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INDEPENDENT AUDITOR’S REPORT 
 
 
March 30, 2020 
 
To the Board of Directors of 
 Yates County Industrial Development Agency: 
 
Report on Financial Statements 
We have audited the accompanying financial statements of Yates County 
Industrial Development Agency (the Agency), a New York Public Benefit 
Corporation and a discretely presented component unit of the County of Yates, 
New York as of and for the years ended December 31, 2019 and 2018, and the 
related notes to the financial statements, which collectively comprise the 
Agency’s basic financial statements as listed in the table of contents. 
 
Management’s Responsibility for the Financial Statements 
Management is responsible for the preparation and fair presentation of these 
financial statements in accordance with accounting principles generally accepted 
in the United States of America; this includes 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. 
 
Auditor’s Responsibility 
Our responsibility is to express an opinion on these financial statements based 
on our audits.  We conducted our audits in accordance with 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.  Those standards require that we plan 
and perform the audit to obtain reasonable assurance about whether the financial 
statements are free from material misstatement. 
 
An audit involves performing procedures to obtain audit evidence about the 
amounts and disclosures in the financial statements.  The procedures selected 
depend on the auditor’s judgment, including the assessment of the risks of 
material misstatement of the financial statements, whether due to fraud or error. 
In making those risk assessments, the auditor considers internal control relevant 
to the entity’s preparation and fair presentation of the financial statements 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 entity’s 
internal control.  Accordingly, we express no such opinion.  An audit also 
includes evaluating the appropriateness of accounting policies used and the 
reasonableness of significant accounting estimates made by management, as 
well as evaluating the overall presentation of the financial statements. 
 
We believe that the audit evidence we have obtained is sufficient and appropriate 
to provide a basis for our audit opinion. 
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INDEPENDENT AUDITOR’S REPORT 
(Continued) 
 
 
Opinions 
In our opinion, the financial statements referred to above present fairly, in all material respects, the 
financial position of the Agency, as of December 31, 2019 and 2018, and the changes in its net 
position and its cash flows for the years then ended in accordance with accounting principles 
generally accepted in the United States of America. 
 
Report on Required Supplementary Information 
Accounting principles generally accepted in the United States of America require that the 
management’s discussion and analysis and schedules of proportionate share of net pension liability 
(asset) and contributions presented to supplement the basic financial statements.  Such information, 
although not a part of the basic financial statements, is required by the Governmental Accounting 
Standards Board, who considers it to be an essential part of financial reporting for placing the basic 
financial statements in an appropriate operational, economic, or historical context.  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 basic financial statements, and other 
knowledge we obtained during our audit of the basic 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. 
 
Report on Supplementary Information 
Our audit was conducted for the purpose of forming an opinion on the financial statements that 
collectively comprise the Agency’s basic financial statements.  The supplementary information in 
Exhibit’s III through V and Appendix I is presented for purposes of additional analysis and is not a 
required part of the basic financial statements.  The supplementary information in Exhibit’s III 
through V and Appendix I is the responsibility of management and was derived from and relates 
directly to the underlying accounting and other records used to prepare the basic financial 
statements.  Such information has been subjected to the auditing procedures applied in the audit of 
the basic financial statements and certain additional procedures, including comparing and 
reconciling such information directly to the underlying accounting and other records used to prepare 
the basic financial statements or to the basic financial statements themselves, and other additional 
procedures in accordance with auditing standards generally accepted in the United States of 
America.  In our opinion, the supplementary information in Exhibit’s III through V and Appendix I is 
fairly stated in all material respects in relation to the basic financial statements as a whole.   
 
Other Reporting Required by Government Auditing Standards 
In accordance with Government Auditing Standards, we have also issued our report dated March 30, 
2020, 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. 
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YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY 
 
MANAGEMENT’S DISCUSSION AND ANALYSIS (MD&A) (UNAUDITED) 
FOR THE YEAR ENDED DECEMBER 31, 2019 AND 2018       
 
 
 
Introduction 
Our discussion and analysis of the Yates County Industrial Development Agency d/b/a Finger Lakes 
Economic Development Center (the IDA), including Finger Lakes Horizon Economic Development 
Corporation’s (FLHEDC) (collectively, the Agency) financial performance provides an overview of the 
Agency's financial activities for the years ended December 31, 2019 and 2018.  It should be read in 
conjunction with the basic financial statements to enhance understanding of the Agency's financial 
performance, which immediately follows this section.  In accordance with GASB Statement No. 80, 
FLHEDC is included in the IDA’s financial statement as a blended component unit.  The prior year 
statements have not been restated for the inclusion of FLHEDC for comparison purposes discussed 
below.  
 
Financial Highlights 
 The assets of the Agency exceeded liabilities at the close of the 2019 year by $7,849,639 (net 

position), an increase of $299,076 from the prior year balance of $7,550,563. 
 

 Earned operating revenues of $982,955 in 2019 increased from 2018 revenues of $783,048 by 
$199,907, including increases of $94,511 in bond service fees and $91,485 in program income. 

 
 Non-operating revenues (expenses), net of $135,755 in 2019 include a gain on the sale of 

assets of land and a building at the Horizon Business Park of $130,305.  There were no asset 
sales in 2018. 

 
 During 2019, the Agency issued $574,000 of notes receivable compared to $457,000 in 2018. 

 
In 1969, New York State adopted the Industrial Development Agency Act (the Act).  The Act defines 
Industrial Development Agencies (IDA’s) and sets forth their organization and powers.  IDA’s are 
independent public benefit corporations.  They are created to promote, develop, encourage, and 
assist industrial, manufacturing, warehousing, commercial, research and recreation facilities to 
advance job opportunities, health, and economic welfare of the people of the State of New York.  
Each IDA is a non-profit governmental agency at the request of one or more municipalities. 
 
IDAs carry out their mandate by creating projects that offer financial incentives to attract, retain and 
expand businesses within their jurisdiction.  To achieve these goals, an IDA can buy, sell and lease 
property and issue debt.  Businesses wishing to obtain financial assistance typically apply to an IDA. 
The assistance granted to these businesses generally includes the issuance of a low interest 
Industrial Development Revenue Bond, and exemptions from real property tax, mortgage recording 
tax, and sales and use tax.  The bonds issued are not obligations of the municipality or the State.  As 
part of the transaction, the IDA generally takes title to the project’s real property.  In doing so, the 
IDA is not required to pay taxes or assessments on any property it acquires or that is under its 
jurisdiction, control, or supervision.  Usually, this benefit is, in effect, passed through to the assisted 
business.  A portion of the local real property tax exemption is usually recaptured in the form of 
payments in lieu of taxes (PILOTs).  The assisted business typically agrees to make PILOTs, which 
generally are significantly less than the real property taxes that are abated on a sliding scale over a 
specific time period. 
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Financial Highlights (Continued) 
In many cases, the financing of an IDA-sponsored project takes the form of a lease-purchase 
agreement with the business.  The IDA sells its bonds and uses the proceeds to acquire or construct 
the project for the business.  Upon completion, the project is leased to the business for a term equal 
to the term of the IDA’s bond issue.  The annual payments from the business are then set at an 
amount sufficient to pay the annual principal and interest on the IDA bonds.  Since IDA’s are 
considered governmental agencies, property acquired by them or under their control have tax-
exempt status.  The business usually has the option to purchase the project for a nominal fee at the 
end of the financing term. 
 
IDA’s may also provide financial assistance through “straight-lease” transactions.  Under such 
arrangements, the IDA generally would take title to property of a project occupant, thereby entitling 
the property to sales, mortgage recording, and property tax exemptions, with no additional financial 
assistance provided through the proceeds of the IDA bonds.  These projects are typically financed 
through conventional means, outside of Agency involvement. 
 
The Board of the Agency consists of seven members, and is appointed by the Yates County 
Legislature, as the original sponsoring municipality.  Provisions of the General Municipal Law require 
each IDA to establish a uniform tax exemption policy with input from affected tax jurisdictions and to 
provide guidelines for claiming real property tax, mortgage recording tax, and sales tax exemptions.  
The IDA must also establish a procedure for deviation from its uniform tax exemption policy and 
provide written notification of the reasons for the deviation to affected taxing jurisdictions. 
 
In 1993, legislation was passed altering the powers of IDA’s.  The main focus of the legislation 
addressed the issue of making IDA’s more accountable by requiring them to: 
 
 Submit written PILOT agreements, including payment allocation, to taxing jurisdictions; 

 
 File real property tax exemptions with county chief executive officers and school districts; 

 
 Submit data on outstanding projects annually to the New York State Comptroller’s Office; 

 
 Hold a public hearing for all projects in excess of $100,000; and 

 
 Adhere to the same conflict of interest code of ethics as municipalities. 

 
The Public Authority Accountability Act of 2005 (PAAA) was signed into law on January 13, 2006.  
The primary purpose of PAAA is to ensure greater efficiency, openness, and accountability for New 
York’s public authorities.  By definition, IDA’s are classified as public authorities under PAAA.  
Included in PAAA are statutes for the following: 
 
 Reporting requirements, including annual reports, web sites and budget reports; 

 
 Audit requirements, including audit reports, auditor restrictions and the creation of an audit 

committee; 
 
 Board Member responsibilities, including mandatory training, separation of board and 

management, independent member test and financial disclosure; 
 
 Establishment of a Governance Committee; and 

 
 Codes, policies and guidelines to include Code of Ethics, Compensation, Whistle Blower, Travel, 

Real Property Acquisition, Real Property Disposition, Procurement, Investment and 
Indemnification Policies. 
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Financial Statements 
The Agency is a public benefit corporation functioning under legislation passed by the State of New 
York; its volunteer Board members are appointed by the Yates County Legislature.  The Agency 
functions much like a municipality with annual reporting requirements, uniform policies and financial 
safeguards required. 
  
The Agency is required to report as a proprietary fund similar to private business.  Financial 
statements are prepared on an accrual basis in accordance with accounting principles generally 
accepted by the United States of America put forth by the Governmental Accounting Standards 
Board (GASB).  Revenues are recognized when earned, not received.  Expenses are recognized 
when incurred, not when they are paid. 
 
Notes to the Financial Statements 
The financial statements also include notes that explain the information in the financial statements.  
They are essential to a full understanding of the data provided in the financial statements. 
 
Affiliated Agencies 
In 2010, two affiliated agencies began operations.  Finger Lakes Horizon Economic Development 
Corporation (FLHEDC) was formed under the New York State Corporation Law and was funded by 
revenues received in prior years from the Empire Pipeline Project.  Future receipts from the Empire 
Pipeline Project were assigned to FLHEDC to provide continued funding.  FLHEDC loans money to 
start-up businesses to promote community and economic development and for the creation of jobs in 
Yates County.  FLHEDC is organized as a not-for-profit corporation in which the Agency is the sole 
corporate member, as identified in the FLHEDC’s bylaws and officers of the Agency are members of 
the Board of FLHEDC.  Yates County Capital Resource Corporation (CRC) was formed under the 
New York State Corporation Law to facilitate the financing of projects for non-profit organizations 
within Yates County.  CRC was funded by the bond service fees received from the issuance of a 
bond.  Yates County is the sole member of CRC and officers of the Agency are members of the 
Board of CRC.  FLHEDC and CRC are both subject to PAAA and CRC’s assets, liabilities, and 
activities are not included in the Agency’s financial reports.  FLHEDC’s assets, liabilities, and 
activities are included in the Agency’s financial statements in accordance with GASB Statement No. 
80, establishing an additional blending requirement for the financial statement presentation of 
component units. 
 
Summary of Operations and Changes in Net Position 
For the year ended December 31, 2019: 
 

 IDA FLHEDC Total 
    
Operating revenue $ 826,207 $ 156,748 $ 982,955 
Operating expenses   (759,113)   (60,521)   (819,634) 
    
Operating income   67,094   96,227   163,321 

    
Nonoperating revenue, net   (101,655)   237,410   135,755 

    
Change in net position $ (34,561) $ 333,637 $ 299,076 
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Summary of Operations and Changes in Net Position (Continued) 
For the year ended December 31, 2018: 
 

 IDA FLHEDC Total 
    
Operating revenue $ 640,691 $ 142,357 $ 783,048 
Operating expenses   (686,585)   (34,829)   (721,414) 
    
Operating income   (45,894)   107,528   61,634 

    
Nonoperating revenue, net   2,192   (10,000)   (7,808) 

    
Change in net position $ (43,702) $ 97,528 $ 53,826 
 
For the year ended December 31, 2017: 
 

 IDA FLHEDC Total 
    
Operating revenue $ 841,655 $ 140,352 $ 982,007 
Operating expenses   (680,187)   (12,710)   (692,897) 
    
Operating income   161,468   127,642   289,110 

    
Nonoperating revenue, net   212,701   19,450   232,151 

    
Change in net position $ 374,169 $ 147,092 $ 521,261 
 
The IDA’s change in net position is comprised of five funds; Operating, Revolving Loan Fund, Small 
Cities Loan Fund, GAIN Loan Fund, and Irrigation Fund. 
 
Operating Revenue 
The Agency’s operating revenue for 2019 totaled $982,955, which was an increase of $199,907 from 
the 2018 revenue of $783,048.  The increase in program income of $91,596, which includes grant 
income of $61,718 reported in the Small Cities Loan Fund, and an increase in bond service fees of 
$94,511. 
 
The Agency’s operating revenue for 2018 totaled $783,048, which was a decrease of $198,959 from 
the 2017 revenue of $982,007.  The decrease in revenue includes a decrease in other revenue of 
$348,775, which was primarily the result of receiving the Empire State Development grant of 
$150,000 and $200,000 to support the Growing the Agriculture Industry Now! (GAIN) revolving loan 
fund in 2017, but not in 2018.  The decrease was offset by an increase in bond service fees of 
$158,906. 
 
The Agency’s primary source of revenue has historically been from the rental of real property. 
Substantially all of the Agency’s buildings are held for leasing.  The Agency leases several office, 
manufacturing, and storage spaces to various organizations under the terms of cancelable operating 
lease agreements.  The committed leases require monthly payments ranging from $40 to $4,500 and 
expire at various dates. 
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Operating Revenue (Continued) 
The Agency also administers two community development revolving loan funds used to help finance 
local rehabilitation projects and make operating and capital loans to existing and potential new 
industries located or locating in Yates County, as well as loan programs to fund organic and 
viticulture projects and support creation, retention and expansion opportunities for the regions 
farmers within Yates County.  As the loan funds are repaid, the program income generated can be 
re-loaned to other businesses in accordance with the grant provisions.   
 
The components of the non-operating revenue (expenses) include grants to fund the revolving loan 
programs, interest earned on reserve accounts, gain (loss) on the sale of a capital asset and 
provisions for, or recoveries of, bad debts.  
 
Operating Expenses 
In general, the Agency’s operating expenses consist of administration, operating and maintenance, 
contractual, and depreciation.  Administrative expenditures consist primarily of salaries and benefits 
of Agency employees, along with expenditures associated with daily activities.  Contractual 
expenditures include expenditures for legal and other professional services as well as grant and 
program expenditures.  Operating and maintenance, and depreciation expenses relate to the 
activities required to maintain the facilities and associated property of the Agency. 
 
The Agency’s operating expenses totaled $819,634, $721,414, and $692,897 in 2019, 2018, and 
2017, respectively.  The $98,220 increase in 2019 the addition of an employee, as well as added 
technology expenses and grant expenses.  The $28,517 increase in 2018 includes grant planning 
expenses of $13,274 and a $6,217 increase in payroll, employee benefits, and payroll taxes.  The 
increase in operating expenses of $12,351 in 2017 included an increase in contractual expenses of 
$10,359 due to an increase in accounting and loan management fees of $12,108 applicable to 
FLHEDC, included in the 2017 totals.  
 
Other 
It is important to note that the Revolving Loan Fund, Small Cities Loan Fund, GAIN Loan Fund, and 
Irrigation Fund are not available to the Agency for operations. 
 
Net Position 
 2019 2018 2017 
    
Net investment in capital assets $  1,186,119  $  1,885,120  $  2,012,570  
Restricted   2,176,958   2,435,872   2,425,174 
Unrestricted   4,486,562   3,229,571   3,058,993 
    
 Total net position $  7,849,639 $  7,550,563 $  7,496,737 
    
Net change in net position $  299,076 $  53,826 $  521,261 
 
Net position includes the value of the Agency's investment in infrastructure and funds for ongoing 
repairs/replacement and/or additions to this infrastructure, as well as for the operation of programs. 
 
The Agency’s net position consists of three components.  Net investment in capital assets, totaled 
$1,186,119, 15% of the total net position in 2019 and $1,885,120, 25% of the total net position in 
2018.  Invested in capital assets consists primarily of land, buildings, and machinery and equipment, 
which are not considered to be highly liquid.  
 
Restricted net position represents the balance in the revolving loan funds, which can be re-loaned to 
other local businesses who meet the initial grant requirements.  Unrestricted net position represents 
the monies available for the ongoing operations of the Agency. 
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Capital Assets 
The Agency had $1,186,119 and $1,885,120 invested in a broad range of capital assets, including 
buildings and improvements machinery and equipment, net of accumulated depreciation at 
December 31, 2019 and 2018, respectively.  The change in capital assets, net of accumulated 
depreciation, is reflected below: 
 
 2019 2018 2017 
    
Net investment in capital assets:    
 Buildings and improvements, net $ 1,182,406 $ 1,880,424 $ 2,012,570 
 Equipment and furniture, net  3,713  4,696  151 
    

 $ 1,186,119 $ 1,885,120 
 
$ 2,012,721 

    
Net increase (decrease) $  (699,001) $  (127,601) $  (199,406) 
 
The investment in capital assets decreased in 2019 as a result of depreciation of $130,095, offset by 
purchases totaling $123,643 and the sale of a building with a basis of $708,105.   
 
 
Long-Term Debt 
The Agency has no long-term debt. 
 
Future Factors  
At the end of 2019, there were approximately 26 tenants at Keuka Business Park.  As the primary 
source of revenue for the Agency, maintaining a strong tenant base is critical for financial solvency.  
 
Portions of the Keuka Business Park facility range from 35-50 years of age and require significant 
attention to annual maintenance and upkeep.  As the facility ages, capital improvements will be 
required for roofs, surfacing parking areas, climate control components and other energy efficiency 
measures.  It is critical that the Agency balance lease revenues and capital improvement expenses 
to best maintain the facility.  A Facilities Capital Plan is updated annually in an attempt to anticipate 
future needs.  
 
There are approximately 16 developable acres remaining in the Agency-owned Horizon Business 
Park (the Park).  All revenues from the sale of property at the Park are available for Agency 
operating expenses. 
 
The Agency manages five separate loan funds and remain active in issuing loans.  During 2019 the 
Agency issued five loans totaling $574,00 compared to five loans totaling $457,000 2018 and seven 
loans totaling $759,500 in 2017.  The Agency uses stringent credit analysis of loan applicants, 
requires security agreements with loan clients to protect Agency investments, and continues to take 
an aggressive stance to recover loan proceeds from delinquent accounts.  Management believes 
that the trend of issuing loans will continue throughout 2020.   
 
In 2012, the Agency received a grant from New York State giving permission to utilize loan funds 
totaling up to $1,000,000.  The Agency began issuing loans under this grant in 2013.  No amounts 
were received in 2019, 2018 or 2017. 
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Future Factors (Continued)   
The Agency begins 2020 in a strong financial position due to the ability to reserve funds and manage 
those funds.  Keuka Business Park is near capacity and the demand for space for new and existing 
businesses continues to grow.  Funding available through New York State and the United States 
Department of Agriculture, combined with the Agency’s own resources, has provided a needed 
stimulus to Yates County.  Also, the efforts of Agency management have resulted in the Agency 
influencing major positive development and growth in Yates County, without the benefit of receiving 
any direct economic funding from local government.  Management continues to have an optimistic 
outlook for the Agency and its ability to assist in the enhancement and diversity of the economy of 
Yates County by acting in support of projects in Yates County that create and/or retain jobs and/or 
promote private sector investment.  
 
Requests for Information 
This financial report is designed to provide a general overview of the Agency's finances for all those 
interested.  Questions concerning any of the information provided in this report or requests for 
additional financial information should be addressed to: 
 

Mr. Stephen Griffin, Chief Executive Officer 
Yates County Industrial Development Agency 

1 Keuka Business Park Suite 104 
Penn Yan, New York 14527 



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

2019 2018

ASSETS

CURRENT ASSETS:
Cash and cash equivalents 4,152,029$          3,092,590$          
Certificates of deposit 416,113               407,865               
Accounts receivable, net 4,794                   14,749                 
Current portion of notes receivable, net 422,519               512,076               
Current portion of mortgage receivable, net 79,119                 81,578                 
Current portion of lease receivable, net -                          20,671                 
Prepaid expenses 3,886                   14,225                 

Total current assets 5,078,460            4,143,754            

CAPITAL ASSETS, net 1,186,119            1,885,120            

OTHER ASSETS:
Notes receivable, net of current portion 1,528,600            1,361,022            
Mortgage receivable, net of current portion 7,454                   94,064                 
Lease receivable, net of current portion -                          17,609                 
Horizon Business Park site 104,477               136,771               

1,640,531            1,609,466            

Total assets 7,905,110            7,638,340            

DEFERRED OUTFLOWS

Pension related-ERS 81,221                 101,156               

Total deferred outflows 81,221                 101,156               

LIABILITIES

CURRENT LIABILITIES:
Accounts payable 5,199                   7,297                   
Compensated absences 9,329                   9,329                   

Total current liabilities 14,528                 16,626                 

LONG-TERM LIABILITIES:
Net pension related liability-ERS 77,517                 27,449                 

Total long-term liabilities 77,517                 27,449                 

Total liabilities 92,045                 44,075                 

DEFERRED INFLOWS

Pension related-ERS 44,597                 105,905               
Deferred charges 50                        38,953                 

Total deferred inflows 44,647                 144,858               

NET POSITION

Net investment in capital assets 1,186,119            1,885,120            
Restricted 2,176,958            2,435,872            
Unrestricted 4,486,562            3,229,571            

Total net position 7,849,639$          7,550,563$          

YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY

STATEMENTS OF NET POSITION
DECEMBER 31, 2019 AND 2018

The accompanying notes are an integral part of these statements.
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YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of the County of Yates, New York)

STATEMENTS OF REVENUE, EXPENSES AND CHANGE IN NET POSITION
FOR THE YEARS ENDED DECEMBER 31, 2019 AND 2018

2019 2018

OPERATING REVENUE:
Rental of real property 401,691$          394,779$          
Bond service fees 426,357            331,846            
Program income 122,013            30,528              
Other 32,894              25,895              

Total operating revenue 982,955            783,048            

OPERATING EXPENSES:
Administration 463,339            407,153            
Operating and maintenance 112,757            127,698            
Contractual 113,443            48,596              
Depreciation 130,095            137,967            

 Total operating expenses 819,634            721,414            

OPERATING INCOME 163,321            61,634              

NONOPERATING REVENUE (EXPENSES):
Interest income 6,369                2,192                
Provision for bad debts (919)                  (10,000)             
Gain on sale of assets 130,305            -                        

Total nonoperating revenue (expense), net 135,755            (7,808)               

CHANGE IN NET POSITION 299,076            53,826              

NET POSITION - beginning of year 7,550,563         7,496,737         

NET POSITION - end of year 7,849,639$       7,550,563$       

The accompanying notes are an integral part of these statements.
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YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of the County of Yates, New York)

STATEMENTS OF CASH FLOWS
FOR THE YEARS ENDED DECEMBER 31, 2019 AND 2018

2019 2018

CASH FLOW FROM OPERATING ACTIVITIES:
Cash received from providing services 948,342$             784,289$             
Cash payments for other than personal services (295,341)              (258,129)              
Cash payments for personal services and benefits (366,797)              (331,533)              
Collection of notes receivable 495,060               509,398               
Issuance of notes receivable (574,000)              (457,000)              

Net cash flow from operating activities 207,264               247,025               

CASH FLOW FROM CAPITAL AND RELATED 
  FINANCING ACTIVITIES:

Proceeds from sale of capital assets and a parcel of the Horizon Business Park 863,355               -                          
Purchases of capital assets (131,850)              (10,366)                
Repayments on line-of-credit -                          (38,000)                

 Net cash flow from capital and related financing activities 731,505               (48,366)                

CASH FLOW FROM INVESTING ACTIVITIES:
Purchase of certificates of deposit (8,248)                  (3,749)                  
Change in due to affiliated Agency -                          200,000               
Collection of mortgage receivable 89,069                 76,839                 
Collection of lease receivable 33,480                 -                          
Interest income 6,369                   2,192                   

 Net cash flow from investing activities 120,670               275,282               

CHANGE IN CASH AND CASH EQUIVALENTS 1,059,439            473,941               

CASH AND CASH EQUIVALENTS - beginning of year 3,092,590            2,618,649            

CASH AND CASH EQUIVALENTS - end of year 4,152,029$          3,092,590$          

RECONCILIATION OF NET INCOME TO NET 
  CASH FLOW FROM OPERATING ACTIVITIES:

Operating income 163,321$             61,634$               
Adjustments to reconcile operating income to
  net cash flow from operating activities:

Depreciation 130,095               137,967               
Deferred inflows/outflows of resources - ERS (41,373)                44,175                 
Changes in:

Accounts receivable 14,755                 (4,033)                  
Notes receivable (78,940)                52,398                 
Prepaid expenses 10,339                 (811)                     
Compensated absences -                          5,044                   
Accounts payable (2,098)                  926                      
Deferred revenue (38,903)                -                          
Net pension liability - ERS 50,068                 (50,275)                

Net cash flow from operating activities 207,264$             247,025$             

The accompanying notes are an integral part of these statements.
12
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YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY 
 
NOTES TO FINANCIAL STATEMENTS 
DECEMBER 31, 2019 AND 2018          
 
 
 
1. THE ORGANIZATION 
 

The Yates County Industrial Development Agency d/b/a Finger Lakes Economic Development 
Center (the IDA) was created in 1975 by the Yates County Legislature for the purpose of 
encouraging economic growth in Yates County (the County).  The IDA, although established by 
the Yates County Legislature, is a separate entity and operates independently of the County.  
It carries out its mandate by creating projects that offer incentives to attract, retain, and expand 
businesses in the County.  These incentives include low interest financing and property tax 
exemptions.  The IDA is a public benefit organization that is subject to the Public Authority 
Accountability Act of 2005.   

 
The IDA is a discretely presented component unit of the County. 
 
Finger Lakes Horizon Economic Development Corporation (FLHEDC) was formed under the 
New York State Not-for-Profit Corporation Law in 2010 for the purpose of promoting 
community and economic development and the creation of jobs for the citizens of the County.  
FLHEDC is a public benefit organization that is subject to the Public Authority Accountability 
Act of 2005.  The IDA is the sole corporate member of FLHEDC and four of FLHEDC’s seven 
Board members are the officers of the IDA, as identified in FLHEDC’s bylaws, and therefore 
FLHEDC is included as a blended component unit in the IDA’s financial statements 

 
The financial statements include the proprietary fund activities of the IDA and FLHEDC, 
collectively, the Agency. 
 

 
2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 

Basis of Accounting  
The financial statements have been prepared in accordance with accounting principles 
generally accepted in the United States of America (GAAP) as prescribed by the 
Governmental Accounting Standards Board (GASB).  

 
The Agency reports its activities as a proprietary fund type.  Proprietary funds are accounted 
for on the flow of economic resources measurement focus and use the accrual basis of 
accounting.  Under this method, revenues are recorded when earned and expenses are 
recorded at the time liabilities are incurred.  Capital assets and long-term liabilities related to 
these activities are recorded within the fund. 

 
Basis of Presentation 
GASB requires the classification of net position into three components as defined below: 

 
 Net Investment in Capital Assets - consists of capital assets including restricted capital 

assets, net of accumulated depreciation, reduced by the outstanding balances of any 
bonds, notes or other borrowings, if any, that are attributable to the acquisition, 
construction, or improvement of those assets. 



 

14 

2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Basis of Accounting (Continued)  
 Restricted Net Position - consists of amounts which have constraints placed on their use 

either by (1) external groups such as creditors, grantors, contributors, or laws or 
regulations of other governments; or (2) law through constitutional provisions or enabling 
legislation. 

 
 Unrestricted Net Position - consists of net position that does not meet the definition of 

“restricted net position” or “net investment in capital assets.” 
 
When an expense is incurred for purposes for which both restricted and unrestricted net 
position are available, management applies restricted net position first, then unrestricted net 
position as needed.  
 
Proprietary funds are used to account for those operations that are financed and operated in a 
manner similar to private business or where the Board has decided that the determination of 
revenues earned, costs incurred and/or net income is necessary for management 
accountability.  The Agency’s proprietary funds include the following: 
 
 Operating Fund - is used to account for the general operating activities of the Agency, 

including the Entrepreneur and Emergency loan funds.  
 

 Entrepreneur Loan Fund - represents funds maintained by FLHEDC for the purpose of 
making operating and capital loans to existing and potential new industries located or 
locating operations in Yates County. 

 
 Emergency Loan Fund - represents funds maintained by FLHEDC to assist businesses 

within Yates County that were affected by the 2014 flood. 
 

 Revolving Loan Fund - represents restricted amounts to be used for making loans to 
existing and potential new industries located or locating operations in Yates County.  

 
 Small Cities Loan Fund - represents restricted amounts to be used for making loans to 

existing and potential new businesses focusing in the tourism industry located or locating 
operations in Yates County.  This fund was closed during 2019. 

 
 Grow the Agriculture Industry Now! Loan Fund (GAIN) - represents restricted amounts 

to be used for making loans to support creation, retention, and expansion opportunities for 
the region’s farmers and agricultural related business within Yates County. 

 
 Irrigation Fund – represents a fund established to account for one-time funding program 

grants. 
 

Significant interfund transactions have been eliminated in the financial statements. 
 

Cash and Cash Equivalents  
Cash and cash equivalents consist of bank demand deposit and money market accounts.     

 
Accounts Receivable  
Accounts receivable consists primarily of amounts due from customers for the rental of 
facilities.  Management records an allowance for doubtful accounts based on past collection 
experience and an analysis of outstanding amounts.  Amounts for which no payments have 
been received for several years are considered delinquent and when customary collection 
efforts are exhausted, the account is written off. 
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2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 

Notes Receivable  
The IDA has agreements with the Yates County Legislature to act as the Administrative 
Agency of Yates County for the administration of a Revolving Loan Fund and Small Cities 
Loan Fund.  The purpose of these funds is to make operating and capital loans to existing and 
potential new industries located or locating operations in Yates County.  These loans are made 
to create and retain jobs and expand the tax base. 
 
The IDA also has grant disbursement agreements with the Empire State Development 
Corporation and the United States Department of Agriculture to make loans to existing and 
potential businesses for capital expansion of the organic and viticulture market and other rural 
business expansion and also with Genesee/Finger Lakes Regional Planning Council to make 
loans to existing and potential businesses for creation, retention and expansion opportunities 
for the region’s farmers and agricultural related business. 
 
FLHEDC operates a loan fund for the purpose of making operating and capital loans to 
existing and potential new industries located or locating operations in Yates County.  These 
loans are made to create and retain jobs and expand the tax base.  FLHEDC also operates an 
emergency loan fund to assist businesses within Yates County that were affected by the 2014 
flood.  These loans were provided to businesses at 0% interest for five years.  

 
Notes receivable consists of outstanding loans from the loan funds described above.  
Management records an allowance for doubtful accounts based on past collection experience 
and an analysis of outstanding amounts.  Amounts for which no payments have been received 
for several years are considered in default and when customary collection efforts are 
exhausted, the account is written off.  The allowance for doubtful accounts was $50,872 and 
$55,256 at December 31, 2019 and 2018, respectively. 

 
Capital Assets 
Property and equipment purchased by the Agency is stated at cost, including interest 
capitalized during construction, where applicable.  Depreciation is provided on the straight-line 
method over the estimated useful lives of the assets ranging from three (3) to forty (40) years. 
 
Horizon Business Park Site 
In 1998, the Agency purchased vacant land for development and sale, known as the Horizon 
Business Park.  This site is recorded at historical cost.  During 2019, the Agency sold land and 
a building in the Horizon Business Park for a total of $867,500 with a basis of $737,195.  No 
lots were sold in 2018. 

 
Compensated Absences 
As part of compensation, employees earn vacation days in varying amounts.  A limited number 
of unused vacation days can be carried over to the subsequent year.  In the event of 
termination or retirement, employees are entitled to payment for accumulated vacation leave, 
subject to certain maximum limitations.  Estimated vacation leave is recorded as an expense 
when earned. 

 
Deferred Outflows and Inflows of Resources 
In addition to assets and liabilities, the Statement of Net Position will sometimes report a 
separate section for deferred outflows/inflows of resources.  The separate financial statement 
element, deferred outflows of resources, represents a consumption of net position that applies 
to a future period and so will not be recognized as an outflow of resources 
(expenses/expenditure) until then.  The separate financial statement element, deferred inflows 
of resources, represents an acquisition of net position that applies to a future period and so will 
not be recognized as an inflow of resources (revenue) until then. 
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2. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Deferred Charges 
Deferred charges relates to a loan made in the Small Cities Loan Fund from grant proceeds 
received in a prior year.  Revenue is realized when the principal payments of the loan are 
received.  
 
Financial Statement Presentation 
Operating revenue are those revenues that are generated from the primary operations of the 
Agency.  All other revenues are reported as non-operating revenues.  Operating expenses are 
those expenses that are essential to the primary operations of the Agency.  All other expenses 
are reported as non-operating expenses. 

 
Operating Revenue 
The Agency’s primary source of revenue is from the rental of real property.  Substantially all of 
the Agency’s buildings are held for leasing. 

 
The Agency also earns fee income from the issuance of Industrial Revenue Bonds, Industrial 
Development Agency lease transactions, and referral fees.  Fee income is recorded as 
revenue when the financing closes. 

 
Pension Plan 
Employees of the Agency participate in the New York State and Local Employees’ Retirement 
System, which is a cost-sharing multiple-employer retirement system. 

 
Income Taxes 
The Agency is a not-for-profit public benefit corporation and is exempt from income taxes 
under the Internal Revenue Code. 

 
Estimates 
The preparation of financial statements in accordance with GAAP requires management to 
make estimates and assumptions that affect the amounts reported in the financial statements 
and accompanying notes.  Actual results could differ from those estimates. 
 
Reclassifications 
Certain reclassifications have been made to the 2018 financial statements to conform to the 
current year presentation. 

 
 
3. CASH AND CASH EQUIVALENTS AND CERTIFICATES OF DEPOSIT 
  

Policies 
The Agency follows a deposit and investment policy, the overall objective of which is to 
adequately safeguard the principal amount of funds invested or deposited; conform with 
federal, state and other legal requirements; and provide sufficient liquidity of invested funds in 
order to meet obligations as they become due.  Oversight of investment activity is the 
responsibility of the investment officers, which consist of the Board Treasurer, Board 
Chairman, and the Chief Executive Officer. 
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3. CASH AND CASH EQUIVALENTS AND CERTIFICATES OF DEPOSIT (Continued) 
  

Policies (Continued) 
Agency monies must be deposited in commercial banks or trust companies located within and 
authorized to do business in New York State or with a private banker authorized to do 
business in New York State and maintaining a permanent capital of not less than $1,000,000 
in New York State.  Permissible investments include special time deposit accounts, certificates 
of deposit and obligations of the United States or of federal agencies whose principal and 
interest payments are fully guaranteed by the federal government, or of New York State or in 
general obligations of the State’s political subdivisions. 

 
Collateral is required for deposits and certificates of deposit not covered by Federal Deposit 
Insurance Corporation (FDIC) insurance.  Obligations that may be pledged as collateral are 
those identified in New York State General Municipal Law, Section 10 and outlined in the New 
York State Comptroller’s Financial Management Guide. 

 
Interest Rate Risk 
Interest rate risk is the risk that the fair value of investments will be affected by changing 
interest rates.  The Agency’s investment policy does not limit investment maturities as a means 
of managing its exposure to fair value losses arising from increasing interest rates. 

  
Credit Risk 
The Agency’s policy is to minimize the risk of loss due to failure of an issuer or other 
counterparty to an investment to fulfill its obligations.  The Agency’s deposit and investment 
policy limits the Agency to the following types of investments: 

 
 Special time deposits; 

 
 Certificates of deposit; 

 
 Obligations of the United States of America; 

 
 Obligations of the State of New York; and 

 
 Obligations issued by political subdivisions of the State of New York, with the approval of 

the New York State Comptroller. 
 
Custodial Credit Risk 
Custodial credit risk is the risk that, in the event of a failure of a depository financial institution, 
the reporting entity may not recover its deposits.  In accordance with the Agency’s deposit and 
investment policy, all deposits of the Agency including interest bearing demand accounts and 
certificates of deposit in excess of the amount insured under the provisions of the Federal 
Deposit Insurance Act (FDIA) shall be secured by a pledge of securities together with a 
security agreement and custodial agreement or a surety bond or letter of credit securing 100% 
of the Agency’s funds.   
 
At December 31, 2019 and 2018, the reported amount of cash and certificates of deposit held 
by the Agency in financial institutions was $4,568,142 and $3,500,455, respectively, and the 
bank balances were $4,570,013 and $3,501,118, respectively.  These accounts are not subject 
to significant investment risk relating to changing interest rates.   
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3. CASH AND CASH EQUIVALENTS AND CERTIFICATES OF DEPOSIT (Continued) 
 
Custodial Credit Risk (Continued)  
The Agency’s balances are collateralized as follows: 

 
 2019 2018 
   
FDIC insured $ 1,000,000 $ 1,000,000 

Collateral held for pledging bank by third-party 
  custodian in the Agency’s name 

 
  4,078,886 

 
  2,972,965 

$ 5,078,886 $ 3,972,965 
 
 
4. ACCOUNTS RECEIVABLE 
 

The operating and GAIN loan fund accounts receivable at December 31, 2019 and 2018 
consisted of rental and interest charges receivable of $80,891 and $90,846, respectively, net 
of an allowance for doubtful accounts of $76,097. 

 
 
5. LOAN FUNDS AND NOTES RECEIVABLE  
 

Principal maturities of notes receivable from various businesses in Yates County, bearing 
interest at rates ranging from 0% to 3.4% and maturing at various dates through April 2033 at 
December 31, 2019 were as follows: 
 

 Operating Revolving Small Cities GAIN   
 Loan Fund Loan Fund Loan Fund Loan Fund FLHEDC Total 
       

2020 $ 224,017 $ 52,246 $ - $ 21,202 $ 175,926 $ 473,391 
2021  125,554  43,929  -  19,776  100,324  289,583 
2022  114,768  27,728  -  19,975  82,213  244,684 
2023  109,878  26,372  -  20,176  68,868  225,294 
2024  102,757  24,159  -  20,378  207,323  354,617 
Thereafter  208,107  30,275  -  53,598  122,442  414,422 

       
  885,081  204,709  -  155,105  757,096  2,001,991 
Less:  Current 
  portion 

 
 (224,017) 

 
 (52,246) 

 
 - 

 
 (21,202) 

 
 (125,054) 

 
 (422,519) 

Less:  Allowance for 
  doubtful accounts 

 
 - 

 
 - 

 
 - 

 
 - 

 
 (50,872) 

 
 (50,872) 

       
 $ 661,064 $ 152,463 $ - $ 133,903 $ 581,170 $ 1,528,600 

 
Loans are considered to be non-performing when, based on current information and events, 
there is substantial doubt regarding the Agency’s ability to collect the scheduled payments of 
principal or interest when due according to the terms of the loan agreement.   
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6. MORTGAGE RECEIVABLE 
  

During 2015, the Agency sold a building to an unrelated third party and holds the mortgage for 
this property.  Principal maturities of the mortgage receivable bearing interest at a rate of 6.0% 
and maturing in January 2021 at December 31, 2019 were as follows: 

 
2020 $ 79,119 
2021  7,454 

  
  86,573 
Less:  Current portion  (79,119) 
  
 $ 7,454 

 
 
7. LEASE RECEIVABLE 
  

During 2017, the Agency leased equipment to an unrelated third party with a presumed 
transfer of title at the end of the term.  Principle maturities of the lease receivable with interest 
at a rate of 1.0%, matured in January 2021, with a transfer of rights for the asset in exchange 
for 10% of the face value of the lease.  During 2019, the lessee terminated the lease and 
returned the equipment which was subsequently sold for $22,500.  The balance remaining on 
the lease of $4,800 was reclassified to accounts receivable. 

 
 
8. CAPITAL ASSETS 

 
Capital asset balances and activity for the year ended December 31, 2019, were as follows: 

 
 Balance at   Balance at 
 January 1 Additions Retirements December 31 

     
Capital assets that are 
  depreciated: 

    

 Buildings and improvements $ 5,100,474 $ 131,850 $ (760,894) $ 4,471,430 
 Equipment and furniture  186,509  -  -  186,509 

     
  5,286,983  131,850  (760,894)  4,657,939 

     
Less:  Accumulated depreciation:     
 Buildings and improvements   (3,220,050)  (129,112)  60,138  (3,289,024) 
 Equipment and furniture  (181,813)  (983)  -  (182,796) 

     
  (3,401,863)  (130,095)  60,138  (3,471,820) 

     
Total depreciable assets, net $ 1,885,120 $ 1,755 $ (700,756) $ 1,186,119 
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8. CAPITAL ASSETS (Continued) 
 

Capital asset balances and activity for the year ended December 31, 2018, were as follows: 
 

 Balance at   Balance at 
 January 1 Additions Retirements December 31 

     
Capital assets that are 
  depreciated: 

    

 Buildings and improvements $ 5,094,684 $ 5,790 $ - $ 5,100,474 
 Equipment and furniture  181,933  4,576  -  186,509 

     
  5,276,617  10,366  -  5,286,983 

     
Less:  Accumulated depreciation:     
 Buildings and improvements   (3,082,114)  (137,936)  -  (3,220,050) 
 Equipment and furniture  (181,782)  (31)  -  (181,813) 

     
  (3,263,896)  (137,967)  -  (3,401,863) 

     
Total depreciable assets, net $ 2,012,721 $ (127,601) $ - $ 1,885,120 

 
 
9. HORIZON BUSINESS PARK SITE 
 

The following is a summary of the activity for the year ended December 31, 2019: 
 

 
Description 

Balance at 
January 1 

 
Additions 

 
Disposals 

Balance at 
December 31 

     
Horizon Business Park site $ 136,711 $ - $ (32,234) $ 104,477 

 
The following is a summary of the activity for the year ended December 31, 2018: 

 
 

Description 
Balance at 
January 1 

 
Additions 

 
Disposals 

Balance at 
December 31 

     
Horizon Business Park site $ 136,711 $ - $ - $ 136,771 

 
 
10. LINE-OF-CREDIT 
 

The IDA has an annually renewable line-of-credit direct borrowing agreement with a bank that 
allows for borrowings up to $100,000.  Amounts borrowed bear interest at the prime rate.  The 
agreement has a provision that in an event of default, the timing of repayment of outstanding 
amounts became due immediately.  During 2019 and 2018, the Agency had no activity on the 
line-of-credit and there were no amounts outstanding. 
 
FLHEDC had a $250,000 bank line-of-credit direct borrowing agreement with Lyons National 
Bank for the purpose of providing emergency loans to businesses affected by the 2014 flood.  
Borrowings on the line-of-credit included interest at 0%, were secured by assets of FLHEDC 
and guaranteed by the IDA.  The agreement had a provision that in an event of default, the 
timing of repayment of outstanding amounts became due immediately.  The outstanding 
balance was repaid and the agreement was terminated in 2018. 
 
No interest was paid in 2019 and 2018. 
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10. LINE-OF-CREDIT (Continued) 
 

The following is a summary of the activity for the year ended December 31, 2018: 
 

 
Description 

Balance at 
January 1 

 
Borrowings 

 
Repayments 

Balance at 
December 31 

     
Line-of-credit direct borrowing $ 38,000 $ - $ (38,000) $ - 

 
 
11. RENTAL PROPERTY 
 

The Agency leases several office, manufacturing, and storage spaces to various organizations 
under the terms of non-cancellable operating lease agreements.  The leases require monthly 
payments ranging from $40 to $4,500 and expire on various dates through 2026.  Aggregate 
committed monthly lease payments as of December 31, 2019 were approximately $19,000.   

 
The future minimum annual rents from non-cancellable operating leases related to the 
Agency's rental spaces are as follows for the years ended December 31:  
 
2020 $ 183,956 
2021  130,482 
2022  130,698 
2023  130,914 
2024  34,089 
Thereafter  6,000 

  
 $ 616,139 

 
 
12. EMPLOYEE RETIREMENT PLAN 

 
The Agency participates in the New York State and Local Employee’s Retirement System 
(ERS) also referred to as New York State and Local Retirement System (the NYSERS).  This 
is a cost-sharing multiple-employer retirement system, providing retirement benefits as well as 
death and disability benefits.  The net position of the NYSERS is held in the New York State 
Common Retirement Fund (the Fund), which was established to hold all net position and 
record changes in plan net position allocated to the NYSERS.  The NYSERS benefits are 
established under the provisions of the New York State Retirement and Social Security Law 
(NYS RSSL).  Once an employer elects to participate in the NYSERS, the election is 
irrevocable.   
 
The New York State Constitution provides that pension membership is a contractual 
relationship and plan benefits cannot be diminished or impaired.  Benefits can be changed for 
future members only by enactment of a State statute.  The Agency also participates in the 
Public Employees’ Group Life Insurance Plan (GLIP), which provides death benefits in the 
form of life insurance.  The system is included in the State’s financial report as a pension trust 
fund.  That report, including information with regard to benefits provided, may be found at 
www.osc.state.ny.us/retire/publications/index.php or obtained by writing to the New York State 
and Local Retirement System, 110 State Street, Albany, NY 12244. 
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12. EMPLOYEE RETIREMENT PLAN (Continued) 
 
Contributions 
The NYSERS is noncontributory except for employees who joined the NYSERS after July 27th, 
1976, who contribute 3.0% percent of their salary for the first ten years of membership, and 
employees who joined on or after January 1, 2010 who generally contribute 3.0% to 6.0% of 
their salary for their entire length of service.  Under the authority of the NYSRSSL, the 
Comptroller annually certifies the actuarially determined rates expressly used in computing the 
employers’ contributions based on salaries paid during the NYSERS’ fiscal year ending March 
31.  Contributions for the current year and two preceding years were equal to 100 percent of 
the contributions required, and were as follows:  
 
2019 $ 34,662 
2018 $ 31,439 
2017 $ 26,484 

 
Pension Liabilities, Pension Expense, and Deferred Outflows/Inflows of Resources 
Related to Pensions  
At December 31, 2019 and 2018, the Agency reported a net pension liability of $77,517 and 
$27,449, respectively, for its proportionate share of the NYSERS net pension liability.  The net 
pension liability was measured as of March 31 of the respective year, and the total pension 
liability used to calculate the net pension liability was determined by the actuarial valuation as 
of that date.  The Agency’s proportion of the net pension liability was based on a projection of 
the Agency’s long-term share of contributions to the pension plan relative to the projected 
contributions of all participating members, actuarially determined.  At December 31, 2019 and 
2018, the Agency’s proportion was 0.0010940 percent and 0.0008505, respectively. 
 
For the year ended December 31, 2019, the Agency recognized pension expense of $43,090. 
At December 31, 2019, the Agency reported deferred outflows/inflows of resources related to 
pensions from the following sources: 
 
 Deferred 

Outflows of 
Resources 

Deferred 
Inflows of 
Resources 

   
Differences between and expected and actual experience $ 15,265 $ 5,204 
Changes of assumptions  19,484  - 
Net difference between projected and actual earnings   
  on pension plan investments  -  19,895 
Changes in proportion and differences between the    
  Agency’s contribution and proportionate share of   
  contributions  11,810  19,498 
Contributions subsequent to the measurement date  34,662  - 
   
Total $ 81,221 $ 44,597 

 
The Agency recognized $34,662 as deferred outflow of resources related to pensions resulting 
from contributions made subsequent to the measurement date of March 31, 2019 which will be 
a reduction of the net pension liability in the year ended December 31, 2020. 
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12. EMPLOYEE RETIREMENT PLAN (Continued) 
 
Pension Liabilities, Pension Expense, and Deferred Outflows/Inflows of Resources 
Related to Pensions (Continued) 
For the year ended December 31, 2018, the Agency recognized pension expense of $37,956. 
At December 31, 2018, the Agency reported deferred outflows/inflows of resources related to 
pensions from the following sources: 
 
 Deferred 

Outflows of 
Resources 

Deferred 
Inflows of 
Resources 

   
Differences between and expected and actual experience $ 9,790 $ 8,090 
Changes of assumptions  18,201  - 
Net difference between projected and actual earnings   
  on pension plan investments  39,868  78,695 
Changes in proportion and differences between the    
  Agency’s contribution and proportionate share of   
  contributions  1,858  19,120 
Contributions subsequent to the measurement date  31,439  - 
   
Total $ 101,156 $ 105,905 
 
The Agency recognized $31,439 as deferred outflow of resources related to pensions resulting 
from contributions made subsequent to the measurement date of March 31, 2018 which will be 
a reduction of the net pension liability in the year ended December 31, 2019. 
 
The other amounts reported as deferred outflows of resources and deferred inflows of 
resources related to pensions will be recognized in pension expense as follows:  
 
2020 $ 11,285 
2021  (17,917) 
2022  (2,226) 
2023  10,821 
2024  - 
Thereafter  - 
  
 $ 1,963 
 
Actuarial Assumptions 
The total pension liability at March 31, 2019 was determined by using an actuarial valuation as 
of April 1, 2018, with update procedures used to roll forward the total pension liability to March 
31, 2019.  The 2019 actuarial valuation used the following actuarial assumptions: 
 
Actuarial cost method Entry age normal 
Inflation 2.5% 
Salary scale 4.2% indexed by service 
Projected COLAs 1.3% compounded annually 

Decrements Developed from the Plan's 2015 experience study of the 
period April 1, 2010 through March 31, 2015  

Mortality improvement Society of Actuaries Scale MP-2018 
Investment rate of return 6.8% compounded annually, net of investment expenses 
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12. EMPLOYEE RETIREMENT PLAN (Continued) 
 

Actuarial Assumptions (Continued) 
The total pension liability at March 31, 2018 was determined by using an actuarial valuation as 
of April 1, 2017, with update procedures used to roll forward the total pension liability to March 
31, 2018.  The 2018 actuarial valuation used the following actuarial assumptions: 
 
Actuarial cost method Entry age normal 
Inflation 2.5% 
Salary scale 3.8% indexed by service 
Projected COLAs 1.3% compounded annually 

Decrements Developed from the Plan's 2015 experience study of the 
period April 1, 2010 through March 31, 2015  

Mortality improvement Society of Actuaries Scale MP-2014 
Investment rate of return 7.0% compounded annually, net of investment expenses 

 
The long-term expected rate of return on pension plan investments was determined in 
accordance with Actuarial Standard of Practice (ASOP) No. 27, Selection of Economic 
Assumptions for Measuring Pension Obligations.  ASOP No. 27 provides guidance on the 
selection of an appropriate assumed investment rate of return.  Consideration was given to 
expected future real rates of return (expected returns, net of pension plan investment expense 
and inflation) for equities and fixed income as well as historical investment data and plan 
performance. 
 
Best estimates of arithmetic real rates of return for each major asset class included in the 
target asset allocation as of March 31, 2019 and 2018 are summarized below:  
 
 
 
 
Asset Type 

 
 

Target 
Allocation in % 

Long-Term 
Expected Real 
Rate of Return 

in % 
   
Domestic equity  36.0%  4.55% 
International equity  14.0%  6.35% 
Private equity  10.0%  7.50% 
Real estate   10.0%  5.50% 
Absolute return    2.0%  3.75% 
Opportunistic portfolio    3.0%  5.68% 
Real assets    3.0%  5.29% 
Bonds and mortgages  17.0%  1.31% 
Cash    1.0%  (0.25)% 
Inflation-indexed bonds    4.0%  1.25% 
   
Total  100.0%  

 
Discount Rate  
The discount rate used to calculate the total pension liability was 7.0% for the year ended 
December 31, 2019 and 2018.  The projection of cash flows used to determine the discount 
rate assumes that contributions from plan members will be made at the current contribution 
rates and that contributions from employers will be made at statutorily required rates, 
actuarially.  Based upon the assumptions, the Plan’s fiduciary net position was projected to be 
available to make all projected future benefit payments of current plan members.  Therefore, 
the long-term expected rate of return on pension plan investments was applied to all periods of 
projected benefit payments to determine the total pension liability.  
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12. EMPLOYEE RETIREMENT PLAN (Continued) 
 
Sensitivity of the Proportionate Share of the Net Pension Liability to the Discount Rate 
Assumption  
The following presents the Agency’s proportionate share of the net pension liability at 
December 31, 2019 calculated using the discount rate of 7.0%, as well as what the Agency’s 
proportionate share of the net pension liability would be if it were calculated using a discount 
rate that is 1% lower (6.0%) or 1% higher (8.0%) than the current rate:  
 
 1%  

Decrease 
6.0% 

Current  
Discount  

7.0% 

1% 
Increase 

8.0% 
    
Proportionate share of net pension    
  liability (asset) $ 338,900 $ 77,513 $ (142,070) 
 
The following presents the Agency’s proportionate share of the net pension liability at 
December 31, 2018 calculated using the discount rate of 7.0%, as well as what the Agency’s 
proportionate share of the net pension liability would be if it were calculated using a discount 
rate that is 1% lower (6.0%) or 1% higher (8.0%) than the current rate:  
 
 1%  

Decrease 
6.0% 

Current  
Discount  

7.0% 

1% 
Increase 

8.0% 
    
Proportionate share of net pension    
  liability (asset) $ 207,688 $ 27,449 $ (125,026) 
 
Pension Plan Fiduciary Net Position   
The components of the current-year net pension liability of the employers as of March 31, 2019 
were as follows:  
 
 Pension Plan’s 

Fiduciary 
Net Position 

Agency’s 
Discount  

7.0% 
   
Total pension liability $ 189,803,429 $ 2,076,450 
Net position  (182,718,124)  (1,998,937) 
   
Net pension liability (asset) $ 7,085,305 $ 77,513 
   
Fiduciary net position as a percentage   
  of total pension liability  96.3%  96.3% 
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12. EMPLOYEE RETIREMENT PLAN (Continued) 
 
Pension Plan Fiduciary Net Position (Continued)   
The components of the current-year net pension liability of the employers as of March 31, 2018 
were as follows:  
 
 Pension Plan’s 

Fiduciary 
Net Position 

Agency’s 
Discount  

7.0% 
   
Total pension liability $ 183,400,590 $ 1,559,822 
Net position  (180,173,145)  (1,532,373) 
   
Net pension liability (asset) $ 3,227,445 $ 27,449 
   
Fiduciary net position as a percentage   
  of total pension liability  98.2%  98.2% 
 
 

13. AFFILIATED AGENCY  
 

Yates County Capital Resource Corporation (CRC) was formed under the New York State 
Corporation Law to facilitate the financing of projects for non-profit organizations within the 
County and is a public benefit organization that is subject to the Public Authority Accountability 
Act of 2005.  The County is the sole member of CRC and officers of the Agency are members 
of the Board of CRC.  CRC was funded by the fees received from the issuance of a bond and 
their assets, liabilities and activities are not included in the Agency’s financial statements.  
CRC paid $1,868 and $2,949 in loan management fees during 2019 and 2018. 

 
 
14. CONDUIT FINANCING 
 

In connection with its efforts to promote economic growth in Yates County, 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 
public interest.  The bonds are secured by the property 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 entities served by the bond 
issuance.  The Agency is not obligated in any manner for repayment of the bonds.  
Accordingly, the bonds are not reported as liabilities in the accompanying financial statements. 

 
The terms of these transactions generally provide for reductions in property taxes paid by 
recipients of the financing in return for commitments to provide jobs and other economic 
benefits for the County of Yates. 

 
At December 31, 2019, bonds outstanding related to projects with which the Agency was 
involved were $1,934,211, maturing at various dates through September 1, 2021. 
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Exhibit III

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

Finger Lakes
Horizon

Economic
Operating Revolving Small Cities GAIN Irrigation Development

Fund Loan Fund Loan Fund Loan Fund Fund Total Center Total

ASSETS

CURRENT ASSETS:
Cash and cash equivalents 3,095,851$         180,086$            -$                        49,390$              -$                        3,325,327$         826,702$            4,152,029$         
Certificates of deposit 416,113              -                          -                          -                          -                          416,113              -                          416,113              
Accounts receivable, net 4,664 -                          -                          130                     -                          4,794                  -                          4,794                  
Current portion of notes receivable, net 224,017              52,246                -                          21,202                -                          297,465              125,054              422,519              
Current portion of mortgage receivable, net 79,119                -                          -                          -                          -                          79,119                -                          79,119                
Due (to) from other fund (67,601)               (299)                    -                          -                          -                          (67,900)               67,900                -                          
Prepaid expenses 3,886                  -                          -                          -                          -                          3,886                  -                          3,886                  

Total current assets 3,756,049           232,033              -                          70,722                -                          4,058,804           1,019,656           5,078,460           

CAPITAL ASSETS, net 1,186,119           -                          -                          -                          -                          1,186,119           -                          1,186,119           

OTHER ASSETS:
Notes receivable, net of current portion 661,064              152,463              -                          133,903              -                          947,430              581,170              1,528,600           
Mortgage receivable, net of current portion 7,454                  -                          -                          -                          -                          7,454                  -                          7,454                  
Horizon Business Park site 104,477              -                          -                          -                          -                          104,477              -                          104,477              

772,995              152,463              -                          133,903              -                          1,059,361           581,170              1,640,531           

Total assets 5,715,163           384,496              -                          204,625              -                          6,304,284           1,600,826           7,905,110           

DEFERRED OUTFLOWS

Pension related-ERS 81,221                -                          -                          -                          -                          81,221                -                          81,221                

Total deferred outflows 81,221                -                          -                          -                          -                          81,221                -                          81,221                

LIABILITIES 

CURRENT LIABILITIES:
Accounts payable 5,002                  -                          -                          -                          -                          5,002                  197                     5,199                  
Compensated absences 9,329                  -                          -                          -                          -                          9,329                  -                          9,329                  

Total current liabilities 14,331                -                          -                          -                          -                          14,331                197                     14,528                

LONG-TERM LIABILITIES:
Net pension related liability-ERS 77,517                -                          -                          -                          -                          77,517                -                          77,517                

Total long-term liabilities 77,517                -                          -                          -                          -                          77,517                -                          77,517                

Total liabilities 91,848                -                          -                          -                          -                          91,848                197                     92,045                

DEFERRED INFLOWS

Pension related-ERS 44,597                -                          -                          -                          -                          44,597                -                          44,597                
Deferred charges 50                       -                          -                          -                          -                          50                       -                          50                       

Total deferred inflows 44,647                -                          -                          -                          -                          44,647                -                          44,647                

NET POSITION

Net investment in capital assets 1,186,119           -                          -                          -                          -                          1,186,119           -                          1,186,119           
Restricted 1,587,837           384,496              -                          204,625              -                          2,176,958           -                          2,176,958           
Unrestricted 2,885,933           -                          -                          -                          -                          2,885,933           1,600,629           4,486,562           

Total net position 5,659,889$         384,496$            -$                        204,625$            -$                        6,249,010$         1,600,629$         7,849,639$         

YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY

COMBINING STATEMENT OF NET POSITION
DECEMBER 31, 2019

Yates County Industrial Development Agency Funds

The accompanying notes are an integral part of these exhibits.
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Exhibit IV
YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of the County of Yates, New York)

COMBINING STATEMENT OF REVENUE, EXPENSES AND CHANGE IN NET POSITION
FOR THE YEAR ENDED DECEMBER 31, 2019

Finger Lakes
Horizon

Economic
Operating Revolving Small Cities GAIN Irrigation Development

Fund Loan Fund Loan Fund Loan Fund Fund Total Center Total

OPERATING REVENUE:
Rental of real property 401,691$          -$                     -$                     -$                     -$                     401,691$          -$                     401,691$          
Bond service fees 298,857            -                       -                       -                       -                       298,857            127,500            426,357            
Program income 5,390                6,617                61,718              1,640                17,400              92,765              29,248              122,013            
Other 32,894              -                       -                       -                       -                       32,894              -                       32,894              

Total operating revenue 738,832            6,617                61,718              1,640                17,400              826,207            156,748            982,955            

OPERATING EXPENSES:
Administration 463,339            -                       -                       -                       -                       463,339            -                       463,339            
Operating and maintenance 112,757            -                       -                       -                       -                       112,757            -                       112,757            
Contractual 30,246              -                       5,276                -                       17,400              52,922              60,521              113,443            
Depreciation 130,095            -                       -                       -                       -                       130,095            -                       130,095            

 Total operating expenses 736,437            -                       5,276                -                       17,400              759,113            60,521              819,634            

OPERATING INCOME (LOSS) 2,395                6,617                56,442              1,640                -                       67,094              96,227              163,321            

NONOPERATING REVENUE (EXPENSE): 
Interest income 6,290                20                     18                     41                     -                       6,369                -                       6,369                
Provision for bad debts -                       -                       (919)                  -                       -                       (919)                  -                       (919)                  
Gain on sale of assets 130,305            -                       -                       -                       -                       130,305            -                       130,305            
Transfer to affiliated organization 22,100              -                       (259,510)           -                       -                       (237,410)           237,410            -                       
Transfer of property  to/from other fund 61,718              -                       (61,718)             -                       -                       -                       -                       -                       

Total nonoperating revenue (expense), net 220,413            20                     (322,129)           41                     -                       (101,655)           237,410            135,755            

CHANGE IN NET POSITION BEFORE
  INTERFUND MANAGEMENT FEE 222,808            6,637                (265,687)           1,681                -                       (34,561)             333,637            299,076            

INTERFUND MANAGEMENT FEE 6,935                (6,935)               -                       -                       -                       -                       -                       -                       

CHANGE IN NET POSITION 229,743            (298)                  (265,687)           1,681                -                       (34,561)             333,637            299,076            

NET POSITION - beginning of year 5,430,146         384,794            265,687            202,944            -                       6,283,571         1,266,992         7,550,563         

NET POSITION - end of year 5,659,889$       384,496$          -$                     204,625$          -$                     6,249,010$       1,600,629$       7,849,639$       

Yates County Industrial Development Agency Funds

The accompanying notes are an integral part of these exhibits.
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Exhibit V
YATES COUNTY INDUSTRIAL DEVELOPMENT AGENCY
(A Discretely Presented Component Unit of the County of Yates, New York)

COMBINING STATEMENT OF CASH FLOWS
FOR THE YEAR ENDED DECEMBER 31, 2019

Finger Lakes
Horizon

Economic
Operating Revolving Small Cities GAIN Irrigation Development

Fund Loan Fund Loan Fund Loan Fund Fund Total Center Total

CASH FLOW FROM OPERATING ACTIVITIES:
Cash received from providing services 757,172$         6,617$             26,295$           1,510$             17,400$           791,594$         156,748$         948,342$         
Cash payments for other than personal services (222,806)          (6,935)              (5,276)              -                       (17,400)            (235,017)          (60,324)            (295,341)          
Cash payments for personal services and 
  benefits (366,797)          -                       -                       -                       -                       (366,797)          -                       (366,797)          
Collection of notes receivable 189,651           64,963             -                       17,762             -                       272,376           222,684           495,060           
Issuance of notes receivable (344,000)          (170,000)          -                       -                       -                       (514,000)          (60,000)            (574,000)          

Net cash flow from operating activities 13,220             (105,355)          21,019             19,272             -                       (51,844)            259,108           207,264           

CASH FLOW FROM CAPITAL AND RELATED 
  FINANCING ACTIVITIES:

Purchases of capital assets (70,132)            -                       (61,718)            -                       -                       (131,850)          -                       (131,850)          
Proceeds from sale of capital assets 863,355           863,355           -                       863,355           
Change in due to affiliated agencies 90,000             -                       -                       -                       -                       90,000             (90,000)            -                       

Net cash flow from capital and 
 related financing activities 883,223           -                       (61,718)            -                       -                       821,505           (90,000)            731,505           

CASH FLOW FROM INVESTING ACTIVITIES:
Purchase of certifiates of deposits (8,248)              -                       -                       -                       -                       (8,248)              -                       (8,248)              
Collection of mortgage receivable 89,069             -                       -                       -                       -                       89,069             -                       89,069             
Collection of lease receivable 33,480             33,480             -                       33,480             
Interest income 6,290               20                    18                    41                    -                       6,369               -                       6,369               

 Net cash flow from investing activities 120,591           20                    18                    41                    -                       120,670           -                       120,670           

CHANGE IN CASH AND CASH EQUIVALENTS 1,017,034        (105,335)          (40,681)            19,313             -                       890,331           169,108           1,059,439        

CASH AND CASH EQUIVALENTS - beginning of year 2,078,817        285,421           40,681             30,077             -                       2,434,996        657,594           3,092,590        

CASH AND CASH EQUIVALENTS - end of year 3,095,851$      180,086$         -$                     49,390$           -$                     3,325,327$      826,702$         4,152,029$      

RECONCILIATION OF NET INCOME (LOSS) TO
  NET CASH FLOW FROM OPERATING ACTIVITIES:

Operating income (loss) 2,395$             6,617$             56,442$           1,640$             -$                     67,094$           96,227$           163,321$         
Adjustments to reconcile operating income (loss) to
  net cash flow from operating activities:

Depreciation 130,095           -                       -                       -                       -                       130,095           -                       130,095           
Deferred inflows/outflows of resources - ERS (41,373)            -                       -                       -                       -                       (41,373)            -                       (41,373)            
Changes in: -                       -                       

Accounts receivable 14,885             -                       -                       (130)                 -                       14,755             -                       14,755             
Notes receivable (154,349)          (105,037)          -                       17,762             -                       (241,624)          162,684           (78,940)            
Prepaid expenses 10,339             -                       -                       -                       -                       10,339             -                       10,339             
Accounts payable (2,295)              -                       -                       -                       -                       (2,295)              197                  (2,098)              
Deferred revenue (3,480)              (35,423)            (38,903)            (38,903)            
Transfer to operating fund 6,935               (6,935)              -                       -                       -                       -                       -                       -                       
Net pension liability - ERS 50,068             -                       -                       -                       -                       50,068             -                       50,068             

Net cash flow from operating activities 13,220$           (105,355)$        21,019$           19,272$           -$                     (51,844)$          259,108$         207,264$         

Yates County Industrial Development Agency Funds

The accompanying notes are an integral part of these exhibits.
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INDEPENDENT AUDITOR’S 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 
 
 
March 30, 2020 
 
To the Board of Directors of 
 Yates 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 Yates County Industrial 
Development Agency (the Agency), a New York Public Benefit Corporation and a 
discretely presented component unit of the County of Yates, New York, as of and 
for the year ended December 31, 2019, and the related notes to the financial 
statements, which collectively comprise the Agency’s basic financial statements, 
and have issued our report thereon dated March 30, 2020.   
 
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) to 
determine the 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 entity’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 may exist that have not been identified.  
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INDEPENDENT AUDITOR’S 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 
(Continued) 
 
 
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 determination of financial statement amounts.  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 
entity’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 entity’s internal control and 
compliance.  Accordingly, this communication is not suitable for any other purpose. 
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