good for Yonkers certainly good 
for jobs and economic development there's also. Another announcement that will come out soon, 
though they have we have we need I don't think we are allowed to announce, but I certainly could tell 
the members of the board here that can I announce it? 
 
MR. CAVANAUGH: It's a public meeting mayor, so you might… 
 
MAYOR SPANO: Yes, hi guys I’m sorry I will tell you this way there's a major college that's going to be 
coming to the area and next to Lionsgate and offer a graduates degree program but I can't really 
disclose the school so yet. 
 
MR. CAVANAUGH: You like look like the cat that ate the canary. 
 
MAYOR SPANO: You're right it's a public meeting oh alright. Somebody want to make a motion? 
 
MS. SINGER: I make a motion. 
 
MAYOR SPANO: Cecile’s made a motion. Seconded by Pete? Pete are you good with the seconding the 
motion? 
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MR. KISCHAK: Yes 
 
MAYOR SPANO: Good. All in favor? 
 
ALL BOARD MEMBERS: Chorus of ayes. 
 
MAYOR SPANO: Any negatives? The item is passed. 
 
MS. SINGER: It’s a wonderful development Mayor you continue the amazing things that are happening 
in this city so congratulations to everybody involved it's an amazing new thing. 
 
MAYOR SPANO: Thank you Cecile and thank you to all of you. You make the environment, such that 
the companies want to come the Yonkers into business here and I said that's because of each and 
every one race. Jaime? 
 
MS. MCGILL: Okay, the second item is a resolution authorizing the amendment to the Pier Facility 
Sublicense Agreement with HCC Caterers Inc. this is X2O. We have Michael Curti here to represent the 
transaction. 
 
MR. CURTI, ESQ.: Thank you and good afternoon again Chair and members of the board what's before 
you as a resolution authorizing an amendment to the existing lease with X2O Peter Kelly’s restaurant 
on our downtown Pier. If you may recall, there was the bankruptcy case filed by the corporate entity 
that owns the restaurant and that bankruptcy case was dismissed. At the bankruptcy court in late May 
of this past year, the reason it was dismissed was to afford Mr Kelly, an opportunity to apply for federal 
loan through the PPP program because he had an outstanding bankruptcy court case he was occluded 
for making an application to access those funds, so the case was dismissed and that matter has 
concluded so that he could pursue that funding source as part of the bankruptcy court action we had 
afforded him some relief by way of amending the lease payments, the monthly lease payments that he 
makes to $10,000 a year. To conclude at the earlier of the bankruptcy court case or the end of this 
calendar year whichever was sooner, because the bankruptcy court cases ended our extension 
similarly expired, based on the language of the document, so what is before you is to extend that relief 
to him to the end of the calendar year because the court cases ended to enable him to secure federal 
funds and also reorganize the debt on his entity, so that he can continue to being a viable concern in 
our downtown. If there's any questions I’m more than happy to answer them, but this relief that we're 
providing him would only last until the end of this calendar year. 
 
MAYOR SPANO: Okay, any questions? 
 
MR. KISCHAK: I just have a question Mayor. Moving forward what would his will he be able to afford it 
next year? Do you have a number on the rent and stuff like that? 
 
MR. CURTI, ESQ.: I think what we're looking to do is to just sort of deal with it on a case by case basis, 
and you know just give him short timeframes, to give them a little bit of relief we're not looking to 
extend this out an inordinate amount of time because the hope is that he'll apply for the PPP funds 
he'll be able to access some funding come to a resolution on some of the debt he has to the State and 
federal governments and then proceed going forward I’m part of it Pete is he's winding down his 
operations in Piermont and he's going to be focusing his efforts on Yonkers, which is something that 
you know, we want to see going forward. 
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MR. CAVANAUGH: We might also add, Michael that we had done a survey of comparable spaces and 
the downtown we had looked at what Dolphin pays. We had looked at what Yonkers Brewing pays we 
had looked at what Zuppa was paying before they purchased that building and actually you know, even 
at the $10,000 level. The rent for X2O is still coming in a little higher than comparable rents for the 
downtown. It's still as you know it's still a tough place to run a restaurant. That might change as other, 
as these new buildings, open up and the area becomes more populated, but right now, even with this 
reduced rent he's not getting a particularly big break. 
 
MAYOR SPANO: Okay. Any other questions? Alright. 
 
MS. SINGER: Will this enable the restaurant to survive for a period of time? Because, like every other 
restaurant it's challenged, you know very much challenge to bring back the kind of occupancy of the 
restaurant by diners that will change the economics of it. Has anyone any insight into this? 
 
MR. CAVANAUGH: I don't think I don't think we hit his big issue is with the tax authorities, you know he 
has a multimillion dollar issue with the IRS and State Tax Authority so whatever we do with for him is 
it's probably kind of you know, small in comparison, so I think it's going to depend on how he is able to 
work that out. 
 
MS. SINGER: Thank you. 
 
MAYOR SPANO: Alright, any other questions? Hearing none. Melissa want to make a motion? 
Seconded by Henry. All in favor? 
 
ALL BOARD MEMBERS: Chorus of ayes. 
 
MAYOR SPANO: Any negatives? The item is passed. Jaime to you. 
 
MS. MCGILL: The next item is a resolution to improve to approve the engagement of General Counsel, 
to the IDA 
 
MAYOR SPANO: Okay. 
 
MS. MCGILL: (inaudible) 
 
MAYOR SPANO: Larry’s on the line. I see Larry Sykes here. We all know you Larry. (Inaudible) time ago 
and we had Karly for a short stint. But we now have Larry Sykes has agreed to come on Board as our 
counsel for the IDA (inaudible).  
 
MR. SYKES, ESQ.: Thank you Mayor. 
 
MAYOR SPANO: Someone want to make a motion? 
 
MS. SINGER: Motion 
 
MAYOR SPANO: Cecile’s made a motion seconded by Henry. All in favor? 
 
ALL BOARD MEMBERS: Chorus of ayes. 
 
MAYOR SPANO: Aye the negatives? No negatives, Larry you passed that one. 
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MS. SINGER: Nice to see you. 
 
MR. SYKES, ESQ.: Good to see you. Like full circle for me. 
 
MAYOR SPANO: Jaime? Anything else? 
 
MS. MCGILL: Mayor, we have no other business, although we do have some legal updates from 
Michael Curti. 
 
MR. CURTI: Yes, thank you Jaime and good afternoon again a Chair and members of the board. I’m just 
going to give you a brief update on a potential project that will likely close at the end of August.  This is 
a project that I think many of us have been waiting for quite some time. It regards a proposed new 
Community school at the former St Denis site which is located at 121 McLean avenue and 73 Lawrence 
Street in Yonkers. The IDA would be pursuing this project pursuant to a special State statute that was 
passed back in 2016 that authorized the IDA to issue bonds that will be utilized to build a new 
community school on this site, as some of you may recall the City acquired the former St. Denis 
Parochial School rectory and convent that's located on McLean and Lawrence about a year ago, and 
this project has been in the pipeline for quite some time. The new pre-K to eighth grade community 
school provide an additional 675 seats of capacity to the Yonkers Public Schools it's located in a 
location where there's a number of schools that are overcrowded so just to host those Pearls 
Hawthorne, Montessori 27, Montessori 31, School 13 and School 21 so this will provide some needed 
relief to the schools on a go forward basis. The original proposal was to retrofit the existing buildings 
after doing some analysis, it was determined that the new building should be built so. The plan is to 
build a four story academic, building on the site to demolish all of the existing buildings, with the 
exception of the church, which will continue to be used as a church from time to time, and also to build 
a one story what's known as the gymatorium, which is a gym and an auditorium. The site will also be 
used as a health suite and school cafeteria multipurpose room for community meetings. So it will be 
certainly be activated in addition for school purposes for community meetings as well the bonds will be 
issued by the IDA very similar structure to the bonds that have been issued by the YEDC from time to 
time that you've considered the revenue stream that will be utilized to pay for the debt service will be 
State aid. There will be an intercept the State aid in the event that there is a default and payments are 
made so essentially the bonds will be guaranteed utilizing that State aid intercept. In that sense that 
will look very more akin to the general obligation bonds that the City issues, as opposed to some of the 
revenue bonds that were accustomed to issuing the structure will be very similar to the IDA structure. 
The schools will continue to be owned by the City, on behalf of the schools as their trustee as they 
presently are legally owned. 
 
The IDA will have a license interest in the properties and then they will license back the property 
through an installment sales agreement to the City, on behalf of the schools as their trustee. So that's a 
high level overview of the project we are going to be moving relatively quickly, because the City issued 
a bond anticipation note some time ago to convert some of the soft costs. 
 
That band is due in August, and certainly the City's not interested in extending that because it will 
come at a cost, so we will be moving quickly over the summertime to approve the project and move 
towards a closing so that we can address that band before the end of the month. 
 
 
MR. CAVANAUGH: So what you're saying Michael is that we're going to need a special meeting, 
probably in August correct? 
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MR. CURTI, ESQ.: Yes, in a polite way. 
 
MR. CAVANAUGH: Okay. 
 
MAYOR SPANO: Any other questions for Michael?  Okay, excited about getting that one underway. If 
there is no other business, somebody want to make a motion to adjourn?  So we have YEDC after this 
right? Someone want to make a motion to adjourn? 
 
MS. ANDERSON: I make a motion. 
 
MR. KISCHAK: Second. 
 
Mayor Mike Spano: Motion seconded by Pete. All in favor? 
 
ALL BOARD MEMBERS: Chorus of ayes. 
 
 
Adjournment 


