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1.0 INTRODUCTION AND PURPOSE 

Nelson Pope Voorhis (NPV) has been requested to prepare additional supplemental information 
concerning the need for the proposed industrial warehouse buildings on Expressway Drive North 
in Yaphank.  This report addresses that need in order to support Brookhaven Industrial 
Development Agency (IDA) tax deferral incentives to facilitate this proposed project.  This 
information supplements the Economic & Fiscal Impact Analyses for this project as contained in 
the NPV report referenced as follows: 

 Economic & Fiscal Impact Analysis, Expressway Drive North Industrial Buildings, NPV, May
16, 2022

This economic/fiscal report document the construction/operational employment benefits of 
the project and further quantify the tax revenue benefits at full taxation.  Job creation and tax 
base support are important to the economic stability of the Town, County and region as 
documented in this prior report. 

The pandemic has increased the pre-existing demand for trucking, storage and delivery of goods 
and services to commercial and domestic consumers.  This has spurred a need for local and 
regional warehouse and distribution centers and support facilities.  The Wildflower project in 
Yaphank is designed to meet this demand.   

The IDA notes that there are many projects for industrial use approved and/or pending in the 
Town of Brookhaven and general locale of the proposed Wildflower projects.  The IDA has 
expressed concern that the application is currently speculative with no defined user at this time. 
As the IDA is being asked to support the project financially, the IDA seeks information to ensure 
that the project will be successful and that an excess of industrial space is not being created.   

This report describes local and regional conditions that drive the market for industrial warehouse 
space.  Understanding the dynamics of this unique market is critical to determining the significant 
demand for such facilities.  There are unique aspects to the construction and leasing of industrial 
warehouse space that drive the market demand for existing and proposed projects.  This 
document provides additional supporting information to demonstrate that there remains a need 
for such facilities. 

It is noted that Wildflower has another application pending before the IDA for a proposed 
industrial warehouse building on National Boulevard in Medford.  That project involves 
construction and annual operations of one building, which is proposed to be 129,237 sf of 
warehouse space.  Wildflower finds there is demand for the proposed project in Yaphank that is 
addressed in this report, as well as the Medford project.  The data and information contained 
herein support the need for both of these projects and that even with completion of both 
projects, there remains a demand for industrial warehouse space locally and regionally. 
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2.0 PROPOSED PROJECT AND LOCATION 
 
The proposed development consists of three single-story warehouse buildings, known as 
Expressway Drive North Warehouse Buildings, located in the hamlet of Yaphank, Town of 
Brookhaven, Suffolk County.  This project involves the construction and annual operations of the 
three buildings, which are proposed to be 203,548 square feet (sf), 176,670 sf, and 169,724 sf, 
resulting in a total of 549,942 sf of warehouse space.   
 
The site location is more specifically described as the north side of Long Island Expressway (I-495) 
North Service Road, approximately 100 feet west of Sills Road.  The Suffolk County Tax Map 
(SCTM) number of the subject site is: 200-662-2-5.16. 
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3.0 APPLICANT INFORMATION SUPPORTING NEED 

Wildflower LTD specializes in creating and leasing industrial warehouse space in the New York 
metropolitan area.  The Yaphank and Medford project locations were screened by Wildflower for 
suitability to serve the market and provide successful, occupied space to support the demand for 
such space. 

Wildflower has a reputation and a track record of successfully constructing and leasing industrial 
warehouse space.  It is important to understand that all Wildflower projects are built without a 
tenant lease already signed and in-hand.  Wildflower’s business model for industrial warehouse 
space requires Wildflower to develop sites that tenants seek to occupy as explained further 
herein.  Over the past eight (8) years, all Wildflower projects have been built on a speculative 
basis, and all are currently 100% leased.  Wildflower’s approach is not unique.  This is industry-
wide in the industrial market.  Industrial builders either build on speculation, or the potential 
tenants go elsewhere where there is already space available to meet their needs. 

Interestingly, the tenants that require and occupy warehouse space, do not typically embark on 
the cumbersome process of locating and acquiring land, followed by completion of the site plan 
land use review process and procurement of building permits to entitle that land to be developed 
for their use.  This process can easily take 12 and potentially up to 24 months to complete.  Due 
to the variability of market conditions, tenants are not making commitments for over 12 months 
into the future.  These tenants require approved space that is ready to occupy and seek locations 
that meet their business needs.  Tenants are averse to zoning and construction financing risk and 
typically seek an approved loan with lending institutions that require completion guarantees 
assured by the developer, in this case, Wildflower.  As a result, though buildings are built without 
a tenant lease already signed and in-hand, this process allows high quality, versatile industrial 
space to enter the market by having the developer (Wildflower) carry the up-front risk.  In short, 
Wildflower bridges the demand for the space with production of the space for tenants to occupy. 

Wildflower is also unique in that the company does not sell approved projects.  Instead, 
Wildflower builds the projects and retains the space.  This business model has proven to be 
extremely successful in serving the market need for flexible space that serves the warehouse, 
self-storage space and film studio industries.   

Wildflower fulfills a critical role to deliver space to tenants requiring flexible warehouse buildings 
for occupancy and operations with modern specifications that are not found in the overwhelming 
majority of the total industrial warehouse market on Long Island.  Having a long-term outlook 
and being able to deliver needed space allows Wildflower to work with many different types of 
users to serve their warehouse space needs. 
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If a developer such as Wildflower were not used to bridge the market and deliver space, very few 
projects would be built.  Tenants would be forced to use compromised space and the innovation 
and progress that is facilitated by quality space would be significantly hindered. 

As a for-profit company, Wildflower is most interested in the success of their projects.  The 
company understands the markets they serve and focuses on project success.  Wildflower only 
serves the New York metropolitan area and has developed a specialty in the industrial 
warehouse market.  A number of successful projects have been completed on Long Island 
including the JFK Logistics Center and public storage facilities in Middle Island and Holbrook, 
and all of these projects were built without a tenant lease already signed and in-hand. 

The proposed location in Yaphank was selected as a prime location in the Long Island Expressway 
(LIE )Exit 66 area.  This location serves a significant market need.  The current conditions indicate 
historically low-vacancy rates with space being readily occupied when delivered to the market. 
The model for this market is based on availability of space to occupy immediately when the need 
is determined.  As a result, Wildflower has had inquiries from multiple users and brokers that 
represent tenants.  Wildflower is known for delivering quality space and can offer space to 
existing tenants in other areas that require space in central Brookhaven Town as well as new 
tenants in this market. 

Wildflower works with all major brokerages and also handles most leasing in-house with a focus 
on the highest credit tenants to match tenants with desired space.  As of the summer of 
2022, Wildflower and their brokers maintained a proprietary list of 30 companies seeking a 
total of 3,405,000 SF of industrial warehouse space.  This demand for space is not met by 
existing inventory, and will not be met by proposed projects that are currently being pursued in 
Suffolk County. 
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4.0 MARKET RESEARCH AND ANALYSIS 

4.1 Long Island Market Conditions 

Long Island specific industrial market research is available from Cushman & Wakefield, a 
reputable source of real estate information.  Available research for the first quarter of 2022 
supports a finding that the industrial market on Long Island is strong and will remain strong, and 
that there is unfilled surplus demand for industrial warehouse space. 

Cushman & Wakefield publishes Marketbeat, Long Island.  The most recent available Cushman & 
Wakefield report for the first quarter of 2022 (Industrial Q1 2022) is included as Attachment A. 
This document indicates the following: 

 Unemployment Rate Declines as Industrial Job Sector Expands
 Vacancy Hits Historic Low as Tenant Demand Eclipses Supply
 Construction Delays Put Pressure on Supply as Older Buildings Attract Tenants

With low vacancy rates (2.3%) and high demand (record activity exceeding 1.3 million square 
feet), the lease rates go up and tenants seek other inferior space for their operations.  The year-
to-date net absorption rate 320,000 SF is 7.4% higher than the first quarter of 2021 even though 
first quarter transaction volume is traditionally lower than the rest of the year.  Other data 
supports the increased rental rates which clearly show a need for space to serve the current and 
future market.  This activity demonstrates a continuing demand for industrial space in Suffolk 
County and for Long Island as a region. 

Attachment B provides additional supporting information as contained in the Colliers Long Island 
Industrial Market Overview (Q1 2022).  This market report supports the findings of Cushman & 
Wakefield that availability of space is low, rents are increasing, and the absorption rate is high. 

4.2 Long Island Industrial Lease/Land Comparables 

Recent industrial lease comparables were researched based on data collected by Cushman & 
Wakefield.  The recent leases involve some new space, but mostly covers leasing of existing and 
older industrial space.  Attachment C provides the most recent listing of these uses for Suffolk 
and Nassau County.   

Of the Suffolk County comparables, only 158 Candlewood in Bay Shore, 120 Wilshire Boulevard 
in Brentwood and 215/230 Roger’s Way, Westhampton are more recent construction; all others 
are approximately 20 or more years old (prior to 2000).  None of the more recently constructed 
leased spaces are near the Long Island Expressway.  It is noted that there is a high volume of 
leased space listed in Attachment C, further expressing the demand for industrial space.  These 
types of spaces are filling the current demand in Suffolk County.  In Nassau County, there is 1 
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million less square feet that was leased for industrial use; however, population density is higher 
and  there  remains a demand  for  space  in Nassau County.   This  supports a  finding  that Suffolk 
County  is fulfilling some of the  industrial space demand for  industrial square footage  in Nassau 
County.    In  review of  the age of  the  industrial comparables  in Nassau County, all of  the  listed 
comparables are 20 or more years old, many are smaller spaces and most are not proximate to 
the  LIE.   Only  the Plainview, and  Syosset  listings have  convenient access  to  the  LIE.   The age, 
location  and  volume  of  sales  of  recent  comparables  supports  the  need  for  in  new  industrial 
space. 

Review of Attachment C provides  information  regarding  the  types of  tenants  that are  seeking 
and leasing space and land.  A sampling of the types of companies and uses marks a shift toward 
eCommerce as well as some more traditional warehouse/distribution uses and other uses.   The 
majority of uses are  for warehouse/distribution, with  limited uses  representing manufacturing 
or research & development.  There is only one use of 122,000 SF in Hauppauge which is listed as 
manufacturing/R&D, and that is a lease renewal, except for Tate’s Cookies who leased 60,000 SF 
of  space  in Westhampton  for manufacture/distribution.   All  the  rest  involve warehouse  and 
distribution tenants.  The list includes the following industries, companies and uses: 

Suffolk County 
Snapple 
Duro Dyne 
Lindemeyer Monroe 
Elecnor Hawkey LLC 
Tekweld 
Amazon 
The Oil & Lubricant Depot LLC 
G‐Fuel 
Unilever 
Sterling Digital Print 
Cookies United 
Tate’s Cookies 
Supply One  
Speedcast  
Estee Lauder 

Nassau County 
Brinks 
Food Distributor 
Power Home Remodeling 
Office Solutions Group 
Peleton 
Amazon 
Cobham 
Gate Gourmet 
Lazer Ship 

Land Comps (Suffolk‐Nassau) 
Veolia 
Car Dealer Parking 
Stone Masonry 
Jupiter Electric 
Reliant School Buses 
American Pavers 
Amazon 
Performance Food Group 
Viola Construction 
Waste Handler User 
DHS Fraco 

The  list  of  use  types  shows  a  wide  variety  of  specific  warehouse/distribution  occupancies.  
Amazon,  an  eCommerce  distributor,  is  listed  in  each  grouping.    As  noted,  these  uses  are 
occupying smaller and older spaces that are not generally proximate to major distribution routes 
of travel such as the LIE.  Review of lease and land comps demonstrates an underserved market 
for  newer,  more  flexible  and  modern  industrial  warehouse/distribution  space  that  is 
conveniently located near the Long Island Expressway.
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4.3 Long Island Industrial Market Projects 

This lack of existing newer quality space located proximate to transportation corridors and 
distribution hubs has given rise to additional construction of new space to meet market demands. 
A list of expected projects coming to the market over the next 2-3 years has been compiled.  This 
list identifies 21 projects that are in various stages of approvals, other than the Wildflower 
projects.  Of these projects, 6 are located in Nassau County totaling 867,330 SF; and, 15 are 
located in Suffolk County totaling 3,183,258 SF.  Of the 15 projects in Suffolk County, 12 are 
centrally located with relative proximity to the LIE, totaling 1,887,553 SF.  There are 4 projects in 
Brookhaven Town, totaling 1,061,900 SF.  Three (3) of these projects are located in proximity to 
the LIE (538,000 SF), and one is located in the more southerly portion of the Town (523,100 SF). 
With the Wildflower projects, representing 679,179 SF, the total proposed industrial space in 
Brookhaven Town is 1,741,079 SF, of which 1,217,979 SF is located centrally with access to the 
LIE.  Attachment D includes the compiled list of projects based on multiple sources. 

The pending projects in Nassau County are sorely needed and will easily be absorbed into the 
market to fulfill the need for new industrial warehouse space in this critical high population 
area which is proximate to the boroughs of New York City.   

The pending projects in Suffolk County include about 1.3 million SF that has compromised access 
but will serve more local and subregional needs including last mile delivery.  The balance of space 
will service the current and emerging markets for eCommerce and other industrial 
warehouse/distribution needs.   

Projects in Brookhaven include 1,061,000 SF of which 523,100 is not centrally located for 
convenient access to the LIE.  Brookhaven is centrally located in Suffolk County and can serve 
markets to the east and west.   

Wildflower proposes two (2) projects in Yaphank and Medford totaling 679,179 SF.  Combined 
with other projects in Brookhaven, this totals 1,741,079 SF of pending new industrial space.  Of 
this space, approximately 1,217,979 is centrally located with LIE access and 523,100 SF is located 
in south-central Brookhaven Town.  The Medford/Yaphank area is central within Brookhaven 
Town and is ideally positioned geographically to meet existing and future demand. 

The current demand for industrial user space in Brookhaven, Suffolk County and Long Island is 
strong.  At the current absorption rate of 320,000 SF per quarter, this space will be occupied in 
approximately 3 years.  Market delivery dates for this space range from 2022 through 2024.  It is 
noted that extended land use review periods often occur and may delay some space getting to 
market.  Historically, some percentage (at least 25%) of proposed space never gets built or is 
significantly delayed. 
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There is a long list of potential users for this space and only a limited amount of space can be 
constructed based on zoning, land ownership and other constraints.  Not all of the available space 
is proximate to Suffolk County and regional transportation corridors.  It is expected that there 
will be delays in having all of the pending projects approved and available for occupancy within 
the next 3 years.  During this period, it is expected that demand will increase as indicated in real 
estate market reports from Cushman & Wakefield.  Given the industrial space currently being 
proposed and the current and expected increase in demand for this space, there is a high 
potential for successful occupancy of the space that is currently in review, including the 
Wildflower projects.   
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5.0 WILDFLOWER COMPETITIVE EDGE AND SURPLUS DEMAND 

The three (3) buildings proposed by Wildflower in Yaphank have a high probability for successful 
occupancy as a result of the business model and track record of Wildflower.  The proposed 
buildings enjoy a competitive edge as a result of the following factors: 

 Flexible warehouse/distribution building space is in demand
 Wildflower builds space that can accommodate many different types of users
 Proposed space will have high ceilings and less interior columns through new

construction, that makes the space very versatile
 Buildings are able to be subdivided to meet the space needs of tenants
 Wildflower provides single and multiple tenant industrial warehouse space
 Mechanical, Electrical & Plumbing (MEP) systems are designed so that buildings can be

divided and metered for smaller tenants

The Yaphank location to be offered by Wildflower features safe, convenient access to the Long 
Island Expressway.  As noted in other sections, this is an important factor in offering tenant space 
to new users. 

As noted in Section 3.0, Wildflower is known for offering high-quality industrial space for 
warehouse/distribution tenant needs.  The reputation of Wildflower for offering and filling such 
space is a key factor in attracting tenants.   

Also as noted in Section 3.0, the current tenants-in-market (TIM) for space totals 30 potential 
tenants with a demand for 3,405,000 SF of industrial warehouse space.  The total of the proposed 
projects in Suffolk County of 3,183,258 SF will not fulfill this need.  More locally, the total of 
1,061,900 SF of pending industrial warehouse space in Brookhaven Town, will also fall far short 
of the demand for space based on the C&W/Wildflower proprietary list of potential tenants.   

The 549,942 SF of space proposed in Yaphank is very much in demand.  Further, the 679,179 SF 
of combined space (Medford and Yaphank) proposed by Wildflower will help to meet this 
demand, but only partially fulfills the significant need for space.  Even if 10% of the TIM identified 
in the fall of 2021 settle for inferior space before the Wildflower projects are available for 
occupancy, there is still a net demand for 2,385,321 SF of space when factoring in the Wildflower 
projects.  In other words, the Wildflower projects in Yaphank and Medford will only meet 22.2% 
of the demand for space based on TIM, even considering a lower demand should 10% of the 
space needs be met before approval of the Wildflower projects. 

Based on the edge that Wildflower has in offering quality space at an ideal location, and the 
demand for such space, there is a significant surplus demand for industrial warehouse facilities. 
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5.0 SUMMARY OF MARKET ANALYSIS, DEMAND AND NEED 

This report outlines current market conditions, existing leases and comparables, anticipated 
demand for industrial space and highlights Wildflower’s market strategy and anticipated ability 
to lease space for multiple industrial users.  Key market conditions supporting a strong demand 
and need for industrial warehouse space as presented in this report are as follows: 

 Low vacancy rates
 High industrial space absorption rates
 Increasing rents
 Market predictions by leading market analysts
 Lack of newer (less than 20 years old) industrial space
 Lack of industrial space near LIE
 High occupancy of older compromised space in non-ideal locations
 Lack of vacant industrial land for construction, particularly in Nassau County
 Lack of industrial space in Nassau County being served by Suffolk County
 Increase in eCommerce and other users competing for industrial space
 Limited industrial space in the approval pipeline
 Demand for industrial warehouse is expected to exceed supply over next 3 years based

on conservative absorption rates
 The net excess demand for industrial warehouse space after factoring in the Wildflower

projects is 2,385,321 SF.  Wildflower will only meet 22.2% of the demand for space based
on 90% of the tenants-in-market identified by C&W/Wildflower in the fall of 2021.

In summary, this report addresses the demand and need for industrial warehouse space in 
connection with the project site proposed in the Town of Brookhaven by Wildflower, LTD.  The 
site in Yaphank will feature three (3) buildings totaling 549,942 SF.  Documentation provided 
includes information on Wildflower and the industry trend for leasing of industrial space as well 
as an assessment of Long Island industrial market information.  Market information addresses 
current market conditions, a lease comparables assessment and projects that are currently 
proposed and pending.  Consideration is given to TIM for space as documented by C&W/
Wildflower.  The strength of Wildflower to lease the proposed space is summarized in 
review of the type of space, location and potential tenants.  Overall, the factors above support 
the finding that there is a strong demand and need for additional new, quality, properly located 
industrial warehouse space in central Brookhaven Town.   
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M A R K E T B E AT 

ECONOMY: Unemployment Rate Declines as Industrial Job Sector Expands
Long Island economic conditions continued to trend upward during the first quarter, as total nonfarm employment grew 
by 11,500 jobs since year-end 2021. Despite the slight reduction of manufacturing workers, the addition of 4,710 trade, 
transportation & utilities occupations fueled industrial job growth. The regional economy also benefited from higher 
employment levels, as the unemployment rate fell by 120 basis points (bps) to 3.6%. 

SUPPLY & DEMAND: Vacancy Hits Historic Low as Tenant Demand Eclipses Supply
The industrial vacancy rate for Long Island closed the quarter at a new historic low, posting a year-over-year (YOY) decrease 
of 150 bps to 2.3%. At quarter-end, the Central Nassau submarket boasted a 1.1% rate, the lowest in the region. Surging 
demand continued to outpace supply, resulting in a year-to-date (YTD) positive net absorption of 320,000 square feet (sf)—
7.4% higher than 2021’s first quarter. Even with supply shortages, leasing activity exceeded 1.3 million square feet (msf)—
the highest point in recent history—surpassing the previous peak by 140,000 sf achieved during the third quarter of 2020. 
Although first quarter deal volume is traditionally slower, activity tripled  fourth quarter 2021 totals, resulting from eight deals 
inked above 50,000 sf. Suffolk County led the charge in overall leasing activity with nearly 1.1 msf transacted, driven by a 
confidential e-commerce company’s 246,500-sf lease at 90 Ruland Road in Melville and Tekweld’s 104,000-sf lease at 
85 Nicon Court in Hauppauge.

Overall asking rents increased by $0.68 per square foot (psf) to $13.79 since year-end 2021—the market’s highest rent on 
record as existing product continued to dissipate. This can be attributed to increases across the board for warehouse/
distribution buildings, which surpassed $14.00 psf for the first time. Most notably, Eastern Nassau’s warehouse average asking 
rental rate yielded a 19.2% quarterly increase, the largest growth rate on Long Island during this period. The market’s average 
rate surged by 42.2% over the last three years.

OUTLOOK: Construction Delays Put Pressure on Supply as Older Buildings Attract Tenants 
Out of the gate in 2022, the industrial market improved with labor indicators and robust tenant demand. However, several 
developments currently under construction have reported delays of up to one year due to global supply chain issues and 
longer lead times for construction materials. This has redirected tenants to focus on older Class B and C buildings to meet 
their requirements, pushing rental rates for these properties to similar levels of Class A product. Investors are now shifting 
their priority toward redeveloping antiquated office buildings in tandem with adapting to the office market’s flight-to-
quality trend to meet evolving market needs.
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M A R K E T B E AT 

MARKET STATISTICS

LONG ISLAND
Industrial Q1 2022

HT = High Technology/Flex MF = Manufacturing W/D = Warehouse/Distribution

KEY LEASE TRANSACTIONS Q1 2022
PROPERTY SF TENANT PROPERTY TYPE SUBMARKET LEASE TYPE

90 Ruland Road, Melville 246,500 Confidential E-Commerce Tenant Warehouse/
Distribution Eastern Suffolk New Lease

300 Michael Drive, Syosset 150,145 Krystal Fruits and Vegetables Warehouse/
Distribution Eastern Nassau New Lease

85 Nicon Court, Hauppauge 104,000 Tekweld Warehouse/
Distribution Central Suffolk New Lease

KEY SALES TRANSACTIONS Q1 2022
PROPERTY SF SELLER/BUYER PROPERTY TYPE PRICE/$PSF SUBMARKET

81 Spence Street, Bay Shore 129,500 Duro Dyne Corportation /
Metropolitan Realty Associates

Warehouse/
Distribution $22.3M / $172 Central Suffolk

45 Oser Avenue, Hauppauge 121,830 STORE Capital Corporation /  
Link Logistics Flex $21.0M / $172 Central Suffolk

1 Newport Plaza, Freeport 114,000 Aml Realty LLC / Uniware Warehouse/
Distribution $14.5M / $127 Western Nassau

NOTABLE PROJECTS UNDER CONSTRUCTION
PROPERTY SF DEVELOPER MAJOR TENANT SUBMARKET

235 Pinelawn Road, Melville 599,983 Hartz Mountain Industries Speculative Western Suffolk

253-51 Rockaway Boulevard/
JFK Logistics Center, Woodmere 235,234 Wildflower LTD Confidential Western Nassau

303 Robbins Lane, Syosset 204,000 Scannell Properties Confidential Eastern Nassau

A CUSHMAN & WAKEFIELD  
RESEARCH PUBLICATION
Cushman & Wakefield (NYSE: CWK) is a leading global 
real estate services firm that delivers exceptional value 
for real estate occupiers and owners. Cushman & 
Wakefield is among the largest real estate services 
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SUBMARKET  INVENTORY (SF) OVERALL 
VACANT (SF) 

OVERALL 
VACANCY RATE

 CURRENT QTR 
OVERALL NET 
ABSORPTION

 YTD 
OVERALL NET 
ABSORPTION

 UNDER 
CONSTRUCTION 

(SF) 

 OVERALL 
WEIGHTED AVG 
NET RENT (HT)* 

 OVERALL 
WEIGHTED AVG 
NET RENT (MF)* 

 OVERALL 
WEIGHTED AVG 

NET RENT (W/D)* 

 OVERALL 
WEIGHTED AVG 

NET RENT*

Western Nassau 16,348,964 362,093 2.2% -77,773 -77,773 235,234 $10.66 $15.48 $15.56 $15.32 

Central Nassau 7,439,778 80,028 1.1% 13,500 13,500 101,930 N/A $13.00 $13.03 $13.00 

Eastern Nassau 21,072,583 657,893 3.1% 94,100 94,100 204,000 $12.04 $15.82 $17.48 $16.39 

NASSAU TOTALS 44,861,325 1,100,014 2.5% 29,827 29,827 541,164 $11.83 $14.95 $16.74 $15.74 

Western Suffolk 30,698,646 381,880 1.2% 320,672 320,672 599,983 $15.00 $10.75 $12.88 $12.44 

Central Suffolk 43,217,905 1,146,752 2.7% 69,656 69,656 206,134 $11.36 $12.10 $13.71 $13.35 

Eastern Suffolk 14,181,032 434,160 3.1% -100,000 -100,000 177,620 N/A N/A $12.02 $12.02 

SUFFOLK TOTALS 88,097,583 1,962,792 2.2% 290,328 290,328 983,737 $12.50 $11.65 $13.08 $12.86 

LONG ISLAND TOTALS 132,958,908 3,062,806 2.3% 320,155 320,155 1,524,901 $12.13 $13.25 $14.03 $13.79 

*Rental rates reflect weighted net asking $psf/year
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Accelerating success.

Long Island | Industrial

Market
Overview
Q1 2022

Q1 2022 Q4 2021 Q1 2021

Nassau County 44,387,498 44,714,498 44,856,667

Inventory Suffolk County 98,771,801 98,933,739 98,865,609

Long Island Overall 143,159,299 143,648,237 143,722,276

Leasing Activity

Nassau County 171,419 266,287 315,625

Suffolk County 882,413 251,122 582,126

Long Island Overall 1,053,832 517,409 897,751

Availability Rate

Nassau County 3.8% 4.1% 6.2%

Suffolk County 2.9% 3.0% 3.4%

Long Island Overall 3.1% 3.4% 4.2%

Average Asking Rent
($PSF/Yr.)

Nassau County $17.26 $16.60 $15.84

Suffolk County $12.76 $12.59 $12.55

Long Island Overall $14.27 $13.88 $13.62

Quarterly Net 
Absorption

Nassau County 178,716 55,515 84,546 

Suffolk County 160,665 (102,362) 46,102 

Long Island Overall 339,381 (46,847) 130,648 
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Long Island Overall

Long Island’s industrial market continues to be 
extremely strong and directly benefitting from the 
sustained growth of e-commerce sales. This has led to 
increased occupier demand for industrial space which 
caused pricing to increase and the availability rate to 
consequently decrease. During the first quarter, there 
was over 1.0 MSF of leasing activity and the availability 
rate decreased 30-basis points quarter-to-quarter to 
3.1%. As the industrial supply in the Long Island 
market becomes constrained, the quarter exhibited 
339,381 SF of positive net absorption. 

Long Island’s average asking rent continued to 
increase as demand persists, and is now 2.8% higher 
than the previous quarter, with an average asking rate 
of $14.27/SF. 

In order to meet ongoing demand, developers have 
accelerated their construction pipeline in the market. 
At the end of the first quarter, two properties were 
delivered totaling 481,734 SF, there were five 
properties under construction totaling 1.3 MSF, and 
twenty-two properties totaling 3.8 MSF are proposed 
in the market. 

Long Island industrial has continued to be an investor 
favorite. At the end of the first quarter investment 
sales volume reached $106,074,100. As it continues to 
be the case, investors are pursuing fully leased 
industrial buildings with 89% of the buildings sold 
being 100% leased. 

With widespread inflation, the U.S. Federal Reserve 
raised its benchmark interest rate by 25 basis points 
this quarter to 0.50%. As interest rates rise, look for a 
tightening in the capital markets sector directly 
influencing free capital and purchase prices.

Metropolitan Realty Associates, LLC’s $22.5 million 
acquisition of 81 Spence Street in Bay Shore 
represented the most significant sale of the quarter. 
The 129,500 SF warehouse sold for $171.81/SF. Also 
significant were Brookfield’s acquisitions of 72,000 SF 
at 100 Commercial street, Plainview for $15,475,000 

or $214.93 PSF and 114,939 SF at 485 South 
Broadway, Hicksville for $16,810,645 or $146.26 SF.

Nassau County

The availability rate in Nassau County dropped 30-
basis points quarter-to-quarter to 3.8%. During the 
quarter, the submarket experienced 178,716 SF of 
positive net absorption. 

Coinciding with the availability rate going down and 
net absorption exhibiting positive movement, the 
average asking rent improved 3.97% quarter-to-
quarter and is now asking $17.26/SF for industrial 
space. 

Amazon maintained its growth in Nassau County. 303 
Robbins Lane in Syosset continued construction and 
it’s expected to be completed in the third quarter of 
2022. 253-51 Rockaway Boulevard in Woodmere 
completed construction and added 235,234 SF to 
Amazon’s Long Island portfolio. 

Krystal Fruits and Vegetables signed the largest new 
lease in the submarket and took 150,145 SF at 300 
Michael Drive in Syosset. 

Suffolk County

Suffolk County once again posted the lowest 
availability rate on record, the availability rate 
decreased from last quarter to 2.9%. The County 
experienced 160,665 SF of positive net absorption this 
quarter. The industrial average asking rate for the 
submarket increased slightly by $0.17 this quarter to 
$12.76/SF. 

Amazon signed the largest new lease in the 
submarket and took 246,500 SF at 90 Ruland Road in 
Melville. 

There are four ongoing projects under construction 
totaling 1.3 MSF, with the largest being developed by 
Hartz Mountain Industries, Inc. at 235 Pinelawn Road 
in Melville, totaling 599,983 SF. Bristol Group, Inc. also 
broke ground on their 178,134 SF speculative project 
at 49 Mall Drive in Commack. 

Source: Colliers
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Long Island Industrial Submarket Overview

Source: Colliers

Submarket Stock Total
Inventory

Availability
Rate (%)

Average
Asking
Rent ($)

Net 
Absorption

(QTR.)

Under 
Construction

Nassau County

Western Nassau 154 5,836,161 1.8% $20.10 38,303 0

Northern Nassau 45 1,759,587 1.9% $15.00 (19,750) 0 

Central Nassau 234 6,824,036 3.9% $14.55 (330,483) 0 

Eastern Nassau 495 20,251,004  4.4% $17.99 105,375 204,000 

Southern Nassau 377 9,716,710 4.3% $16.67 40,871 0

Total Nassau County 1,305 44,387,498 3.8% $17.26 (165,684) 204,000 

Suffolk County

Western Suffolk 1,471 57,963,505 3.5% $12.69 (34,047) 1,177,813

Southwest Suffolk 337 8,595,264 0.9% $13.77 38,208  0 

Central Suffolk 806 27,754,745 2.2% $12.35 47,240 138,059 

Eastern Suffolk 143 4,458,287 3.0% $14.25 (30,674) 0 

Total Suffolk County 2,757 98,771,801 2.9% $12.76 20,727 1,315,872

Market Total 4,062 143,159,299  3.1% $14.27 (144,957) 1,519,872

Economic Indicators

Source: U.S. Department of Commerce, The Conference Board, Bureau of Labor Statistics

Gross Domestic Product

$24.00 (Q4 2021) [in trillions]

Increase from 
Q3 2021

GDP
107.2 (Mar. 2021)

Consumer Confidence Index

Decrease from
December 2021

CCI
Unemployment Rate

3.7% (Feb. 2022)

Increase from
November 2021

Nassau-Suffolk
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   Attachment D – Proposed Industrial Developments in Suffolk County 
 

# 
Address Total SF 

Available 
SF 

Office 
SF 

Lease Rate 
PSF NNN 

Clear 
Ht (Ft) 

Dock 
Doors 

Drive 
Ins 

Status 
(Existing, 

U/C, 
Proposed) 

Delivery/ 
Availability  

Year 

Delivery/ 
Availability 

Quarter 

Car 
Parking 

Trailer 
Parking 

# of 
Access  
Points 

Truck Yard 
Depth (Ft) 

Shared 
Truck 
Yard?  

Owner 

1 1700 Walt Whitman Road, Melville 
           

77,000  
               

77,000  
 BTS  $19.00  40 10 1 Proposed 2023 Q4 154 TBD 2 135 No 

Rubie's 
Costume 
Company 

2 60 Vanderbilt Motor Parkway, 
Hauppauge 

           
96,982  

               
96,982  

 BTS  
$22.00 - 
$23.00 

42 24 BTS Proposed 2023 Q1 TBD TBD 1 130 No LINK Logistics 

3 107 Charles Lindbergh Boulevard, 
Garden City 

         
101,930  

             
101,930  

           
6,272  

$23.00  32 42 2 U/C 2023 Q4 175 TBD 3 135 No Brookfield 

4 125 Baylis Road, Melville 
         

103,500  
             

103,500  
 BTS  $23.00  32 20 2 Proposed  2023 Q4 216 TBD 2 120 No Creation RE 

5 88 Parkway Drive South, 
Hauppauge 

         
111,980  

             
111,980  

           
4,800  

$22.00 - 
$23.00 

42 29 TBD Proposed 2023 Q1 264 TBD 3 145 No LINK Logistics 

6 2950 Veterans Memorial Highway, 
Islip 

         
121,846  

             
121,846  

           
6,092  

$20.00 - 
$21.00 

36 22 2 Proposed 2023 Q1 195 
119 

Vans/Trucks 
4 130 No 

Venture One 
Realty 

7 45 Oser Avenue, Hauppauge 
         

135,645  
             

135,645  
 BTS  

$22.00 - 
$23.00 

42 19 BTS Proposed 2023 Q3 147 TBD 2 135 No LINK Logistics 

8 10 Donald's Way, Medford, NY 
         

138,800  
             

138,800  
 BTS  $18.00  28 15 4 Proposed 2023 Q2 220 TBD 3 110 No 

Rechler Equity 
Partners 

9 200 Crossways Park Drive, 
Woodbury 

         
150,000  

             
150,000  

 BTS  $24.00  36 45 BTS Proposed 2024 Q1 170 22 3 135-170 No 
Rockerfeller 

Group 

10 1085 Old Country Road 
Westbury, NY 

         
153,000  

             
153,000  

 BTS  $16.00  32 12 5 Existing 2022 Q3 375 

Available (Total 
site with 

additional 
parking is 

approx. 9 acres) 

4 78-115 No 
Sanders 
Equities 

11 90 Wilshire Boulevard, Edgewood 
         

160,000  
             

160,000  
 BTS up 

to 16,000  
$16.00  32-35 20 2 U/C 2022 Q3 300 41 1 140 No 

Heartland 
Buisness 
Center 

12 55 Paradise Lane, Bay Shore 
         

172,622  
             

172,622  
 BTS  $23.00  40 40 2 U/C 2023 Q1 270 TBD 2 135 No 

Rockerfeller 
Group 

13 49 Mall Drive 
Commack, NY 

         
178,134  

             
178,134  

 BTS  $18.00  36 31 2 U/C 2022 Q4 205 16 1 130 No Bristol Group 

14 125 New South Road 
Hicksville, NY (Building 1) 

         
204,800  

             
204,800  

         
10,800  

$24.00  36 37 2 U/C 2023 Q4 289 None  3 205 Yes Brookfield 

15 125 New South Road 
Hicksville, NY (Building 2) 

           
97,600  

               
97,600  

           
7,200  

$24.00  36 16 2 U/C 2023 Q4 87 None  3 205 Yes Brookfield 

16 Precision Innovation Park | 
Precision Drive, Shirley (Bldg. 1) 

         
150,000  

             
150,000  

 BTS  TBD  36 28 2 Proposed  2023 Q1 250 28 3 205 No 
Scannell 

Properties 

17 Precision Innovation Park | 
Precision Drive, Shirley (Bldg.. 2) 

         
250,000  

             
250,000  

 BTS  TBD  40 42 2 Proposed  2023 Q1 417 52 3 205 No 
Scannell 

Properties 

18 195 Spagnoli Road 
Melville, NY  

         
399,696  

             
399,696  

 BTS  
$20.00 - 
$25.00 

40 66 2 Proposed  2023 Q3 

699 Stalls + 
142 Land 
Banked 
Stalls 

51 2 TBD TBD Hartz Mountain  

19 235 Pinelawn Road, Melville, NY 
         

599,983  
             

599,983  
         

30,758  
$20.00  40 120 2 U/C 2022 Q3 479 171 2 TBD TBD Hartz Mountain  

20 49 Wireless Boulevard, 
Hauppauge, NY  

         
123,970  

             
123,970  

           
3,610  

$22.00 - 
$23.00 

36 27 2 Proposed  2023 Q4 123 40 2 180 No 
Venture One 

Realty  

21 Station Road, Bellport 
         

523,100  
             

523,100  
         

26,470  
$20.00 - 
$21.00 

36 28 2 Proposed  2023 Q4 1058 140 3 TBD TBD Black Creek 
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T O W N   O F   B R O O K H A V E N

BROOKHAVEN LDC/IDA FINANCE COMMITTEE AND REGULAR 

BOARD MEETING

ONE INDEPENDENCE HILL, FARMINGVILLE - AUDITORIUM

October 26, 2022

12:43 P.M.

BOARD MEMBERS PRESENT:

FREDERICK C. BRAUN  -  Chairman

FELIX J. GRUCCI  - Vice Chairman

ANN-MARIE SCHEIDT  - Board Member

FRANK TROTTA  - Board Member

GARY POLLAKUSKY  - Board Member

MARTIN G. CALLAHAN  - Board Member

ALSO PRESENT:

LISA M.G. MULLIGAN  -  Chief Executive Officer

LORI J. LAPONTE  - Chief Financial Officer

ANNETTE EADERESTO, ESQ.  - Counsel

JOCELYN LINSE  -   Executive Assistant

AMY ILLARDO  - Director of Marketing

JOHN LaMURA  - Deputy Director

HOWARD GROSS, ESQ.  - Weinberg Gross & 

Pergament, LLP 
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CHAIRMAN BRAUN:  It is now 12:43, and 

we will open the regularly scheduled meeting 

of the Industrial Development Agency.  The 

following board members are present; 

Mr. Trotta --

MR. TROTTA:  Yes.

CHAIRMAN BRAUN:  We didn't vote yet.  

Mr. Callahan is here, Ms. Scheidt, Mr. Braun, 

we do have a quorum.  In addition, Mr. Grucci 

and Mr. Pollakusky are joining via Zoom due to 

extraordinary circumstances.  The minutes of 

our meeting of September 27th have been sent 

to everyone, I need a motion to accept those.  

MS. SCHEIDT:  So moved.  

CHAIRMAN BRAUN:  Is there second?  

I'll second it.  Are there any questions?  

(No response.)  

CHAIRMAN BRAUN:  Hearing none, Mr. 

Trotta?

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?

MR. CALLAHAN:  Yes.  

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  
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CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, the 

minutes are accepted.  Lori, back to you.

MS. LAPONTE:  Included in your 

package is the IDA operating results 

year-to-date and for the month of August.  I 

want to mention in the month of August, we did 

have two closings, we also had two application 

fees that are included in revenue, and also in 

the other revenue we had some mortgage 

modifications and some subtenant income.  So 

net for the month, we almost broke even, a few 

thousand dollars ahead for the month, but 

year-to-date we're behind $22,000 as compared 

to our budget.  Any questions?  

(No response.)  

MS. LAPONTE:  The next item I want to 

go through is I just want to read you 

something about our payments, that they're 

done in accordance with the laws and 

regulations.  
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"All payroll taxes and related 

withholdings have been paid timely and 

afforded to federal and state guidelines.  All 

regulatory reports have been filed in a timely 

fashion."  

Lastly, I want to mention we had a 

meeting prior to this with the finance 

committee to present the budget for 2023.  As 

presented, it's due to be filed by the end of 

the month by October 31st, so it's included in 

your package also in this meeting for your 

review and approval.  

CHAIRMAN BRAUN:  I need a motion to 

accept the recommendations of the finance 

committee and give Lori and Lisa authority to 

file.  

MR. TROTTA:  I would make that 

motion, Frank Trotta.

CHAIRMAN BRAUN:  Thank you, is there 

a second?  

MS. MULLIGAN:  I heard Ann-Marie 

second that, no offense to whoever else 

seconded that.

CHAIRMAN BRAUN:  On the vote; 
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Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?

MR. CALLAHAN:  Yes.  

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Braun votes yes.  

Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Motion carries.

MS. MULLIGAN:  So the next -- I know 

that we have some guests in the waiting room, 

so I'm going to try to go through all of this 

and get everybody in and out as quickly as 

possible.  The first application we have on 

the agenda is for Holtsville Energy Storage, 

and I think I see -- Rob, if you want -- and 

Camille, I can't totally see from here but I 

think I can see.  While they're joining, 

Holtsville Energy Storage, LLC, this is a 

proposed 110 megawatt BESS system, a battery 

energy storage system proposed for 5276 
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Expressway Drive South, so it's Expressway 

Drive South and Morris Avenue in Holtsville, 

it's west of the Island 16 Cinemas just for 

reference.  

It's a partially vacant 60-acre 

parcel.  This applicant has two other BESS 

project applications in front of this board, 

Savion and the Yaphank energy storage project, 

and this is a $160 million project.  They're 

requesting mortgage reporting tax, sales and 

use tax exemptions and a 25-year pilot, and 

Howard is representing the project along with 

Rob and Camille.  Do you guys have any 

questions for them?  

MR. TROTTA:  I wanted to just review 

the -- Frank Trotta, I just wanted to just 

review the number of jobs and -- 

MS. MULLIGAN:  This will not have any 

jobs because we've been doing energy 

production projects, not for the job creation, 

although that's not really fair to say because 

there will be construction jobs, but there 

won't be -- 

MR. TROTTA:  A number in relation, I 
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understand.  

MS. MULLIGAN:  -- a full time person 

on site there, so our -- I can't think of what 

the name of the policy is, but we have a 

policy that gives us sort of parameters on 

what to look at and we did a whole section on 

energy production, recognizing that they 

wouldn't really create continuing jobs, but 

that it's an important part of -- 

MR. TROTTA:  I fully understand, but 

I wanted to see if there were jobs that were 

going to be created.  That's the real 

question.  I know it's not totally germane to 

the application, but it is a question.  

CHAIRMAN BRAUN:  Howard, anything 

from your end?  

MR. GROSS:  I'm a little confused, 

Frank, you're asking -- 

MR. TROTTA:  Are there any jobs --

MR. GROSS:  I'm sorry?

MR. TROTTA:  Are there any jobs that 

will be created out of this project even 

though it's not, you know, our usual -- 

MR. GROSS:  During the course of 
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construction there will be jobs created and 

then intermittently, there will be visits to 

the site, they have to replace battery 

components and things like that, every three 

or four years as I understand it, so there's 

temporary jobs that's created for construction 

but not on an ongoing basis, or a daily basis 

that you would expect like in a warehouse or 

something like that.  As Lisa was saying, 

that's really not the purpose behind these 

kinds of projects, it's to support the 

industries in general, the economics in 

general.

MR. TROTTA:  And like I said, I do 

understand that, I was just curious if there 

would be any.  Thank you.

CHAIRMAN BRAUN:  Ann-Marie?  

MS. SCHEIDT:  Just a question, 

Howard, am I correct that this is near where 

the -- one of the offshore wind sources of 

energy will be coming ashore?  

MS. MULLIGAN:  No. 

MR. GROSS:  I'm not familiar with it 

so I can't say.  



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

MGR REPORTING, INC., 1-844-MGR-RPTG

9

MR. CALLAHAN:  This is the Stone 

Center, is that the old -- the guy who used to 

sell stone off the side of the expressway?  

MS. MULLIGAN:  Yes.  

MR. CALLAHAN:  And that's been empty 

for -- 

MR. TROTTA:  A long period of time.  

MR. CALLAHAN:  Yeah.

MS. MULLIGAN:  Yes.

MR. TROTTA:  Okay.

MR. GRUCCI:  Howard, I have a 

question for you; 25-year pilot, is that 

something that we've done in the past?  

MR. GROSS:  Your UTAP provides for up 

to 25 years, and bearing in mind that these 

projects are novel in that it's not as if they 

were done 10 or 15 years ago, these are all 

brand new projects, and in order to make them 

viable financially, they require long-term 

pilots.  Also, in some instances, and not 

necessarily in every instance, there may be a 

PPA with LIPA that will be for the term of 25 

years or less or more, but in order to make 

these projects viable, they require long-term 



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

MGR REPORTING, INC., 1-844-MGR-RPTG

10

pilots. 

MR. GRUCCI:  Does the pilots step up 

as the years go by or does it get lost to 

inflation as the years go by?  

MS. MULLIGAN:  Felix, what we talk 

about maybe four five meetings ago, was a 

system, and I apologize, I don't have my notes 

with me, but off the top of my head it's 

something along the lines of $2,000 per 

megawatt, someplace between 2,000 or 3 

thousand, per ming watt per year, and it's 

someplace between $2,000 and I think $3,000, 

roughly, per megawatt per year.  

So this project, let's just say a 110 

megawatt system, and it's someplace between, I 

think, $2,000 and $3,000 per megawatt, so just 

for quick math I'm thinking that this is going 

to be $220,000 per year for their pilot for 

25 years, and to the applicant, if I have my 

numbers wrong, I have my notes in my office, 

I'll get them -- they'll be right when we get 

the pilot together, but that's the basic 

concept that we went over, and there was a 

range depending on the number of years that 
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were requested, so a range from, like, let's 

say $2,000 t0 $2,500 for a 20-year pilot or 

15-year pilot, $2,500 to $3,000 for a 20-year 

pilot and $2,500 to 3 -- $3,000 to $3,500, 

which I think might actually be right now that 

I'm saying it out loud, for a -- up to 25-year 

pilot.  

MR. GRUCCI:  Under that formula, 

Lisa, if they decrease their megawatts for 

whatever reason, does the pilot diminish?  

CHAIRMAN BRAUN:  You mean during the 

construction?  

MR. GRUCCI:  No, during the 25-year 

period where this formula is determining the 

pilot payment to the emergency services and 

schools and whoever else gets the pilot 

payments.  If their megawatts, which they came 

in at I think you said 100 megawatts, for 

whatever reason drops down to 80 megawatts in 

the tenth year, does pilot payment decrease?

MS. MULLIGAN:  No, no, we set our 

pilot to the beginning of they projects.  

They're set and this particular -- these 

battery energy storage projects, although the 
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megawatts I guess could -- they will adjust -- 

they'll fluctuate naturally because energy 

will be pulled out, it will pull in, I assume 

that a little bit of energy will decrease.  

It's the capacity, it's what it can 

hold and what its intention is to hold, but 

that's going to fluctuate depending on the 

needs of the grid, which is kind of the point 

of it, but the pilot is going to be set, it's 

going to be outlined for the project so they 

can see in eight years we're paying this, 

they'll have it outlined for them, just like 

we do with all our other projects. 

MR. GRUCCI:  Okay, thank you.  

CHAIRMAN BRAUN:  All right, are there 

any other questions?  

MR. TROTTA:  The structure that is 

set up here is similar to others?  

MS. MULLIGAN:  As far as our 

agreements?  

MR. TROTTA:  Yeah. 

MS. MULLIGAN:  Yes.  Did you guys 

have anything you wanted to add; Camille, Rob, 

Howard?  
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MS. KAYNOR:  No, I was just going to 

mention the 110 megawatts refers to the 

installed capacities, so any energy 

fluctuations that you would see produced by 

that not change, like Lisa confirmed, would 

not change the pilot terms.  

MS. MULLIGAN:  Okay.  

MS. KAYNOR:  That's it from me. 

MS. MULLIGAN:  Thank you, Camille.

CHAIRMAN BRAUN:  Does the board have 

a motion to accept the application?  

MR. TROTTA:  Frank Trotta, I would 

ask for a motion. 

MR. POLLAKUSKY:  I'll second it, Gary 

Pollakusky.  

CHAIRMAN BRAUN:  On the vote; 

Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?

MR. CALLAHAN:  Yes.  

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.
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CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, the 

application is accepted.  Thank you very much.  

MR. PANASCI:  Thank you for your 

time. 

MS. KAYNOR:  Thank you, everyone.

MR. GROSS:  Thank you.

MS. KAYNOR:  Thank you. 

MS. MULLIGAN:  So the next item on 

the agenda is Hydro Metal Holdings, LLC, 

Boilermatic Welding Industries, I think Marty 

has to -- 

MR. CALLAHAN:  I need to recuse 

myself. 

MS. ILLARDO:  I've asked Mr. Pole to 

come over.  I do not see Dan. 

MS. MULLIGAN:  So the next item on 

the agenda is a request for consent to assign 

the benefits from the Coast-to-Coast project, 

which is 20 Pinehurst Drive.  Just to remind 

the Board, this is a project that we did last 

year, I would say, and Boilermatic is 
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requesting consent to assign the benefits, 

like I said.  They are a mechanical 

construction company.  They're currently 

leasing a facility in Medford.  

They are going to retain 56 jobs and 

create 14 FT's.  They are requesting the pilot 

that's are already been established for 

Coast-to-Coast and they are requesting the 

sales and use taxes that remain from what 

Coast-to-Coast did not use, and just -- it's 

roughly $65,000 in exemption that the Board 

approved, and Coast to Coast has used about 

$1,100, just over $1,100 worth of exemptions, 

so they're asking for what was already 

approved for them just to be passed on, 

they're not asking for a mortgage recording 

tax and the pilot is set to start this 

December.  So Coast-to-Coast came in, never 

really used the benefits that we offered -- 

MR. TROTTA:  The transfer. 

MS. MULLIGAN:  Yes, the transfer.

CHAIRMAN BRAUN:  Amy, who is on the 

call for the company?  

MS. ILLARDO:  Mr. Pole.
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MR. POLE:  Yes, ma'am.

CHAIRMAN BRAUN:  Is it Pole of Polé?  

MR. POLE:  Pole, P-O-L-E.

MS. MULLIGAN:  Does anyone have any 

questions for the applicant?  

CHAIRMAN BRAUN:  My only question is 

a very simple one, it really has nothing to do 

with the project.  I reviewed the financials 

this morning which are very strong; was the 

PPP, the second PPP loan forgiven, if you're 

--

MR. POLE:  As of today, no, it's in 

with M&T Bank for review right now. 

CHAIRMAN BRAUN:  Okay, thank you.  

MS. MULLIGAN:  So this is -- we're 

going to have to hold a public hearing for 

this, so this is just accepting the 

application and having me set the public 

hearing.  

MR. GRUCCI:  I'll make the motion. 

MS. MULLIGAN:  Thank you, Felix. 

CHAIRMAN BRAUN:  Is there a second?  

MR. POLLAKUSKY:  Second, Gary 

Pollakusky. 
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CHAIRMAN BRAUN:  On the vote; 

Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes.  

The application has been accepted and the 

record should show that Mr. Callahan recused 

himself from the discussion.  

MS. MULLIGAN:  Thank you.  

MS. POLE:  Thank you.

CHAIRMAN BRAUN:  Thank you.  

MS. MULLIGAN:  The next item on the 

agenda is 10 Donald's Way, LLC, and I heard 

that -- 

MS. ILLARDO:  I do not see Guy 

Germano or Mr. Mitchell Rechler. 

MS. MULLIGAN:  I heard that Guy was 

in the building, so, you know what, let's just 
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skip over that.  The next item on the agenda 

is Sunrise Wind, we have an application for 22 

Research Way.  I see that Amy -- Amy pulled 

Amy in already, so we have -- 

MS. ILLARDO:  I'm pulling in Andrew.

MR. TROTTA:  This is 10 Donald's Way?

MS. MULLIGAN:  No, I'm skipping that 

because -- I heard the attorney is in the --

MR. TROTTA:  I saw him, he must be in 

the other room because I saw them when I was 

coming in.

MR. CALLAHAN:  There's two people in 

the auditorium, I don't know what they're 

doing in there.  The lights are off and 

everything.  

MR. TROTTA:  So which one are we 

going to, I'm sorry?  

CHAIRMAN BRAUN:  Sunrise Wind.

MS. MULLIGAN:  Sunrise Wind, 22 

Research Way.  Okay, so, 22 Research Way, this 

is a renovation and equipping of approximately 

a 55,000-square foot facility, it's located on 

four-and-a-half acres at 22 Research Way in 

East Setauket.  It's for an operations and 
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maintenance hub for the Sunrise Wind project, 

so this is an offshoot of that project.  This 

$37.8 million project, they're requesting 

sales and use taxes and a pilot.  It will 

create 140 jobs, and I see that we have some 

representatives, if anybody has questions 

about this project. 

MR. KOMAROMI:  I just wanted to -- 

before the questions, I need to make one 

correction; we had actually scrivener's error 

on the application, on the job count, so the 

total job count is 65 that starts right away 

in year one after completion, and then that is 

the static number, so we'll just have to 

submit a slip page to correct that, and I 

think that number that we previously 

referenced, I think it happened as we 

transcribed the application from the agency's 

older form to the new form, as we have been 

working on it for quite a while.  

I also just wanted to add, as you 

know, this application is a separate and 

distinct application from Sunrise Wind's 

pending application in front of the agency for 
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the export cable project, with respect to 

which we actually participated in a public 

hearing that the agency put on yesterday, and 

this project, even though it is related, it's 

a separate and distinct one, and as Lisa 

described, it is for the O and M facility that 

will be a state of the art facility that will 

have various uses including warehouse space, 

office space and the control room for the 

actual offshore wind facility, and I'll stop 

right there. 

CHAIRMAN BRAUN:  So it's not just 

training, it's a control room as well. 

MR. KOMAROMI:  That is correct. 

MS. MULLIGAN:  Felix, did you have a 

question?  

MR. GRUCCI:  Yeah, I did, part of it 

has been answered; from the name I assume that 

this is a wind farm, that's what we're 

discussing?  

MR. KOMAROMI:  That is correct, this 

is the Sunrise LLC offshore wind farm in 

connection with which the onshore cable export 

project is a pending project in front of the 
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IDA that, you know, we have been discussing 

for quite some time now.  The original 

application on that came in on April of 2015 

-- I'm sorry, April 15, 2021, and the agency 

actually just did accept an update on that 

application at its board meeting in September. 

So this is a related but separate 

project, the applicant is the same, and this 

project really it's just to the O and M 

operation and maintenance facility that will 

serve the overall wind farm and export cable 

project. 

CHAIRMAN BRAUN:  Andrew, I think the 

board would be interested in knowing the 

timetable as to when construction might start, 

the offshore facility. 

MR. KOMAROMI:  On that, I will defer 

to, I believe, Amy Ellis is on the line with 

-- representing Sunrise, but before Amy 

answers that question, I can say that with 

respect to the O and M facility and the 

renovations, that work is expected to start 

very soon, if even possible by the end of the 

year, assuming, you know, we would be able to 
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get a public hearing on this project and 

ultimately final approval.  But on the overall 

wind project, Amy, I'm not sure if you're on 

the line, whether you can answer that. 

MS. ELLIS:  Sure, so for Sunrise, as 

of right now the projected schedule for 

construction is the end of 2023, and we're 

anticipating production as well as at the end 

of 2025, so as of right now, that's our 

anticipated schedule. 

CHAIRMAN BRAUN:  Thank you.  Any 

other questions from the Board?

MR. TROTTA:  Yeah, just with regard 

to the employment data that's in the 

application, it says, full-time, 50; is that 

what you were referring to as 65?  

MR. KOMAROMI:  So that I think is the 

number of the residents within the area, 

that's the 50 out of the 65, that the 

commitment is being made to, and the overall 

number at this time, the commitment is 

expected to be 65, and the 50 is our area 

residents.  And again, these are commitments 

based on expectations.
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MS. MULLIGAN:  If you would just send 

the correction on that page, that would be 

good.

MR. KOMAROMI:  Absolutely, we will do 

that.

MR. CALLAHAN:  I have one question, 

is this at the old Holtsville -- not 

Holtsville, I'm trying to think at the end of 

Research Way, there used to be, like, a gas 

terminal?  Is that right?

MS. MULLIGAN:  No, no, this is a 

free-standing building -- this is just -- I'm 

going to call it an office building, I know 

that's not right, but it's like an office 

building for them to have their operations and 

is maintenance in.  From the exterior it just 

looks like a regular building. 

MR. CALLAHAN:  Oh, okay, because you 

have to go down Research Way at the end -- you 

know what I'm talking about; right?  On the 

end on the right hand side, there was 

something years ago where there were, you 

know, the oil tankers. 

MS. SCHEIDT:  This is inside the 
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Stony Brook Technology Center. 

MS. MULLIGAN:  Yes, yes.

MR. GRUCCI:  Where is the actual 

turbines?  

MS. MULLIGAN:  In the ocean, off of 

Montauk Point.

MR. KOMAROMI:  They are 30 miles 

offshore.

MS. ELLIS:  Off of Montauk, so 

30 miles off Montauk.  So again, we are 

expecting production in 2025 of this offshore 

wind farm.  

MS. MULLIGAN:  Just for everybody's 

clarity, we have two applications:  One is for 

the offshore wind project, but the piece that 

has to do with us is just, again, this isn't a 

technical term, but the extension cord, when 

it comes on to land and goes to the Holtsville 

substation, down William Floyd -- 

MR. TROTTA:  We had that description.

MS. MULLIGAN:  Exactly, that's the 

portion that we're involved with for the 

Sunrise Wind project, and then separate and 

apart from that, we have an application right 
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now for 22 Research Way for their operations 

and maintenance facility, so it's two separate 

-- I'm going to ask you to look at each 

project as standalone separate projects, and 

right now the piece that we're looking at is 

22 Research Way.

CHAIRMAN BRAUN:  And if there are no 

further questions -- 

MR. GRUCCI:  Does the other project 

rely upon this project moving forward.

MR. KOMAROMI:  It doesn't necessarily 

rely upon, but this is an important component 

and certainly related to the other project, 

but, yes, in a sense that the applicant is 

hoping to commence construction, renovation 

and equipping of this component that in a 

sense is necessary to be in place for the 

other piece.  

MR. GRUCCI:  Thank you.  

CHAIRMAN BRAUN:  Is there a motion 

from the Board to accept the application and 

give Lisa the authority to set up a public 

hearing?  

MR. TROTTA:  Frank Trotta. 
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MS. SCHEIDT:  Second, Ann-Marie.

CHAIRMAN BRAUN:  Thank you, on the 

vote; Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, the 

motion is carried.  Back to 10 Donald's Way.  

MR. KOMAROMI:  Thank you, and we just 

wanted to thank staff and the Board again.

MS. ELLIS:  Thank you.

MS. MULLIGAN:  Thank you, everyone.  

The next item on the agenda is 10 Donald's 

Way, LLC.  We have representatives here, I'm 

just going to give a quick overview.  This is 

a project, it's planned for -- it's located 

off Horse Block Road in Medford.  This was the 
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-- for a long time you've seen those gates and 

entry way, the beginning of a road, planned 

industrial park that never came to fruition, 

and so the idea behind this first building is 

to develop an approximately 141,000-square 

foot multitenant space.  Rechler Equity 

Partners is in contract to purchase the full 

73 acres, this is just for approximately 11 

acres of those 73 acres.  

Just so everybody knows, Rechler has 

R2 Squared Patchogue, an apartment complex 

before this board, also.  This is a roughly 

$36.8 million project, they are requesting 

mortgage recording tax exemption, sales and 

use tax exemption and a 15-year pilot.  The 

estimate is to create 35 full-time equivalent 

positions, but they do not yet have, unless 

it's changed, end users, and like I said, we 

have representatives here, so if you guys have 

any questions for our reps or if you guys have 

anything you wanted to add.

CHAIRMAN BRAUN:  Guy, you want to 

introduce yourself?

MR. GERMANO:  I'm Guy Germano, 
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representing the Rechler Group and 10 Donald's 

Way, LLC.  I have with me Mr. Mitchell 

Rechler, who is co-manager of Rechler Equity 

Partners.  I just was going to -- I have a 

handout, which is a little bit more -- 

MS. MULLIGAN:  We sent the drawings 

in the packet, so -- 

MR. GERMANO:  Well, some of them, 

there's two more in here which I'll just refer 

you to.  Now you covered it, Lisa, this is -- 

if you'll flip to the last page, the fourth 

page, the aerial photograph which shows the 

existing conditions, and highlighted in blue 

is the 11-acre area that we 0received 

subdivision approval from the Planning Board 

for already.  And all the area that you see in 

green, even the trees, that is the old 

industrial park and there's a road running 

through it, National Boulevard, that's what 

they previously called it, it's called 10 

Donald's Way now and it has to be repaired.  

This is only a portion of it, this 

goes back another 30, 40 acres, and you can 

see that it's adjacent to Munsell Road on one 
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side and then you have some industrial and 

housing on the other side.  There's a hundred 

foot buffer that is covered along opposite the 

houses, so that is already there.  So this is 

the area that we're going to redo, the entire 

area.  

We note that Munsell Road has a town 

provided for an overlay district for Munsell 

Road in order to try and renovate that area 

and the town has actually gone in and they're 

making improvements and they're doing code 

enforcement to try to improve the area along 

Munsell Road.  

The other -- so you have a picture of 

the building, then you have the site plan.  

The next page is the site plan, and that shows 

you the building and the buffers around the 

building that are required and we've got some 

relief from the ZBA with regard to setbacks, a 

few setback relaxations and replace the signs.  

We are schedule to go to the Planning Board 

for site plan approval in the middle of 

November.  

The third page shows renderings and 
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photos of project that Rechler has done -- 

just completed out at Gabreski Airport, 

377,000 square feet.  You can see the caliber 

of the buildings and the development and this 

is what Rechler intends to do with this 

development as well.  

This is the first and we think it 

will be an important addition, this is small 

warehouses, not big warehouses, it's not meant 

for that, this is for the bread and butter of 

the Rechler operation, which is renting 

buildings to tenants of all different sizes 

and different buildings, they own over 100 

different buildings, commercial buildings, and 

they lease all of those to various size 

tenants, and they can move tenants who outgrow 

a building into another building.  So they 

manage this very well, this is part of what 

they want to do, create another industrial 

park and manage it the same way they manage 

other all the other buildings.  Any questions?  

CHAIRMAN BRAUN:  I actually know this 

and I don't, is that hooked up to a sewer 

district?  
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MR. GERMANO:  Yes, this is hooked to 

a sewer district.  It was originally hooked up 

in 1990 because that's when the road was put 

in.  It was approved in 1990 and then the road 

was put in after that and we have the 

allocation, it's all there.  

MS. MULLIGAN:  Does anyone have any 

questions?  

CHAIRMAN BRAUN:  I must admit, I have 

not been out to Gabreski, I have been through 

Graybarn, which is a residential complex in 

Amityville, which is pretty spectacular for 

those that remember what that area looked like 

beforehand, and I think the Patchogue budget 

are also going to be referred to as Graybarn; 

correct?

MR. GERMANO:  Yes.  

MR. RECHLER:  Yes.  

CHAIRMAN BRAUN:  Questions?  

MR. GERMANO:  If you're out in the 

Hamptons --

MS. MULLIGAN:  I've been many times.  

MR. GERMANO:  So you've seen it -- 

CHAIRMAN BRAUN:  I've been by it but 
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I've never gone through it, so to speak.  Do 

we need a public hearing authorization on 

this?  

MS. MULLIGAN:  Yeah.  

CHAIRMAN BRAUN:  Okay, we need a 

motion for the Board to accept the application 

and give Lisa the authority to structure or 

set up a public hearing. 

MR. TROTTA:  Motion. 

MR. POLLAKUSKY:  Seconded, Gary 

Pollakusky.

CHAIRMAN BRAUN:  Thank you, on the 

vote; Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, the 

application and meeting authorization for the 
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public meeting motion is accepted. 

MR. CALLAHAN:  Good luck, guys.

MR. GERMANO:  Thank you.

MR. RECHLER:  Thank you.

MS. MULLIGAN:  Thank you so much, 

have a nice day.

MS. MULLIGAN:  The next item on the 

agenda is a resolution for WF Industrial 13, 

LLC, and just to -- this is a final 

authorizing resolution.  In your packet you 

were provided the cost benefit analysis, the 

proposed pilot, a feasibility study, we did 

have a public hearing Monday, I think.  

Comments from that public hearing were 

included in the packet, and just to remind 

everybody, this is approximately 

130,000-square foot spec industrial facility.  

This is a final authorizing resolution.  Does 

anybody have any questions?  

(No response.)  

MS. MULLIGAN:  Terance, speak up if 

you have anything you want to add. 

MR. WALSH:  I have nothing, I think 
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you covered it.  Is there anything specific 

you want me to talk on, I'm happy to talk on 

it, but.  

MS. MULLIGAN:  We have counsel, Dan 

Baker, is here and I think his client if 

anybody has any questions of the project.  Oh, 

and just to let you know, we were having some 

technical issues before, Dan Dornfeld, who is 

counsel for the Hyrdo Metals Holding was on 

and could hear us but for some reason we 

couldn't see him, so we had him leave and come 

back in, so Dan was here if we had questions. 

CHAIRMAN BRAUN:  If will are no 

questions, a motion for the Board.  This is a 

final authorizing resolution for WF 

Industrial.  

(No response.)

CHAIRMAN BRAUN:  I will make the -- 

resolution?  I will make it; do I hear a 

second?  Is there a second?  

MR. GRUCCI:  Second.  

CHAIRMAN BRAUN:  Thank you, on the 

vote; Mr. Trotta?  

MR. TROTTA:  Yes.  
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CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, 

resolution is approved.  

MS. MULLIGAN:  Okay, thank you.  

MR. BAKER:  Thank you, all.  

MS. MULLIGAN:  The next item on the 

agenda is MDS Building Ventures.  We received 

a request to increase their sales tax.  

Included in your packet is the CBA, there was 

a public hearing -- maybe that was Monday, I'm 

a little confused when I'm doing these public 

hearings -- no, no, like a week ago we did the 

public hearing.  There were no --

MR. GROSS:  18th.

MS. MULLIGAN:  I'm sorry?

MR. GROSS:  Lisa, I think it was on 
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the 18th. 

MS. MULLIGAN:  On the 18th, okay.  

There were no comments, and just to remind 

everybody, this is a warehouse distribution 

facility that is being built to support 

another one of our projects, the MS Packaging 

facility on Zorn Boulevard, this is actually 

in the Shirley Industrial Park, and as the 

letter explains, their costs for doing the 

project increased, so they have asked us to 

increase the tale sales tax. 

MR. GRUCCI:  How much of an increase 

are they asking for?  

MS. MULLIGAN:  Felix, I knew you were 

going to ask that when I didn't write it down. 

MR. GROSS:  Lisa, if I may, I have 

the information handy, if you want it.  

MS. MULLIGAN:  Thank you, Howard. 

MR. GROSS:  We gave sales tax 

exemptions to both the real company and the 

operating company, and the real estate company 

needs an additional $127,000, and the 

operating company needs another $172,000, so 

that the total for the two will be -- for each 
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of them, I should say, because they're 

separate, will be $517,000 for the real estate 

company, for construction, et cetera, and for 

the operating company, $207,000.  

MR. GRUCCI:  How big is the warehouse 

that they're building?  

MR. GROSS:  140,000.

MR. GRUCCI:  Square feet. 

MR. GROSS:  Yep.  

MR. GRUCCI:  That's a lot of sales 

tax exemption. 

MR. GROSS:  It's big building. 

MR. GRUCCI:  I guess.  Lisa, would 

you know if this project was part of the study 

that we recently had done as part of the five 

that was in the pipeline?

MS. MULLIGAN:  This would not be 

because they -- this isn't a spec building, 

the end user is going to be in the building.  

They came to us and said they needed warehouse 

space to support their operations, so this is 

a different animal, in my opinion.  

MR. GRUCCI:  Okay, thank you.  

MS. SCHEIDT:  Move for resolution. 
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CHAIRMAN BRAUN:  Thank you, is there 

a second?  

MR. CALLAHAN:  Second, Marty 

Callahan. 

CHAIRMAN BRAUN:  Thank you, on the 

vote; Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes.

MS. MULLIGAN:  Thank you.  The next 

identity on the agenda is AEESS Castle, LLC.  

This is a battery energy storage system 

project that is proposed on the town's -- on a 

town facility.  You actually closed on this 

project a while ago, but they wrote to us and 

said they need more time to complete their 
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project.  They asked us to extend their 

completion date to 12/31/24, and they are 

requesting an increase in sales and use tax 

exemption and an extension of the use of that 

sales and use tax exemption, also to 12/31/24, 

so that's the resolution. 

MR. TROTTA:  Why the extension?

MS. MULLIGAN:  They needed more time 

to build it, they --

MR. TROTTA:  Any particular -- COVID, 

couldn't get supplies?  

MR. POLLAKUSKY:  I don't know if 

anybody saw in the Q&A that there's somebody 

who's just made a comment. 

MS. MULLIGAN:  We don't take the 

comments -- there's no comments in the Q&A, so 

that's not -- we don't allow public comment 

during our board meetings, so that's a public 

hearing if they'd like to comment.  Thank you. 

MR. POLLAKUSKY:  Okay.

MS. MULLIGAN:  Thank you.

MR. POLLAKUSKY:  No problem.

CHAIRMAN BRAUN:  Is there a motion 

for AEESS Castle, LLC?
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MS. SCHEIDT:  So moved.

CHAIRMAN BRAUN:  Thank you; second?

MR. TROTTA:  Second.

CHAIRMAN BRAUN:  Thank you, on the 

vote; Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, the 

motion is carried.

MS. MULLIGAN:  The next item on the 

agenda is Holtsville Industrial, this is 1 

Corporate Drive in Holtsville, and they are --  

one of their subtenants, Winfield United, put 

in a letter that was included in your packets.  

Winfield Solutions is being purchased by 

heritage Landscape Supply Group, and they are 
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basically asking your approval for Heritage 

Landscape Supply Group to be the new tenant.  

They certified us that they would maintain the 

ten jobs that Winfield Solutions has in the 

facility.  

MR. TROTTA:  There's no change in 

anything other than the ownership?  

MS. MULLIGAN:  Yes.  

MR. TROTTA:  I would make that motion 

--

MS. ILLARDO:  Jillian is on.

MS. MULLIGAN:  We have a 

representative -- oh, there, hi, Jillian.  We 

have a representative if anyone has any 

questions. 

CHAIRMAN BRAUN:  Jillian, anything 

you'd like to add?  

MS. BUCKVAR:  I'm representative from 

ownership and Winfield for a number of years 

and they are being acquired by another 

company.  

MR. TROTTA:  Frank Trotta, motion.

CHAIRMAN BRAUN:  Second?

MR. CALLAHAN:  Second. 
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CHAIRMAN BRAUN:  On the vote; 

Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, 

that motion carries. 

MS. MULLIGAN:  Okay, thank you very 

much.  The next item on the agenda is 

Integrated Structures.  Again, this is a 

request for an extension of their sales tax, 

the use of their sales tax exemption and also 

an extension of their completion date, so 

their letter was included in the packet.  

Integrated Structures fabricates 

steel parts for public projects and they asked 

us to extend their completion date and their 
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sales tax to 12/31 of 24.  They planned to add 

on to the facility, they still plan to add on 

to the facility, but due to -- I think they 

explained in the letter, it may not say COVID 

exactly, but COVID employment issues, supply 

chain issues, they weren't able to complete 

the addition and so they've asked for 

additional time.  

And they also have mentioned to us 

that they are not yet meeting their job 

creation numbers, but I think that's -- it's 

good to be aware of but I don't think there's 

anything this Board has to do right now 

because their job creation numbers don't 

actually start until they hit their completion 

date, so they have similar time, and I think 

-- is Dan up there?  

MS. ILLARDO:  He's up.

MS. MULLIGAN:  So Dan is -- he was 

with us for the last applicant and now he's -- 

although we couldn't see him and now he's with 

us for this application, so if you guys have 

any questions for Dan, please let him no. 

MR. TROTTA:  So the thing being asked 
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of us is to change the completion date from 

'22 to '24 -- to December 31, '24 from 

December 31, '22; is that correct? 

MS. MULLIGAN:  Extend the completion 

-- and the sales tax exemption. 

MR. TROTTA:  And everything else 

remains the same.  

MS. MULLIGAN:  Yes.

CHAIRMAN BRAUN:  Motion?  

MR. GRUCCI:  Make the motion, Felix 

Grucci. 

CHAIRMAN BRAUN:  Thank you.  Second? 

MR. POLLAKUSKY:  I'll second, Gary 

Pollakusky.  

CHAIRMAN BRAUN:  Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.
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CHAIRMAN BRAUN:  Braun votes yes, the 

motion carries. 

MS. MULLIGAN:  Thank you.  Dan, did 

you have anything you wanted to add?  

MR. DORNFELD:  No, just to assure the 

IDA that the plans are going as they planned, 

you know, they're creating jobs, they're doing 

business, it's just with COVID and supply 

chain issues it has upset their time -- 

according to plan, and they've even reached 

out to the IDA, there's plenty of jobs, 

they're looking to hire people, so whatever --

MS. MULLIGAN:  And that reminds me, 

we actually -- we're working with them with 

both Suffolk Community College and Department 

of Labor and Amy and I are meeting with 

Cynthia Colon next week to see if she has any 

programs that can help, not only them, but a 

bunch of our other projects, as well. 

CHAIRMAN BRAUN:  From where?  

MS. MULLIGAN:  She's from the MR -- 

MS. SCHEIDT:  The Manufacturing, 

Technology and Resource Center.  

MS. MULLIGAN:  We did the resolution, 
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so we're good.  

MR. DORNFELD:  Thank you.

MR. TROTTA:  I'm happy to hear that 

you're working closely with the community 

college and the university.  

MS. MULLIGAN:  We always do. 

MR. TROTTA:  I know you do, but they 

don't necessarily know that, so I'm happy to 

hear that at a public meeting. 

MS. MULLIGAN:  I'm trying to do a 

better job of saying this to you guys, I take 

it for granted. 

MR. TROTTA:  But sometimes, you know 

-- yeah.  It's nice to hear it out in the 

public so they're aware of the networking that 

this Board does in relation to the community 

and trying to attach jobs to people that are 

and looking for individuals, and some of these 

are technical areas that need some help in, so 

it's a help to both the employer and to the 

institutions.  Thank you. 

MS. MULLIGAN:  Yes, it's our 

pleasure. 

MS. SCHEIDT:  It is a win-win.
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MS. MULLIGAN:  The next item on the 

agenda is Global Food Solutions, so this is a 

little bit outside our norm in that I am 

asking I'm asking Global Food Solutions to 

come in and do a brief presentation because we 

are expecting an application from them for 

them to purchase an existing building, we're 

expecting it hopefully by the end of this 

week, that's what we talked about, but time is 

an issue for them, so what we are -- we've 

done this in the past and what we are 

proposing to do is that you guys give me the 

authority to schedule a public hearing, and 

then at our November meeting, you will accept 

the application, hear the public hearing 

comments and do the final authorizing 

resolution which condenses our timeline and 

allows them to move ahead quicker.  

We had done this in the past but I 

figured since you're going to get everything 

and look at it kind of quickly next month, we 

have the opportunity, the timing was right for 

them to come in and do a brief presentation 
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about they're proposing.  So I want to turn it 

over to the applicant and counsel.  

MR. STEIN:  Good afternoon, Howie 

Stein, I'm a partner at Certilman Balin, I'm 

representing Global Foods.  Recently, Friday, 

we signed a contract to buy 905 Waverly Avenue 

in Holtsville, a 50,000-square foot warehouse.  

Client will tell you, Michael Levine, who is 

the CEO of Global Foods will tell you a little 

bit about his company, but we would like to, 

as Lisa said, we would like to move forward in 

setting up a public hearing.  

We're on a tight time schedule with 

the sellers and our contingency for getting 

IDA approval and I would like Michael to give 

you a little background about their company 

and what they plan to do in the Holtsville 

facility. 

MR. TROTTA:  The location of it is 

where?  

CHAIRMAN BRAUN:  Waverly. 

MR. STEIN:  905 Waverly.  

MR. TROTTA:  Was it previously 

anything else at that location?  
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MS. MULLIGAN:  That was Weiss 

Instruments and that was a project many, many 

years ago.  

MR. STEIN:  It's now a vacant 

building. 

MR. TROTTA:  Okay, thank you.  

MR. LEVINE:  Thank you, thank you to 

the Board for making a few minutes for me this 

afternoon.  My name is Michael Levine, I'm a 

Long Island native, I was born and raised in 

Commack, New York, and I'm one of the founders 

and current CEO of Global Food Solutions.  Our 

company is devoted to developing, 

manufacturing and we do distribution of 

affordable, wholesome and sustainable food 

products, primarily for the K-12 school food 

service industry.  

We're privately-held family-owned 

business, comprised of just myself and my dad, 

Mitchell Levine, as the two only owners and 

operators of the business.  Global Food 

Solutions primary market is servicing the K-12 

food service industry with our seven different 

trademarks and over 200 different products.   
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The company today offers a variety of 

products ranging from shelf stable grab-and-go 

meals, which may be handed to the students as 

they come off the bus in the morning, all the 

way to frozen, preassembled grilled cheese 

sandwiches which are packaged in bulk and 

baked off at school locations prior to serving 

to the students.  Our products range from 

shelf-stable, refrigerated and frozen goods, 

and additionally we offer both individually 

packaged servings and bulk offerings for 

schools.  

Today the company primarily operates 

in the northeast, some of our customers range 

from New York City public schools, we service 

the Long Island co-op which comprises of over 

70 districts here, and we also service many 

schools up and down the eastern seaboard, such 

as Raleigh, North Carolina, Newark, New 

Jersey, Boston public schools, Philadelphia, 

and many others.  Currently for us our 

projects reach approximately 7,500 schools 

across the United States, which is primarily 

focused in the northeast on a weekly basis.  



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

MGR REPORTING, INC., 1-844-MGR-RPTG

51

In 2021, we opened our first 

manufacturing space in Hauppauge, New York, 

and over the last 12 to 13 months we've hired 

over 25 people as we continue to grow that 

expansion in our K-12 space.  In 2022, we find 

ourselves continuing on this growth 

trajectory, or being asked by the current 

schools and customer base to continue to 

expand our products and offering for use in 

their programs. 

Currently, the space that we rented 

in 2021 allowed our programs to get started 

and launched, but it is simply not enough 

space for our company to grow and meet the 

current demand potential and provide millions 

of more servings to the students and schools 

across the Metro New York market, and this is 

how we stumbled across 905 Waverly Avenue in 

Holtsville.  

We wish to work with all parties 

involved and we're working actively with USDA 

and school food programs to be able to expand 

our manufacturing capabilities here at home 

for us in Long Island, New York.  I'm happy to 
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answer any additional questions and provide 

some context.  I just wanted to provide a 

high-level overview of who we are and what we 

do.  

MS. MULLIGAN:  Thank you.  I just 

wanted to add, sorry, just for the Board, this 

falls into our adaptive reuse policy. 

MR. TROTTA:  Thank you for the 

presentation.  How old is your business?  

MR. LEVINE:  We're over 15 years old 

from incorporation. 

MR. TROTTA:  You're in Hauppauge 

right now, is that what you're --

MR. LEVINE:  Yes, we have our -- our 

corporate headquarters is in the Hauppauge 

Industrial Park on 159 Adams Avenue, and we 

also have a production facility on the other 

side of the industrial park at 50 Constance 

Court.  

MR. TROTTA:  Are you going to 

maintain that addition?  

MR. LEVINE:  We're going to move both 

facilities in Hauppauge to the new facility at 

905 Waverly Avenue.  
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MR. TROTTA:  And you said you have 

about 25 employees presently? 

MR. LEVINE:  I have about 40 

employees presently in my core business, of 

which 25 of those were hired in our production 

facility over the last 13 months, and we 

intend to hire at a similar pace to what we 

have done over the last 12 months through the 

next 24-36 months as we continue to expand. 

MR. TROTTA:  So your growth in 

Brookhaven would be to -- go from 40 to 

another 25; is that what I understood?  

MR. LEVINE:  Yes, on the low side 

we're projecting anywhere from 25 to 30 jobs 

in the first two years creation, but very 

honestly we think we can achieve much more due 

to the high level demand for the products and 

the continued growth in school food programs, 

specifically due to changes that have gone on 

from COVID and are implemented for long term 

forward looking use.

MR. TROTTA:  What are the type of 

jobs that would be created and the range of 

salary that would be paid?  
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MR. LEVINE:  Certainly, we're going 

to be creating a variety of jobs, everything 

from office in terms of, you know, corporate 

management-type jobs, all the way to 

production line, warehouse work, like we have 

done with our current facility, we're going to 

train all our employees on food safety and 

compliance and growing them into new positions 

in the company, as well as warehouse staff, 

forklift operators and skilled technicians 

such as specialists to support the variety of 

different production lines that we will have 

in the facility.  

MR. TROTTA:  Thank you.

CHAIRMAN BRAUN:  Michael, I know you 

have -- 

MR. GRUCCI:  Can you describe the 

activity that will take place in the building?

MR. LEVINE:  Certainly.  So some of 

the activities, especially in the early days 

that will take place, there's going to be very 

similar to what we're doing here in Hauppauge 

at our facility today.  A large amount of the 

things that we're producing here in Hauppauge 
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are shelf-stable meals, bowls of cereal, juice 

box, graham cracker, napkin and spoon kit that 

gets wrapped in a branded printed film, and 

those get handed to the kids, some of them are 

used for lunch, some are used for breakfast, 

after school snacks, weekend feeding programs 

and things of that nature.  

We also manufacture sandwiches today 

at our facility; we're under contract to 

produce 4 million sandwiches for New York City 

public schools, and next year we anticipate an 

allocation of commodities that should put that 

number at 10 million sandwiches, so for us, a 

lot of what we're doing is going to be rolling 

our current approximately 15,000-square feet 

of warehouse and production facility into this 

new one, which is 50,000-squre feet so we can 

continue to grow a lot of the things that 

we're currently doing today, and then expand 

the company's opportunity and capabilities 

with new resources and space that I don't have 

available to me today. 

MR. GRUCCI:  As you describe your 

operation, and correct me if I'm wrong, what 



1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

MGR REPORTING, INC., 1-844-MGR-RPTG

56

I'm envisioning is some kind of an assembly 

line with people are putting together food 

products, packaging it, putting it in boxes, 

putting it into trucks and shipping it out; do 

you do any cooking on site?  

MR. LEVINE:  We do not currently do 

any cooking on site. 

MR. GRUCCI:  Do you have hot meals 

that you distribute as well?  

MR. LEVINE:  We distribute frozen.  A 

lot of the products and some of the meals are 

frozen but designed to be heated by the 

customer or our end user operator, so while we 

ship frozen and maintain frozen through the 

supply chain, many of our products are 

designed to be cooked and heated, examples of 

that might breakfast sandwiches that we 

assemble or grilled cheese sandwiches and 

things of that nature.  We assemble them all 

in temperature control, we store them frozen, 

ship them frozen through the supply chain and 

then our end user heats those prior to 

serving. 

MR. GRUCCI:  Gotcha, thank you.
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MR. TROTTA:  Are you licensed through 

the Health Department, the Department of 

Agriculture?  Who oversees your operations?  

MR. LEVINE:  Yeah, so because we have 

such a large variety of products we fall under 

a variety of different compliance levels.  We 

meet with the USDA and the FDA regularly for 

school nutrition, we meet with food nutrition 

services, part of the Department of Health and 

Homeland Services, FNS, and then we also work 

with the USDA for the process commodity 

programs.  I myself am a food safety auditor 

for the top two independent food safety 

agencies, AIB, American Institute of Baking, 

and SQF, Safe Quality Food.  

We initially validate all of our 

supply chain externally with third parties and 

we meet with those guidelines, as well.  So 

for us we fall under a lot of different layers 

of regulatory compliance and guidelines, but 

typically it's a little more state and USDA 

and FDA focused, rather than on the local 

town, for example, like, we don't have -- 

we're not required to have, like, a restaurant 
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where the local comes in and you get a letter 

grade, for example.  We have a similar process 

but it's done by either the FDA or the USDA, 

depending on which product they're reviewing.  

MR. TROTTA:  Right, so you're not 

licensed through -- you have no requirements 

through the Suffolk County Department of 

Health, you're regulated at a higher level. 

MR. LEVINE:  Correct.  In the past 

when we went Suffolk County, they've changed 

over the last ten years, the food landscape as 

a whole, not the Long Island landscape, and 

they basically put people like me up on the 

higher side so that it limits the kind of 

burden, if you will, on the local agencies. 

MR. TROTTA:  Thank you. 

CHAIRMAN BRAUN:  I know you're 

privately held and we'll see some information 

when we see the application, but can you give 

us an idea of the volume of your company 

overall?  

MR. LEVINE:  In regards to cases, 

sales?  

CHAIRMAN BRAUN:  Sales volume. 
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MR. LEVINE:  Last year we did over 

$20 million in sales. 

CHAIRMAN BRAUN:  Okay, thank you. 

MS. MULLIGAN:  I think Ann-Marie has 

a question, she's been trying patiently.

MS. SCHEIDT:  Are you in a position 

to buy from any of the local growers out in 

the East End?  

MR. LEVINE:  Yes, we do.  We buy a 

tremendous amount of product here locally in 

New York, and actually, the building at 905 

Waverly is located five buildings down from 

one of our manufacturing partners here on Long 

Island that we've worked with for over ten 

years, Harvest Bakery.  They produce some of 

our products and bake muffins for us and other 

goods.  

About 30 to 40 percent of their 

production actually is purchased by our 

company, and additionally through COVID, we've 

worked with them because our business does a 

tremendous job in meal kits, and they're more 

a commercial bakery, so as we know with COVID, 

companies like theirs received a little more 
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of the blunt end of the stick, quite honestly, 

and we actually work with them to onboard them 

during COVID to keep their employees working 

and keep us having additional meal kits, which 

were very needed during the height of the 

pandemic.  

So for us, we work with a ton of 

local businesses, we have a whole host of 

local vendors from packaging to film to 

trucking to certain finished goods for us, so, 

yes, we buy a ton from the local community and 

work with over a dozen local suppliers and 

businesses. 

CHAIRMAN BRAUN:  Terance, any 

questions on your end?  

MR. WALSH:  Nothing from me, only, I 

guess, the only thing that jumped out at me 

was the, you know, moving facilities from 

Hauppauge, we'll just have to make sure we 

send the abandonment letter before this goes 

to the Board for authorization, and Michael 

and Howie, in your application, please make 

sure you kind of clearly identify why this 

move from Hauppauge is an important move to 
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sustain your business and grow it moving 

forward. 

MS. MULLIGAN:  Terance, when we met 

with them the other day we asked that they 

just qualify whether they're in Islip or 

Smithtown, because they're, like, right on the 

border. 

MR. WALSH:  Okay. 

MS. MULLIGAN:  So we know who to send 

a letter to. 

MR. WALSH:  Just send letters to 

everyone. 

MR. TROTTA:  What is the completion 

date if the process went as you've outlined 

earlier?  

MS. MULLIGAN:  That means at our 

November 16th Board meeting, I think is the 

date, you'll do the final -- assuming 

everything moves ahead, you'll do the final 

authorizing resolution and then that gives -- 

basically gives me the authority to sign the 

documents at the closing, and so we would be 

poised, ready to close when they're ready to. 

MR. TROTTA:  Okay.  And then my part 
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two is, when would you be coming into 

Brookhaven and leaving Hauppauge?  

MR. LEVINE:  Within 30 days of 

transaction closing, our team has a plan in 

place that because of the warehouse and office 

is vacant currently, we can initially move 

within the first 30 days, all of our dry 

storage and dry meal kit assembly and things, 

so we anticipate moving that practically 

immediately, beginning production out there 

and over the initial one to two years that 

we're in the facility, continuing to invest 

and scale up.  

We do plan to invest in building a 

freezer off the back of the facility.  It does 

not currently have a freezer, though it does 

have temperature controlled rooms in the 

facility, so I'm halfway there, but we will 

have to add a couple of things in terms of 

some of that additional capacity, but we do 

intend to be in and operating within 30 days 

of closing. 

MR. GRUCCI:  Do you need Planning 

Board approval?  
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MR. STEIN:  We're going to need 

Planning Board approval for the outside 

freezer and the closing is scheduled for 

sometime early in the year, January or 

February is what we're shooting for depending 

a little bit on some timing issues, the 

financing, they're getting financing from the 

USDA.  There's a USDA program that's 

supporting the acquisition cost, so the timing 

is probably I would guess in February or early 

March. 

MR. GRUCCI:  Or to be in and 

operating?  

MR. STEIN:  To close, and then 

Michael said -- the goal is February and the 

operation, as Michael said, would be within 30 

days, 35, 45 days after that. 

MR. LEVINE:  If everything stayed on 

schedule that date would probably be about 

April 1st that we would be in and operating.  

MR. GRUCCI:  I'm I little shaky on 

the Planning Board piece.  Do you need the 

Planning Board's approval for the work being 

done internally to move the operations over 
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and get up and running?  

MR. STEIN:  We do not believe so.

MR. LEVINE:  No.  

MS. MULLIGAN:  Felix, they're going 

to need the Planning Board approval to add on 

the freezers, but from, and correct me -- you 

will need a Change of Use application so that 

is something you guys should be working on, 

but correct me if I'm mistaken, they can move 

into the facility, operate and then add the 

freezers on, so they want to get in, get 

going, even if they're there for a few months 

while they go through the Planning Board 

process and then start the construction, so 

that's sort of the way it's going to run. 

MR. STEIN:  That's correct. 

MR. GRUCCI:  I wasn't clear if you 

needed Planning Board approval to do the 

internal construction work in order to meet, 

you know, fire and building codes.  

MR. LEVINE:  No, for us, the facility 

is incredibly well structured with the 

business that was there prior.  For about 

40,000-plus-square-feet in the warehouse 
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space, we don't need to move a wall, rerun any 

power, electric or anything, and then there's 

only small cosmetic updates, even in the 

office I don't need to move a single wall or 

anything like that, it needs a little love and 

we're prepared to give it that. 

MR. GRUCCI:  My last question, 

Michael, and you might have said this earlier, 

and I apologize if I didn't touch on it, you 

have -- currently there are employees in your 

operation.  In addition to the current number, 

and if you can just identify that for me 

again, how many more full-time employees will 

you be adding?  

MR. LEVINE:  Yes, so currently today 

Global Food Solutions has just over 40 

employees.  We intend in the first year to add 

a minimum of 12, we think we will exceed that, 

in the second year we plan to add another 12 

to 15 and we think we'll exceed that as well.  

And that's due primarily for us about 12 to 15 

people operate one line and one production 

shift, and with the increase in space having 

3-400 percent more space, we feel very 
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confident that we can achieve much more than 

those numbers, but we very much know that we 

need to keep adding at least one production 

line plus a year. 

MR. STEIN:  Michael, if I can just 

add, does that include the employees from 

Advantage Marketing?  

MR. LEVINE:  That does not, I'm 

sorry, Howie, no. 

MR. STEIN:  They're an additional 

company that's operated by the Levine family, 

it's somewhat related; could you just explain 

that a little bit?  

MR. LEVINE:  Yes, so out of our two 

facilities, one is the production facility, 

I'm going to stick that one on the side.  Our 

other facility, our corporate headquarters is 

shared between my business, Global Food 

Solutions, and a partner company, but there's 

no equity partner, it's just a friendly family 

relationship, my dad has equity in both 

companies.  Advantage Food Marketing is a food 

service brokerage here in Metro New York, it's 

existed for 35 years and they have 
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approximately 30 employees as well.  

We have shared our corporate 

headquarters between the two companies for 

over ten years now and we will be sharing the 

new corporate headquarters at 905 Waverly, so 

there are approximately 35 jobs in Advantage 

Food Marketing that would additionally be 

moving to the facility.  

So 30 jobs from Advantage, about 40 

jobs from Global, all current, and then we 

would be adding 12 to 15 in year one and 12 to 

15 again in year two. 

MR. GRUCCI:  But the 30 you're 

referring to already exist and they will be 

moving over from your facility -- sorry, I 

don't remember where you said it was, but from 

the current facility to Brookhaven.  

MR. LEVINE:  Yes.  

MR. GRUCCI:  And then on top of that, 

you'll add an additional 12 per year to the 

office staff?  

MR. LEVINE:  To the office and 

production.  

MS. MULLIGAN:  And Felix, this will 
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all be outlined in the application when we get 

it. 

MR. GRUCCI:  All right, just trying 

to get a handle.  

MS. MULLIGAN:  Does anybody have any 

other questions?  

MR. TROTTA:  No, I think that was a 

great overview to prepare us for.

CHAIRMAN BRAUN:  We need a motion for 

Lisa to be able to schedule a public hearing, 

and you'll look at the application at the 

November meeting.  If we need to ahead of 

time, Lisa and I will look at that application 

as well. 

MS. MULLIGAN:  And Terance will be 

involved to review the application, of Bill.  

It's yours, Terance. 

CHAIRMAN BRAUN:  So may I have a 

motion?  

MR. POLLAKUSKY:  I'll make a motion, 

Gary Pollakusky.

CHAIRMAN BRAUN:  Thank you, Gary.  Is 

there a second?

MR. TROTTA:  Second. 
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CHAIRMAN BRAUN:  Thank you, on the 

vote; Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes, the 

motion is carried.  Good luck, sounds like a 

great project.

MR. GRUCCI:  Yes, good luck.

MR. STEIN:  Thank you for your 

assistance. 

MR. LEVINE:  Thank you, everybody, we 

genuinely appreciate it. 

MS. MULLIGAN:  Okay, so, we have the 

next item on the agenda is the small business 

committee that we talked about forming and I 

think -- did you want to -- 
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CHAIRMAN BRAUN:  Yes, I do.  This 

kind of evolved from the Board assessment 

forms that have come through the last several 

years.  We've kicked it around a number of 

different times, beginning in the middle of 

COVID, we talked about loan programs.  Gary, 

you may want to say something because I think 

you're the one who kind of spearheaded this 

whole -- and Frank, initiative.  

MR. POLLAKUSKY:  I think both Frank 

and I had recommended that, you know, I think 

it's important that we avail our agency in a 

way to smaller businesses that we haven't yet 

done so from a marketing standpoint, as well 

as, you know, just to be able to share the 

features of what, you know, the IDA can offer.  

The more we can extend ourselves to the 

community and educate them as to some of the 

different programs available to them through 

us, perhaps even creating programs that may be 

more targeted towards our, you know, small 

businesses, I think that would be very 

helpful, so.  Committee doing that would be, 

you know, would be great. 
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CHAIRMAN BRAUN:  Are you volunteering 

for this committee?  

MR. POLLAKUSKY:  Absolutely, I'd be 

happy to chair it as well. 

CHAIRMAN BRAUN:  Mr. Trotta?

MR. TROTTA:  I think it's important 

that, you know, I think it's helpful for us to 

be a helpful hand to small business, and that 

may be just directing them in a way that makes 

it a little bit more friendly for them to do 

business or to find things that are already 

out there.  We're not in many cases trying to 

replicate the, you know, what's being done, 

but sometimes guiding people and as much as, 

you know, Lisa and staff do outreach before 

Chamber of Commerce's, and those kinds of 

things, I think this will kind of be extremely 

helpful, needed and I think people will 

appreciate anything that we can do to help to 

guide them.  It may just be that they need 

something from the town and they're not sure 

how to access that, and knowing that they have 

a friendly face that's, you know, trying to 

help them and guide them, I think that would 
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just be important also. 

MS. MULLIGAN:  I can tell you, my 

name and contact information is still listed 

under economic development on the town's 

website, so if they get to that they will get 

to us. 

MR. CALLAHAN:  What could we do as an 

IDA for small businesses?  There's other IDA's 

on Long Island, do they do anything that we're 

allowed to do?  

CHAIRMAN BRAUN:  Programs that we 

typically do for that line of small 

businesses.  There are some IDA's, Babylon in 

particular, that has a number of programs that 

apply to small business.  I think what we 

ought to do is, for Gay, Frank, Lisa and I get 

together, you know, for half an hour, hour, in 

between meetings, and then so we have an idea, 

or I have an idea, of which direction we may 

be headed in and we could structure something 

that makes sense. 

MR. TROTTA:  That'd be great.

CHAIRMAN BRAUN:  Does that sound all 

right, Gary?
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MR. POLLAKUSKY:  That's fine.

MR. TROTTA:  And maybe we can get 

some information from Babylon or some other 

IDA's that are doing things for us to --

CHAIRMAN BRAUN:  As far as I know, 

they're the only one that really -- 

MR. TROTTA:  Anywhere else in the 

state?  

MR. POLLAKUSKY:  I think we can 

define a scope to a committee ourselves, you 

know, it would be great to be able to, you 

know, benchmark and best practice what a small 

business committee would add to an IDA, but we 

can also perhaps, you know, pioneer and pave 

the way for this because our small businesses, 

you know, are, you know, are the life blood of 

the community in addition to obviously all the 

projects that we are involved in.  

So to be able to, you know, help them 

especially in lieu of not having an economic 

development department, right, anything that 

we can do to, you know, for outreach I think 

might be helpful, so we can define that. 

CHAIRMAN BRAUN:  Let me suggest this:  
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You, Frank and Felix, you want to join the --

MS. MULLIGAN:  Anybody else who wants 

to. 

MR. GRUCCI:  I'd love to but I know I 

wouldn't be able to commit myself to it. 

CHAIRMAN BRAUN:  Understood.  Maybe 

Gary, you and Frank can put your heads 

together, some kind of a rough outline so that 

we'll -- the four of us sit down, we're not 

starting from scratch and then we'll go from 

there. 

MR. TROTTA:  If you can get us 

anything that is out there from anybody else, 

Babylon, for example, or any of the other 

IDA's, we can come up with those other stuff 

for review, but it's always good to -- we may 

even look and say, that's not for us, but at 

least it's a place to look. 

CHAIRMAN BRAUN:  One thing we're not 

going to do is go into a loan program or 

revolving loan fund.  

MS. MULLIGAN:  I don't even know -- 

MR. POLLAKUSKY:  We know you didn't 

like that, Fred.  
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MR. TROTTA:  How do you feel about 

that, tell me again?  

CHAIRMAN BRAUN:  They are upstate 

IDA's that have revolving loan funds, but they 

got money from a different source, many, many 

years ago, it has grown, but some of those 

loans don't get paid back.  It's almost 

impossible to recommend replicate that now.  

We're not lenders, some of us may have been in 

our former life, but we're not set up 

administratively to do that, but happy to meet 

with the two of you and we'll go from there. 

MR. TROTTA:  Anybody has any ideas, 

if you float them to us we'd be happy to 

explore them or talk further.

MS. MULLIGAN:  So I'll reach out -- 

MR. GRUCCI:  Frank, my only 

suggestion would be, be careful that the 

committee doesn't get perceived by this small 

businesses as being an expeditor for them, and 

then, you know, you find yourselves running 

around doing advanced work with the Planning 

Department, et cetera, et cetera.  Just be 

careful.  
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MR. TROTTA:  I guess what I -- yeah, 

I hear you, and no, we don't want to be an 

expeditor, they need to hire an expeditor if 

that's what they want.  I'm sure Lisa would 

make that clear to them. 

MS. MULLIGAN:  We're economic 

development, we don't want to take away other 

people's jobs, we're supposed to be creating 

jobs. 

MR. GRUCCI:  I know that that 

wouldn't be the intent, I'm just concerned 

about the perception from those who would be 

seeking help from us as to what they're 

thoughts might be of us. 

MR. TROTTA:  Good point, and 

certainly it's something that we wouldn't want 

to get into, I agree.  

MS. MULLIGAN:  Okay, so we have two 

other items on the agenda.  Just quickly, I 

think we have to officially move the 

November 16th meeting to 12:30, we did it in 

LDC, I think we should officially do it here. 

CHAIRMAN BRAUN:  I need a motion. 

MR. CALLAHAN:  So moved.
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MS. MULLIGAN:  Do we have a second?  

MR. TROTTA:  Frank Trotta, yes.

CHAIRMAN BRAUN:  Thank you, on the 

vote; Frank?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.

CHAIRMAN BRAUN:  Mr. Pollakusky?

MR. POLLAKUSKY:  Yes.

CHAIRMAN BRAUN:  Braun votes yes.  We 

have moved the meeting time.

MS. MULLIGAN:  And we have one item 

that we need to discuss in executive session, 

so I don't know what the best way to do that 

is.  

MS. EADERSTO:  When you make a motion 

--

CHAIRMAN BRAUN:  We need a motion to 

go to executive session.  

MS. EADERSTO:  -- when you come out, 
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you're gonna conduct no further business and 

then you can just --

MS. MULLIGAN:  Okay, awesome.

CHAIRMAN BRAUN:  Motion to go into an 

executive session. 

MS. EADERSTO:  And when you come out, 

you will conduct no further business. 

MS. MULLIGAN:  And when we come out, 

we will conduct no further business and we're 

going into executive session to discuss 

potential lawsuits.  

MR. TROTTA:  I would be happy to make 

that motion, going into executive session.  

CHAIRMAN BRAUN:  On the vote, then; 

Mr. Trotta?  

MR. TROTTA:  Yes.  

CHAIRMAN BRAUN:  Mr. Callahan?  

MR. CALLAHAN:  Yes.

CHAIRMAN BRAUN:  Ms. Scheidt?

MS. SCHEIDT:  Yes.  

CHAIRMAN BRAUN:  Mr. Grucci?

MR. GRUCCI:  Yes.  For those of us on 

Zoom, are we going to get a new link?

MS. MULLIGAN:  We'll send around the 
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call-in number, it might just be easiest.

MS. MULLIGAN:  We're not coming back, 

so we're adjourning the meeting after this, so 

we can close down the meeting and we will send 

around the conference call-in number.  Sorry, 

I didn't even think to do it earlier. 

MR. GROSS:  Lisa, I'm no expert at 

this, but I think you have to come out of 

executive session and then close the meeting. 

MS. EADERSTO:  Right, but we're 

conducting no further business other than 

closing the meeting. 

MS. MULLIGAN:  Right, so we don't 

have to come back.  

(Whereupon, at 2:06 p.m., the meeting 

of the Industrial Development Agency 

concluded.) 
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C E R T I F I C A T I O N

STATE OF NEW YORK )

SS.

COUNTY OF NASSAU )

I, DAVID GORDON, a Shorthand (Stenotype) 

Reporter and Notary Public within and for the State 

of New York, do hereby certify that the foregoing 

pages 1 through 79, taken at the time and place 

aforesaid, is a true and correct transcription of my 

shorthand notes.

IN WITNESS WHEREOF, I have hereunto set my 

name this 26th day of October, 2022. 

---------------------
 DAVID GORDON



 

TOWN OF BROOKHAVEN 

INDUSTRIAL DEVELOPMENT AGENCY 

MEETING MINUTES 

NOVEMBER 16, 2022 

 

MEMBERS PRESENT: Frederick C. Braun, III 
    Felix J. Grucci, Jr. 
    Martin Callahan 
    Ann-Marie Scheidt 
    Frank C. Trotta 
 
EXCUSED MEMBERS: Gary Pollakusky 
    Frank C. Trotta 
 
ALSO PRESENT:  Lisa M. G. Mulligan, Chief Executive Officer 
    John LaMura, Deputy Director 
    Jocelyn Linse, Executive Assistant 
    Terri Alkon, Administrative Assistant 
    Annette Eaderesto, Counsel 
    William F. Weir, Nixon Peabody, LLP 
    Howard Gross, Weinberg, Gross & Pergament (via Zoom) 
 
Chairman Braun opened the IDA meeting at 12:46 P.M. on Wednesday, November 16, 2022, in 

the Agency’s Office on the Second Floor of Brookhaven Town Hall, One Independence Hill, 

Farmingville, New York.  A quorum was present. 

 

CFO’S REPORT 

Ms. Mulligan presented the Budget vs. Actual Report for the period ending September 30, 2022.  

Deposits and expenses were noted, all expenses were in line with the budget.  All payroll taxes 

and related withholdings have been paid timely in accordance with Federal and State guidelines.  

All regulatory reports have been filed in a timely fashion. 

 

The motion to accept the report was made by Mr. Pally and seconded by Mr. Callahan.  All 

voted in favor. 
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CD RAMSAY REALTY, LLC / CREATIVE BIOLABS, INC. – APPLICATION 

This current IDA project that manufactures and distributes biologic proteins has an 

approximately 12,000 square foot facility at 17 Ramsay Road in Shirley.  CD Ramsay has now 

applied for assistance to construct an additional 18,500 square foot building at a cost of $4.935 

million on the same property.  They have 30 full-time equivalent positions and plan to add 8 

more.  They are requesting a sales tax exemption and a PILOT.  CD Ramsay’s current project 

has already surpassed their expected employee numbers.   

 

The motion to accept the application and schedule a public hearing was made by Mr. Grucci, 

seconded by Mr. Pally, and unanimously approved. 

 

GLOBAL FOOD SOLUTIONS, INC. – APPLICATION & RESOLUTION 

Global Food Solutions, Inc. presented this project at the last meeting.  Global Food Solutions 

develops, manufactures and distributes food for the school food service industry.  They propose 

to purchase an approximately 50,000 square foot existing building located at 905 Waverly 

Avenue in Holtsville.  They currently operate out of 2 facilities in Islip and Smithtown.  They 

have 38 employees and plan to hire 25 full-time equivalent employees.  Project costs are 

estimated to be $14 million, and a 10,000 square foot expansion is planned after they move into 

the facility.  A sales tax exemption and PILOT have been requested. 

 

The motion to accept the application was made by Mr. Callahan and seconded by Ms. Scheidt.  

All voted in favor. 

 

A public hearing for Global Food Solutions, Inc. was held with no comment received.  The cost 

benefit analysis and proposed PILOT were included in the meeting packets.   

 

The motion to approve the final authorizing resolution was made by Mr. Grucci, seconded by 

Ms. Scheidt, and unanimously approved. 
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44 RAMSEY OWNER / FRANK LOWE – GALAXY GROUP, LLC SUBTENANT 

APPLICATION & RESOLUTION 

Galaxy Group, LLC is seeking to sublease approximately 10,000 square feet in the 44 Ramsey 

Owner / Frank Lowe facility.  Galaxy Group is a facility maintenance company with 3 full-time 

equivalent positions and plan to hire 8 to 10 more.   

 

The motion to accept the application was made by Mr. Pally and seconded by Mr. Callahan.  All 

voted in favor. 

 

The motion to approve the resolution was made by Mr. Callahan, seconded by Ms. Scheidt, and 

unanimously approved. 

 

BLSF, LLC / BROOKHAVEN LANDFILL SOLAR FARM, LLC – RESOLUTION 

There was a change in the ownership structure for this solar farm to be located on the capped 

portion of the Town’s landfill.  A public hearing was held with comments received; these 

comments as well as the cost benefit analysis and proposed PILOT were included in the meeting 

packets. 

 

The motion to approve this resolution was made by Ms. Scheidt and seconded by Mr. Callahan.  

All voted in favor. 

 

HYDRO METAL HOLDINGS, LLC / BOILERMATIC WELDING INDUSTRIES, INC. – 

RESOLUTION 

This is an assignment and assumption of the PILOT and sales tax exemption from the Coast 2 

Coast Real Estate, LLC facility located at 20 Pinehurst Drive in Bellport to Hydro Metal 

Holdings, LLC / Boilermatic Welding Industries, Inc.  Mr. Callahan recused himself from 

discussion on this project due to a potential conflict of interest.  There were comments received 

at the public hearing which were included in the meeting packets.  Hydro Metal Holdings, LLC / 

Boilermatic Welding Industries, Inc. will retain 56 full-time equivalent positions and plans to 

hire an additional 14. 
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The motion to approve this resolution was made by Mr. Grucci, seconded by Mr. Pally, and 

unanimously approved with Mr. Callahan abstaining. 

 

PECONIC RIVER ENERGY STORAGE, LLC DBA NORTH STREET ENERGY 

STORAGE – RESOLUTION 

The cost benefit analysis and proposed PILOT were included in the meeting packet for this 150-

megawatt battery energy storage system to be constructed in Manorville.  There were no 

comments made at the public hearing. 

 

The motion to approve this resolution was made by Ms. Scheidt and seconded by Mr. Pally.  All 

voted in favor. 

 

SUNRISE WIND – 22 RESEARCH WAY – RESOLUTION 

The cost benefit analysis and proposed PILOT were included in the packets for this operations 

and maintenance facility for the Sunrise Wind Farm project.  No comments were received at the 

public hearing.  This facility is expected to create 60 full-time equivalent jobs. 

 

The motion to approve this resolution was made by Mr. Grucci, seconded by Mr. Pally, and 

unanimously approved. 

 

BIOCOGENT – COMPLETION DATE & SALES TAX EXTENSION RESOLUTION 

Biocogent has requested an extension on their sales tax exemption and completion date until 

December 31, 2024. 

 

The motion to approve this resolution was made by Mr. Pally and seconded by Ms. Scheidt.  All 

voted in favor. 

 

UNITED MEAT PRODUCTS – COMPLETION DATE EXTENSION RESOLUTION 

United Meat Products has requested an extension of their completion date until October 31, 

2023. 
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The motion to approve this resolution was made by Mr. Grucci, seconded by Mr. Callahan, and 

unanimously approved. 

 

CEO’S REPORT 

 

Middle Country Meadows 

A termination letter was sent to Middle Country Meadows for failing to provide the required 

insurance.  The matter has since been corrected. 

 

Port Jefferson Commons 

An application was received for this potential housing project to be located adjacent to Port 

Jefferson Crossing.  They have requested a letter to submit to New York State that confirms this 

project is within the guidelines of the Agency’s Uniform Tax Exemption Policy.  This 

application will be on the agenda for the December meeting.  The consensus of the Members was 

to submit the letter to New York State. 

 

Mr. Callahan made a motion at 1:22 P.M. to enter executive session to discuss proposed, pending 

or current litigation.  The motion was seconded by Mr. Grucci and unanimously approved. 

 

At 1:34 P.M., Mr. Grucci made a motion to exit executive session and close the meeting.  The 

motion was seconded by Ms. Scheidt, and all voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, December 7, 2022. 

 

 



2023 IDA RESOLUTIONS 

  1  Appointment of CEO/Executive Director  

   2  Appointment of Chief Financial Officer  

   3  Appointment of Executive Assistant  

   4 Appointment of Administrative Assistant  

   5 Appointment of Director Marketing and Project Development  

   6 Appointing of Legal Counsel 

   7  Appointment of Insurance Broker of Record 

   8  Slate of IDA Board Officers 

   9  Adoption of Committee Charters and Establishment and Appointing of 

Governance, Finance and Audit Committee 

 10 Adoption of Fee Schedule  

 11 Office Rental at Town of Brookhaven 

 12  Hourly Requirement 

 13  2023 Meeting Schedule  

 14 Appointment of Website Design and Maintenance  

 15  Banking and Investing   

16 Adopting a Mission Statement and Measurement Report  

17 Adopting the Town of Brookhaven Ethics Policy, Procurement Policy and 
Property Acquisition & Disposal Policy.  

 
 18 Adopting a Uniform Tax Exemption Policy 
 
 19 Adopting Compensation Policy 

20 Adopting a Policy Concerning Board Member and Employee Loans 

 21 Adopting a Prevailing Wage Policy 



   22 Adopting an Adaptive Reuse Policy 

   23 Delegating and Authorizing Execution of IDA Documents 

   24 Adopting an Incentive Compensation Policy 

   25 Longevity  

26 Adoption of Deferred Compensation Program Policy 

   27 Holiday Schedule 

   28  Adopting a Travel & Discretionary Funds Policy 

   29 Adopting an Accrual Policy for Full Time Management Employees  

 30 Adopting an Accrual Policy for Full Time Non-Management Employees 

 31 Audit and Accounting Services 

   32 Adopting a Bereavement Policy 
 
   33      Conflict of Interest Policy 

   34      Appointment of Insurance Risk Manager 
 

35       Approval of unlawful harassment and unlawful sexual harassment prohibition 
policy 

 
   36 Approval of 2022 Incentive Compensation 
 
   37 Jury Duty 
 

38 Employee Health Insurance 
 
   39  Cancer Screening 
  
   40    Appointment of Public Relations Firm 
 

41 Supplemental Benefits Insurance 
 
   42 Shared Services Agreement 
 
 43  Newspaper of Record 
 
 44 Acquisition of Real Property 



45 Appointment of Deputy Director 
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           Rating Scale: 
 

      1 = Do Not Agree 
 Industrial Development Agency   2 = Somewhat Agree 

     2022 Board Assessment   3 = Agree 
           4 = Highly Agree 
           5 = No Opinion 
Circle One: 

 
    Mission, Values, Vision and Strategic Direction: 
 
1   2   3   4   5 The Board’s policy and strategic decisions reflect and support the IDA’s mission, values and vision. 
 
Comments: 
 

 
1   2   3   4   5 The Board is actively involved in strategic planning. 
 
Comments: 
 

 
    Board Structure and Processes: 

 
1   2   3   4   5 Board disagreement is seen as a search for solutions rather than a win/lose proposition. 
 
Comments: 
 

 
1   2   3   4   5   The Board contains a sufficient range of qualities (i.e. expertise, perspectives, external relationships and  

size) to ensure effectiveness. 
 
Comments: 
 

 
1   2   3   4   5 Board agendas provide adequate time for discussing significant issues impacting our IDA’s progress, and  
  requiring Board action. 
 
Comments: 
 

 
1   2   3   4   5 I receive meeting materials in advance and come prepared to engage in meaningful dialogue and critical  
  decision-making. 
 
Comments: 
 

 
1   2   3   4   5 The timeliness, quality, quantity and presentation of information provided to the Board meets our needs in 

understanding issues and challenges and enables effective decision-making. 
 
Comments: 
 

 
1   2   3   4   5 The Board demonstrates good problem solving skills. 
 
Comments: 
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1   2   3   4   5 The Board Chair leads fairly and effectively. 
 
Comments: 
 

 
1   2   3   4   5   The number of meetings, meeting length and attendance of directors is sufficient for our IDA’s needs.   
  Board agendas provide adequate time for discussing significant issues impacting our IDA’s progress and  
  requiring Board action. 
 
Comments: 
 

 
1   2   3   4   5 The time and day of  IDA meetings is convenient and productive. 
 
Comments: 
 

 
   Board / CEO Relationships: 

 
1   2   3   4   5 A climate of trust, respect and support exist between the Board and the CEO. 
 
Comments: 
 

 
1   2   3   4   5 The Board supports the CEO in implementing Board policy; Board members understand their ‘policy- 
  making’ vs. the CEO’s ‘management’ role. 
 
Comments: 
 

 
1   2   3   4   5 The Board receives timely and helpful information from the CEO on how well the IDA is meeting its  
  planned objectives. 
 
Comments: 
 

 
   Servicing the Community: 

 
1   2   3   4   5 The Board is effective in representing and promoting the IDA in the community. 
 
Comments: 
 

 
1   2   3   4   5 Board members receive appropriate continuing education and orientation to better understand their role in  
  providing healthy community leadership. 
 
Comments: 
 

 
1   2   3   4   5 The Board develops a positive image for our IDA and has gained a high level of public confidence. 
 
Comments: 
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1   2   3   4   5 The Board is well-informed about market, environmental and competitive factors that affect its services  
  and programs. 
 
Comments: 
 

 
   Finances: 

 
1   2   3   4   5 The Board effectively carries out its responsibility for the oversight of fiscal resources. 
 
Comments: 
 

 
1   2   3   4   5 Financial reports are presented in a format that builds understanding and enables effective decision- 
  making. 
 
Comments: 
 

 
1   2   3   4   5 The Board adopts operating and capital budgets (where applicable) annually and consistently monitors 
performance. 
 
Comments: 
 

 
1   2   3   4   5 The Board has committed the resources necessary to address community issues and challenges. 
 
Comments: 
 

 
1   2   3   4   5 The Board has a corporate compliance plan in effect, and ensures that compliance policies and procedures  
  are fully functioning. 
 
Comments: 
 

 
1   2   3   4   5 This survey tool is an appropriate length to gather pertinent data. 
 
Comments: 
 

 
 
Additional Comments: 
 

 
 

 
 
          __________________________________ 
            Signature 
 
          __________________________________ 
            Date 







Town of Brookhaven Industrial Development Agency

MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date

Project Title

Project Location

Summary of Economic Impacts over the Life of the PILOT

Project Total Investment

$4,935,000 Temporary (Construction)

Direct Indirect Total

Jobs 22 6 28

Earnings $1,819,562 $398,688 $2,218,250

Local Spend $4,400,000 $1,390,874 $5,790,873

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 38 0 38

Earnings $39,015,282 $0 $39,015,282

             Figure 1

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

Figure 2

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

Economic Impacts

December 12, 2022

CD Ramsay Realty, LLC

17 Ramsey Road Shirley

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions

Nominal Value Discounted Value*

Property Tax Exemption $976,748 $882,721

Sales Tax Exemption $215,625 $215,625

Local Sales Tax Exemption $115,625 $115,625

State Sales Tax Exemption $100,000 $100,000

Mortgage Recording Tax Exemption $0 $0

Local Mortgage Recording Tax Exemption $0 $0

State Mortgage Recording Tax Exemption $0 $0

Total Costs $1,192,373 $1,098,346

State and Local Benefits

Nominal Value Discounted Value*

Local Benefits

To Private Individuals

Temporary Payroll

Ongoing Payroll

Other Payments to Private Individuals

To the Public

Increase in Property Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Other Local Municipal Revenue

State Benefits

To the Public

Temporary Income Tax Revenue

Ongoing Income Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 

Ratio

Local 37:1

State 19:1

Grand Total 36:1

*Discounted at 2% 

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes

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

$39,301,915$43,711,410

$39,301,915 $1,098,346

$1,755,688

$15,528

$273,107

Cost*

$37,374,067

$1,927,848

$998,346

$100,000

$243,990

$99,821

$1,568,509

$15,528

$2,144,144 $1,927,848

$2,144,144 $1,927,848

$99,821

$37,073,999

$2,218,250

$39,015,282

$2,218,250

$34,855,749

Propose to construct an approx 18,500 sf industrial building on approx 4.5 acres.  This building will be in addition to the 12,000 sf facility already on the 

proeprty.   This company manufactures and distributes labratory, biologic projects.   As per our Uniform Project Evaluation Creitery Policy, the criteria met for 

this project include, but are not limited to jobs created/retained and capital investtment by the applicant.  

Fiscal Impacts

Additional Comments from IDA

Benefit*

$41,567,266 $37,374,067

$41,233,532

$0 $0

$0 $0

$333,734 $300,068

$0 $0

$17,954 $17,954

$315,780 $282,114



Town of Brookhaven Industrial Development Agency

MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date

Project Title

Project Location

Summary of Economic Impacts over the Life of the PILOT

Project Total Investment

$161,960,000 Temporary (Construction)

Direct Indirect Total

Jobs 350 96 446

Earnings $28,671,331 $6,282,236 $34,953,567

Local Spend $69,331,999 $21,916,379 $91,248,378

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 191 0 191

Earnings $160,770,786 $0 $160,770,786

             Figure 1

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

Figure 2

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

Economic Impacts

January 3, 2023

WF XII, LLC

North Service Rd LIE Yaphank, NY 

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions

Nominal Value Discounted Value*

Property Tax Exemption $8,413,947 $7,513,559

Sales Tax Exemption $2,092,960 $2,092,960

Local Sales Tax Exemption $1,122,312 $1,122,312

State Sales Tax Exemption $970,648 $970,648

Mortgage Recording Tax Exemption $747,450 $747,450

Local Mortgage Recording Tax Exemption $249,150 $249,150

State Mortgage Recording Tax Exemption $498,300 $498,300

Total Costs $11,254,357 $10,353,969

State and Local Benefits

Nominal Value Discounted Value*

Local Benefits

To Private Individuals

Temporary Payroll

Ongoing Payroll

Other Payments to Private Individuals

To the Public

Increase in Property Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Other Local Municipal Revenue

State Benefits

To the Public

Temporary Income Tax Revenue

Ongoing Income Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 

Ratio

Local 21:1

State 6:1

Grand Total 19:1

*Discounted at 2% 

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes

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

$195,413,401$218,012,996

$195,413,401 $10,353,969

$7,234,685

$244,675

$1,125,396

Cost*

$186,258,938

$9,154,463

$8,885,021

$1,468,948

$987,657

$1,572,911

$6,349,221

$244,675

$10,177,666 $9,154,463

$10,177,666 $9,154,463

$1,572,911

$176,047,364

$34,953,567

$160,770,786

$34,953,567

$141,093,797

Applicant intends to construct three (3) one story warehouse totaling 549,924 sf for use as a warehouse distribution facility on 71.45 acres of vacant land.  

End users have not yet been secured.  As per the Brookhaven IDA Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are 

not limed to, jobs created and capital investment by the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$207,835,330 $186,258,938

$195,724,353

$0 $0

$0 $0

$12,110,977 $10,211,575

$10,526,833 $8,786,691

$282,905 $282,905

$1,301,239 $1,141,978







VfARRELLfRITZPc 
ATTORNEYS 

Peter L. Curry 

Partner 

Direct Dial: 516.227.0772 

Direct Fax: 516.336.2208 

pcurry@farrellfritz.com 

VIA E-MAIL 

Town of Brookhaven IDA Board 
Lisa M.G. Mulligan, CEO 
1 Independence Hill 
Farmingville, NY 11738 

Re: HSRE-EB HOL TSVILLE, LLC 

Dear Ms. Mulligan and Members of the Board: 

December 20, 2022 

400 RXR Plaza 

Uniondale, NY 11556 

www.farrellfritz.com 

Our File No. 
31785-101 

I write regarding a proposed Short Term Extension Letter (the "Amendment") to be entered into 
between the above entity and Wells Fargo Bank, National Association. A copy of the 
Amendment documents is attached. This Amendment primarily extends the maturity date of the 
loan from December 8, 2022 to March 31, 2023. It also amends the definition of spread to three 
and four-tenths of one percent (3.40% ). HSRE-EB Holtsville, LLC is not borrowing any 
additional funds, and does not seek any additional economic assistance from the Brookhaven 
IDA. 

Please allow this letter to serve as my client's request, in accordance with the existing Agency 
lease documents, that the Agency execute and deliver the requested Consent and 
Reaffirmation of Agency. The delivery of this document has been requested by Wells Fargo in 
connection with the closing of the loan extension. 

Please feel free to contact me with any questions. 

cc: William F. Weir, Esq. 
Terance V. Walsh, Esq. 
Eric J. Brenner, Esq. 
Ms. Elizabeth Wood 
Peter L. Curry, Esq. 
Craig Masheb, Esq. 
Mr. Steven Krieger 
Mr. Andrew Levy
Nicholas J. Cappadora, Esq. 

�lyyours, 

FA��R� 

ALBANY I HAUPPAUGE I NEW YORK I WATER MILL 































































































































Year
 Proposed CD 

Ramsey 2022 PILOT 

1 8,261$             

2 8,426$             

3 8,595$             

4 8,767$             

5 8,942$             

6 9,121$             

7 48,627.00$      

8 49,600.00$      

9 50,592.00$      

10 51,603.00$      

PROPOSED PILOT BENEFITS ARE FOR 

DISCUSSION PURPOSES ONLY AND 

HAVE NOT BEEN APPROVED BY THE 

AGENCY BOARD



PILOT

1 40,448$                                      

2 41,257$                                      

3 177,188$                                    

4 361,463$                                    

5 553,039$                                    

6 752,132$                                    

7 958,969$                                    

8 1,173,778$                                 

9 1,396,795$                                 

10 1,628,265$                                 

11 1,868,433$                                 

12 2,117,558$                                 

WF XII Industrial LLC  PILOT

YEAR

PROPOSED PILOT BENEFITS ARE FOR DISCUSSION PURPOSES 

ONLY AND HAVE NOT BEEN APPROVED BY THE AGENCY.
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