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Meeting Agenda 
 

Wednesday, January 8, 2025 at 12:10 PM 
 
 
 

1. Roll Call 
 
2. Minutes 

 
a. November 20, 2024 
b. December 4, 2024 

 
3. CFO’S Report 

 
a. Actual vs. Budget Report – November 30, 2024 

Timely Payments 
 

4. Resolutions 
 

a. Organizational Resolutions 
b. TopGolf USA Holtsville, LLC 
c. MDS Building Ventures, LLC 

 
5. Applications 

 
a. Vineyards at Coram / Ornstein Leyton Company 
b. KCE, NY31, LLC 

 
6. CEO’S Report 

 
Ronk Hub Phase 2A 
Ferrandino & Sons Development Group, LLC 

a. Housing Study 
Board Assessments 
Harassment Training 
Fiduciary Responsibilities 
LIBDC April Meeting 
LIBDC Membership 

b. Legislative Updates 
 

7. Executive Session 
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Meeting Minutes 
 

November 20, 2024 
 
Members Present: Frederick C. Braun, III 
   Martin Callahan 
   Ann-Marie Scheidt 
   Frank C. Trotta 
   John Rose 
 
Excused Members: Felix J. Grucci 
   Mitchell H. Pally 
 
Also Present:  Lisa M. G. Mulligan, Chief Executive Officer 
   Lori LaPonte, Chief Financial Officer 
   Amy Illardo, Director of Marketing 
   Jocelyn Linse, Executive Assistant 
   Annette Eaderesto, IDA Counsel 
   Barry Carrigan, Nixon Peabody, LLP 
   Howard Gross, Weinberg, Gross & Pergament (via Zoom) 
   Andrew Komaromi, Harris Beach, LLC 
   Joseph Rossi, Nord Development 
   Eric J. Russo, Vanbrunt Juzwiak & Russo, P.C. 
   Daniel Baker, Greenberg Traurig 
   Joseph Smith, Duggal (via Zoom) 
   Demian Cacciolo, Duggal (via Zoom) 
   Lindsay Whitfield, Duggal (via Zoom) 
 
Chairman Braun opened the IDA meeting at 9:14 A.M. on Wednesday, November 20, 2024, in 

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

Farmingville, New York.  A quorum was present. 

 

Mr. Trotta made a motion to enter executive session to discuss proposed, pending or current 

litigation.  The motion was seconded by Ms. Scheidt and unanimously approved. 

 

At 9:57 A.M., Mr. Trotta made a motion to resume the regular agenda.  The motion was 

seconded by Mr. Rose and all voted in favor.  No action was taken in executive session. 
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Meeting Minutes of October 16, 2024 

The motion to approve these Minutes as presented was made by Ms. Scheidt, seconded by Mr. 

Callahan and unanimously approved. 

 

CFO’s Report 

Ms. LaPonte presented the Operating vs. Budget Report for the period ending October 31, 2024.  

Year to date the Agency is ahead of the budget, and the Agency’s banks have indicated that 

interest rates will decrease.   

 

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 approve the CFO’s Report was made by Ms. Scheidt and seconded by Mr. Trotta.  

All voted in favor. 

 

CEO’s Report 

 

Ferrandino & Sons Development Group, LLC 

A request was submitted from this project for the Board to consider granting a 20-year PILOT.  

Mr. Russo updated the Board on how this project is moving through the approval process with 

the Town, Patchogue Village, Suffolk County and the State and why a 20-year PILOT is being 

requested.  A feasibility study was provided for this 262-unit housing project that will include 

workforce and affordable units.  There will be space for the Chamber of Commerce’s Office as 

well as 303 square feet of retail.  A permit has been obtained from the State Department of 

Environmental Conservation to assist with cleaning up Patchogue River.  The Trolley House will 

also be preserved and protected. 

 

Mr. Russo and Mr. Rossi left the meeting at 10:12 A.M. 
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RA Oak Run, LLC – Final Authorizing Resolution 

The cost benefit analysis, PILOT, feasibility and PILOT study for this 74-unit senior housing 

project in Middle Island were included in the meeting packets.  There was no comment received 

at the public hearing. 

 

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

unanimously approved. 

 

Mr. Baker left the meeting at 10:14 A.M. 

 

Biocogent, LLC – Resolution 

This project on Pinehurst Drive in Bellport was expected to be completed by the end of the year 

but has requested an extension of their sales tax exemption and completion date to December 31, 

2026.   

 

Mr. Braun made a motion to extend the sales tax exemption and completion date to December 

31, 2026, and their job creation requirements until December 31, 2025.  The motion was 

seconded by Mr. Callahan and all voted in favor. 

 

Ronk Hub Phase 2A Subtenant  - Hammer and Stain Station Yards, Inc. – Application & 

Resolution 

Hammer and Stain Station Yards, Inc. is seeking to sublease approximately 2,463 square feet of 

space at the Ronk Hub Phase 2A project for a do-it-yourself workshop.  This is an eleven-year 

lease, and 1 full-time equivalent position will be created at a salary of $30,000 to $35,000 per 

year. 

 

The motion to accept the application and approve the resolution was made by Mr. Callahan, 

seconded by Mr. Trotta, and unanimously approved. 
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Ronk Hub Phase 2A Subtenant – Cornucopia Natural Foods, Inc. – Application & 

Resolution 

Cornucopia Natural Foods, Inc. is seeking to sublease approximately 6,948 square feet of space 

at the Ronk Hub Phase 2 A project to be used as a health food grocery store.  This is an eleven-

year lease, and 25 full-time equivalent positions are expected to be created with salaries ranging 

from $21,216 to $75,000 per year. 

 

The motion to accept the application and approve the resolution was made by Mr. Callahan and 

seconded by Mr. Rose.  All voted in favor. 

 

Ronk Hub Phase 2A Subtenant – GRG1, Inc. – Application & Resolution 

GRG1, Inc. is seeking to sublease approximately 2,176 square feet of space at the Ronk Hub 

Phase 2A project for retail sales of wine and spirits.  This is a seven-year lease, and 3 full-time 

equivalent positions are expected to be created with salaries ranging from $26,000 to $56,000 per 

year. 

 

The motion to accept the application and approve the resolution was made by Mr. Trotta, 

seconded by Ms. Scheidt, and unanimously approved. 

 

Mortgage Recording Tax Exemption Policy 

The Board recently passed a policy that allowed granting a partial exemption of the mortgage 

recording tax for projects that are constructing a sewage treatment plant.  Projects building pump 

stations will also be eligible for this partial exemption. 

 

Middle Country Meadows, LLC – Resolution 

This project has requested the Agency’s permission to refinance their outstanding mortgage of 

$28.5 million to $40.1 million.  No additional benefits were requested. 

 

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

passed with Mr. Rose recusing himself. 
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MDS Building Ventures, LLC – Resolution 

This warehouse project in the Shirley Industrial Park is almost complete but has requested their 

sales tax exemption and completion date be extended to March 31, 2025. 

 

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

unanimously approved. 

 

CEO’s Report (Revisited) 

 

Housing Study 

Two proposals have been received and it appears the $15,000 that was approved will be 

insufficient.  This matter will be revisited at the next meeting.   

 

September Morning, LLC – Request 

This project has requested that their sales tax exemption and completion date be extended to 

April 15, 2025.  No additional allocation has been requested. 

 

The motion to approve this request was made by Mr. Trotta and seconded by Ms. Scheidt.  All 

voted in favor. 

 

Duggal 

Joseph Smith, Demian Cacciolo and Lindsay Whitfield of Duggal joined the meeting via Zoom 

to discuss rebranding the Agency including a new logo.  Three different options for a new logo 

will be provided as a start. 

 

Vision Long Island 

A sponsorship of $3,000 for Vision Long Island’s Smart Growth Summit was discussed at the 

last meeting but the vote was unclear. 
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The motion to ratify this expense was made by Ms. Scheidt, seconded by Mr. Callahan, and 

unanimously approved. 

 

New York State Economic Development Council Conference 

This conference will be held February 11th and 12th in Albany. 

 

Spec Industrial Moratorium 

Mr. Trotta made a motion to extend the moratorium on spec industrial projects until June 30, 

2025.  The motion was seconded by Ms. Scheidt and all voted in favor. 

 

December Meeting 

Mr. Braun made a motion to set the time for the meeting on December 4th at 3:30 P.M.  The 

motion was seconded by Ms. Scheidt, and unanimously approved. 

 

New York State Economic Blueprint 

The New York State Economic Development Council is creating an economic blueprint to 

provide policy recommendations to the legislature at a cost of $100,000, they are asking each of 

their members to consider supporting this endeavor at a rate of $2,500 to $5,000. 

 

The motion to approve $2,500 with an option to increase to $5,000 if necessary was made by Mr. 

Rose, seconded by Ms. Scheidt and approved with Mr. Braun recusing himself. 

 

The motion to close the IDA meeting at 11:09 A.M. was made by Mr. Braun and seconded by 

Mr. Callahan.  All voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, December 4, 2024. 

 



 

Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Minutes 
 

December 4, 2024 
 
Members Present: Frederick C. Braun, III 
   Martin Callahan 
   Mitchell H. Pally 
   Ann-Marie Scheidt 
   Frank C. Trotta 
   John Rose 
 
Excused Member: Felix J. Grucci, Jr. 
 
Also Present:  Lisa M. G. Mulligan, Chief Executive Officer 
   Lori LaPonte, Chief Financial Officer 
   Amy Illardo, Director of Marketing 
   Jocelyn Linse, Executive Assistant 
   Annette Eaderesto, IDA Counsel 
   Howard Gross, Weinberg, Gross & Pergament, (via Zoom) 
   Barry Carrigan, Nixon Peabody, LLP (via Zoom) 
   Andrew Komaromi, Harris Beach, LLP 
   Peter Curry, Farrell Fritz, P.C. 
 
Chairman Braun opened the IDA meeting at 3:41 P.M. on Wednesday, December 4, 2024, in the 

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

Farmingville, New York.  A quorum was present. 

 

MPH Cross Island Power, LLC / Shoreham Energy – Application & Resolution 

This application and resolution are for a change of ownership and control for the Shoreham 

Energy peaker plant to MPH Cross Island Power, LLC at a cost of approximately $20.5 million.  

There are thirteen years left on the PILOT.  No exemptions from mortgage recording or sales tax 

have been requested. 

 

The motion to accept the application and approve the resolution was made by Mr. Pally and 

seconded by Mr. Trotta.  All voted in favor. 
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Ronk Hub Phase 2A Subtenant – Ronkonkoma Creamery, Inc. – Application & Resolution 

Ronkonkoma Creamery, Inc. is seeking to sublease space at Ronk Hub Phase 2A to operate a 

Ben & Jerry’s franchise.  This will be a 13-year lease and four full-time equivalent positions with 

annual salaries ranging from $45,000 to $50,000 are expected to be created. 

 

The motion to accept the application and pass the resolution was made by Mr. Trotta, seconded 

by Mr. Callahan, and unanimously approved. 

 

MCP Yaphank PropCo, LLC / Yaphank AVR Boulevard Chelsea, LLC – Resolution 

This resolution is for an assignment and assumption of the Yaphank AVR Boulevard, LLC 

assisted living facility to MCP Yaphank PropCo, LLC.  There are seven years left on the PILOT 

and no new benefits are being requested.  The project operator will remain; only the property is 

being sold. 

 

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

voted in favor. 

 

AE-Cassel, LLC – Resolution 

This battery energy storage system on County Road 83 in Patchogue has had delays due to 

permitting issues.  They have requested a seven-month extension of their sales tax exemption and 

completion date. 

 

The motion to extend the sales tax exemption and completion date to July 1, 2025 was made by 

Mr. Callahan, seconded by Mr. Rose, and unanimously approved.  

 

CEO’s Report 

 

Ronk Hub Request 

A portion of the 2A piece of this development will be made into four condominiums.  Three of 

the of the units would continue to be leased by Hawkins Ave Development RHP2, LLC, and the 
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fourth unit is part of a parking garage that will be owned by Ronk Hub, LLC.  There is no change 

in benefits. 

 

The motion to approve this request was made by Ms. Scheidt and seconded by Mr. Rose.  All 

voted in favor. 

 

Mr. Curry left the meeting at 3:51 P.M. 

 

Integrated Structures Request 

This project has also experienced permitting issues and has requested an extension of their 

completion date until December 31, 2025. 

 

The motion to approve this request was made by Mr. Pally, seconded by Mr. Trotta, and 

unanimously approved. 

 

2025 Meeting Schedule 

Ms. Scheidt made a motion to set the Organizational meeting for January 8, 2025 at 12:00 P.M.  

The rest of the schedule will be determined at a later date.  The motion was seconded by Mr. 

Callahan and all voted in favor. 

 

New York State Economic Development Council  

An update on what the New York State Economic Development Council achieved in 2024 was 

included in the meeting packets. 

 

Housing Study 

This matter will be deferred until the January meeting. 

 

The motion to close the IDA meeting at 4:00 P.M. was made by Mr. Callahan, seconded by Mr. 

Trotta, and unanimously approved. 

 

The next IDA meeting is scheduled for Wednesday, January 8, 2025 at 12:00 P.M. 



2025 IDA RESOLUTIONS 

  1  Appointment of CEO/Executive Director  

   2  Appointment of Chief Financial Officer  

   3  Appointment of Executive Assistant  

   4 BLANK  

   5 Appointment of Director Marketing and Project Development  

   6 Appointment 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 BLANK 

 12  Hourly Requirement 

 13  2025 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 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 2024 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 BLANK 
 
46  Separation Payout 



Town of Brookhaven 
 

Industrial Development Agency 
 

2025 Meeting Schedule 
 
 
 

January 8 
 
 

February 5 
 
 

March 26 
 
 

April 23 
 
 

May 14 
 
 

June 18 
 
 

July 16 
 
 

August 20 
 
 

September 17 
 
 

October 22 
 
 

November 19 
 
 

December 3 
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100 Motor Parkway, Suite 560 
Hauppauge, NY 11788 

phone: 631.979.3000 FAX: 631.979.7070 
www.certilmanbalin.com

J. Timothy Shea, Jr.
Partner
Direct Dial 516.296.7885
lshea@certilmaiibalin.com

January 3, 2025

Via Email:

Town of Brookhaven Director of Economic Development
Attn: Ms. Lisa Mulligan, CEO
One Independence Hill
Farmingville, New York 11738

Re.: Town of Brookhaven Industrial Development Agency with Topgolf USA 
Holtsville, LLC
SCTM Nos.: 0200-728-5-9 & 0200-729-1-16
Our File No.: 14509.0001

Dear Ms. Mulligan:

We have recently become aware of a change to the organization involving the above
referenced IDA applicant which was inadvertently missed by the applicant and, as a result, not 
addressed with the IDA at the time of the change.

The change itself was with regard to the makeup of the parent company as Topgolf merged 
with Callaway Golf Company to create Topgolf Callaway Brands Corp., a Delaware Corporation 
publicly traded on the New York Stock Exchange. Topgolf representatives never considered a 
merger of the parties to be an issue due to the sheer size of the merger and volume of locations 
Topgolf operates throughout the country. It is important to note that despite the change in the 
parent company the four lower tiers of the organizational chart remain the same as evidenced by 
the attached modified organizational chart which puts Topgolf Callaway Brands Corp, at the top 
followed by Topgolf International, Inc., Top Golf USA, Inc., TG Holdings 1, LLC (F/K/A TG 
USA REIT, Inc.) and Topgolf USA Holtsville, LLC, all of which were in the original 
organizational chart at the time of the closing of the benefit package.

Based upon this oversite we are kindly requesting that the IDA Board retroactively grant 
approval for Topgolf Callaway Brands Corp, to be listed as the parent company of the other four 
entities which were part of the original grant.

We do call your attention to the fact that the other four entities in the organizational chart 
remain unchanged and that Top Golf USA Holtsville, LLC has otherwise lived up to all of its 
commitments in regard to the PILOT agreement and other conditions of the grant, including but

Certilman Balin Adler & Hyman, LLP 
Nassau Office: East Meadow, NY 11554

http://www.certilmanbalin.com
mailto:lshea@certilmaiibalin.com
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not limited to job creation, filing of appropriate certificates of compliance and the timely 
remittance of payments in lieu of taxes as required under the PILOT agreement.

On behalf of our client we apologize for the oversight which occurred in this matter and 
kindly request IDA approval of the relief sought herein.

As an aside, Topgolf Callaway Brands Corp, is in discussions regarding the separation of 
that entity from Topgolf International, Inc., which would create two separate companies for 
Callaway and Topgolf respectively. Callaway has announced that it expects the spin-off of Topgolf 
to occur in the second half of 2025. Obviously, this puts our client in a chicken and egg situation 
with regard to the future organizational structure of the applicant.

The issue being that until there is a closing on the proposed separation of the parent 
company into two separate businesses (i.e. Callaway and Topgolf), nothing will have changed and 
our client will be unable seek this Board’s approval. In order to get out in front and avoid a similar 
issue as the one referenced above, we are asking that the IDA Board also agree and consent to the 
continuation of the PILOT should Topgolf Callaway Brands Corp, effectuate the separation of the 
businesses for the Topgolf and Callaway brands.

The Board’s courtesies in regard to this matter are greatly appreciated.

Very trulk yours.

JTS\err
Enclosure
cc: Howard R. Gross, Esq.

8457788.1

J. Timoth



Topgolf Callaway Brands Corp.
(a Delaware corporation)

NYSE: MODG
(Formerly known as Callaway Golf Company NYSE: ELY)

Topgolf USA Holtsville, LLC
(a Delaware limited liability company) 

100% LLC Member: TG Holdings I, LLC 
Manager/CFO: Susana Arevalo 

Manager/Secretary: Naresh Srinivasan



 

 

 

 

 

   

 

Lisa Mulligan 

Town of  Brookhaven Industrial Development Agency 

 

 

Dear Ms. Mulligan: 

 

I just wanted to advise the Agency, that with respect to the above referenced Project, I have 
amended the existing Sublease between MDS Ventures, LLC, as Lessor and MS Packaging & Supply 
Corp., and MS Packaging & Distribution Corp.. as Sublessees to restart the Sublease as of January 
1, 2024 with a new updated rent schedule for payments to the realty Company. In all other 
respects, the Sublease previously executed and delivered remains essentially the same.  Thank you 
for your attention.  

 

Regards, 

 

Andrew D. Presberg, Esq. 

PRESBERG LAW, P.C.                                                                                                                                   

100 Corporate Plaza, Suite B102 

Islandia, New York  11749 

Phone:  631-232-4444 

Fax:     631-232-2603 

Email: apresberg@presberg.com  

mailto:sford@presberg.com


 

                    
                     Scott Leyton  

  scott@olcny.com 
   (212) 586-2598                                                                   

 

 
 Alec Ornstein 

  alec@olcny.com 
  (516) 660-6545 

 
 
 

Ornstein Leyton Company© 
223 Wall Street, Box 393, Huntington, NY 11743 

olcny.com  

Members of the Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville, NY 11738 
 
 
Dear Chairman Braun, Members of the IDA Boad and IDA staff,   
 
Ornstein Leyton Company (“OLC”) is excited to present its application to the Brookhaven IDA for financial 
assistance  to support the acquisition, development, construction and operation of an age-restricted (55+) rental 
community in the hamlet of Coram. The Applicant is confident that the development of the subject property will 
have a substantial positive impact on the economy and the social fabric of the Coram Hamlet Center and the  
Town, as well. 
 
Ornstein Leyton Company, helmed by Alec Ornstein and Scott Leyton, has been developing residential real 
estate in the New York Metro Area since 1991. In that time, they have built many senior communities (55+) on 
Long Island under the Vineyards franchise and completed 20+ market rate housing communities totaling over 
1,600 homes with about half  of those homes  in the Town of Brookhaven. The company is proud of its record of 
having completed every project in our 34-year history  
 
Ornstein Leyton Company has deep roots on Long Island and has done a substantial amount of work within the 
Town of Brookhaven. Alec Ornstein is a two-time past President of LIBI and also a Life Member of its Board of 
Directors. Most recently, OLC completed two of its Vineyards communities  in the hamlets of Mt. Sinai and 
Center Moriches, delivering 237 for-sale townhomes for owners that are 55 years and older. We have enjoyed 
the collaborative process of working with the Town elected officials and staff  and look forward to another 
successful venture that will similarly benefit local active adults, the Coram Hamlet, small businesses and the 
municipality at large.  
 
Ornstein Leyton Company entered into an Agreement of Purchase and Sale, dated August 11, 2021, to purchase 
the subject property, consisting of two contiguous parcels on the South side of Route 25 (Middle Country Road), 
totaling 12.35 acres (District 0200, Section 475.00, Block 01.00, Lot 012.004 and District 0200, Section 475.00, 
Block 02.00 Lot 001.002). The property is vacant and currently zoned J-2 Business. Ornstein Leyton Company has 
been working with the Town of Brookhaven  officials and departmental staff  to affect a change of zone to a 
Planned Retirement Community (PRC), with a simultaneous, Site Plan Approval for the construction of 74 
residential units, as shown in our site plans. The project has widespread community support including our 
adjoining neighbors to the south and the Coram Civic Association, with approvals slated for late 2024 inclusive of  
an expected SEQRA Negative Declaration. 
 
The Applicant is planning to construct a Class A residential community, complete with generous open space and 
amenities, including a 2,600+ square foot clubhouse, community garden, pickleball court, and heated pool. The 
residences, averaging over 1,200 square feet, will feel like a true home to our tenants, allowing empty nesters to 

mailto:scott@olcny.com


Ornstein Leyton Company© 
223 Wall Street, Box 393, Huntington, NY 11743 

olcny.com  

downsize and enjoy a maintenance-free, recreational lifestyle without having to leave their community of  
Brookhaven and Long Island while also freeing up existing housing stock. 
 
The project will  include an affordable housing   component with over 16% of our apartments being set aside as 
affordable and workforce housing units . These 12 apartments will be comprised of four Affordable apartments 
(@ 50% AMI), four  Workforce apartments (@65% AMI), and four additional apartments (two @ 80% and two @ 
120%) required by Suffolk County as our plans contemplate the connection to an existing County sewage plant 
facility.   
 
While the Applicant is confident that this luxurious development will be highly sought after, it cannot be built in 
the current macroeconomic environment without assistance from the Brookhaven IDA. Despite recent positive 
news on inflation and the prospect of rate cuts, the cost to construct, finance, supply and staff a development 
project are still at extremely elevated levels. Current borrowing costs are higher than they have been since the 
Great Recession and the price of materials and commodities are similarly at all-time highs. In response to this 
challenging environment, many developers have shifted their focus to the lower cost and higher growth markets 
of the “Sunbelt/Smile” states. OLC, however, remains committed to continue building here on Long Island, but 
that can only be done with the commitment and support of the Brookhaven IDA and its crucial resources. 
 
The Applicant respectfully requests that the Brookhaven IDA accept its application herein. We look forward to 
our continued work in and with the Town of Brookhaven and are confident this project will be highly accretive to 
the Town and the goals of the IDA. 
 

Sincerely, 

 

 

 

 

________________________________   __________________________________ 

Alec Ornstein, Managing Member   Scott Leyton, Managing Member 

 

Oliver Brown
Stamp
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Benefits Analysis for Town of Brookhaven Industrial Development Agency 

1 Introduction 

1 
Introduction 

1.1 Project Overview 
This report has been prepared by the request of Ornstein Leyton Company (the “Applicant”). The 
Applicant is seeking Town of Brookhaven Industrial Development Agency (IDA) tax benefits (i.e., 
payment-in-lieu-of-taxes [PILOT] agreement, sales tax exemption and mortgage recording tax 
exemption) associated with the Applicant’s proposed 74-unit planned retirement community 
(PRC) (the “Proposed Project”). The proposed 74-unit PRC would be located on a 12.43±-acre 
Subject Property on the south side of Middle Country Road (NYS Route 25), in the hamlet of 
Coram, Town of Brookhaven, Suffolk County, New York (Figure 1). The Subject Property 
comprises two parcels, identified on the Suffolk County Tax Map as District 0200 – Section 475.00 
– Block 01.00 – Lot 012.004 and Block 02.00 – Lot 001.002 (Figure 2).

The Subject Property is situated along the south side of the Middle Country Road commercial 
corridor, which contains a mix of retail, commercial recreation and undeveloped properties, as 
well as existing multi-family residential developments. Currently, the Subject Property is zoned J 
Business 2, and is wooded/undeveloped throughout.  

The Proposed Project involves a request for a change of zone to the PRC District to allow the 
construction of 74 rental residential units (including 12 affordable units), which would be age-
restricted in accordance with the Town of Brookhaven Town Code (i.e., 55 years of age and 
older). The development would consist of six two-story residential buildings, a one-story 
community building, outdoor recreational amenities, a sewer pump station, stormwater 
management infrastructure, landscaped areas, and 119 surface parking spaces. Site access would 
be provided by a single-full movement driveway on Middle Country Road near the eastern limit 
of the Subject Property’s frontage. The Proposed Project also involves the preservation of 4.99± 
acres (over 40 percent) of land as open space in its existing, vegetated state.  

The purpose of this report is to evaluate the Proposed Project with respect to the guidelines to 
determine eligibility for Town of Brookhaven IDA approval of certain benefits (i.e., sales tax 
exemption, mortgage recording tax exemption and PILOT agreement). Specifically, the 
socioeconomic and community benefits and need for the Proposed Project, including economic 
activity during the construction and operational phases, and the purchasing power of the 
Proposed Project residents, are evaluated.  
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1.2 Comprehensive Planning Documents 
The Project’s consistency with relevant comprehensive planning documents including the 1996 
Town of Brookhaven Comprehensive Land Use Plan (the “1996 Comprehensive Plan”) and the 
2006 Middle Country Road Land Use Plan for Coram, Middle Island and Ridge (the “CMIR Land Use 
Plan”), is summarized below. 

1.2.1 1996 Town of Brookhaven Comprehensive Land Use Plan 
The 1996 Comprehensive Plan is the latest effective Town-wide land use plan. The 1996 
Comprehensive Plan is largely based upon hamlet studies conducted leading up to the plan. It is 
noted that a hamlet study pertaining to Coram was not completed prior to the 1996 
Comprehensive Plan and, as such, one was not included in same (the 2006 Land Use Plan that 
includes the hamlet of Coram is discussed later in this section). The 1996 Comprehensive Plan 
includes an assessment of existing land uses; existing zoning and related codes; demographic 
data concerning the population, housing, social and economic conditions in the Town; historical 
and cultural facts; discussion of previous land use plans such as Brookhaven’s 1975 and 1987 
plans; and analyses of community services and facilities, traffic circulation and transportation 
infrastructure, and environmental resources. The 1996 Comprehensive Plan also identifies existing 
problems, deficiencies and needs, as well as community strengths and assets, and sets forth 
goals and objectives to be achieved. Lastly, alternatives and implementation programs for 
achieving the goals and objectives are proposed in the 1996 Comprehensive Plan.  

In the 1996 Comprehensive Plan, the future Land Use Plan, in which the location of the Subject 
Property appears, is shown as a high-density area in Figure 3. “High-density” is the densest of all 
the residential categories that are designated on the Land Use map. This category includes multi-
family housing and PRCs. 

The 1996 Comprehensive Plan identifies the following Needs and Opportunities relevant to the 
Proposed Project: 

› Eliminating overabundant commercial zoning, including commercial strip zoning 

› Supporting and promoting senior citizen housing, to meet a growing need 

› Siting multi-family housing along major roadways, near activity centers 

› Clustering to maintain and create open space, especially in the Central Pine Barrens 

The proposed Vineyards at Coram would accomplish these Town-wide goals with respect to 
residential and commercial development. 

  



Source: Suffolk County, Town of Brookhaven Final 1996 Comprehensive Land Use Plan
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N

Figure 3: Town of Brookhaven Comprehensive Land Use Plan 
Vineyards at Coram
Middle Country Road, Coram, Town of Brookhaven, Suffolk County
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1.2.2 2006 Middle Country Road Land Use Plan for Coram, Middle 
Island, and Ridge 
It is noted that because the specific hamlet plan for Coram was prepared 10 years after the 1996 
Comprehensive Plan, the corridor plan provides more up-to-date information and 
recommendations for this hamlet. 

As previously mentioned, the Subject Property is located within the area covered by the CMIR 
Land Use Plan. In contradiction to the 1996 Comprehensive Plan, the CMIR Land Use Plan 
identifies the Subject Property as Park/Open Space on “Figure 34 – Coram Land Use Plan” (Figure 
4). For the parcels identified for Park/Open Space, the CMIR Land Use Plan states, “[a]cquisition 
or TDR [transfer of development rights] can be used to ensure preservation of these parcels” (p. 
88). The CMIR Land Use Plan envisions the Middle Country Road corridor as a series of “hamlet 
centers and transition areas, where a greater density can be provided within the center and a 
lesser density at its perimeter…” (p. 67). The Subject Property is situated in a transitional area of 
Coram, west of the Coram Hamlet Center and east of Suffolk County Road 83 (CR 83). Other land 
uses envisioned for the transition area include single-family residential, low intensity commercial 
uses, farmers’ markets, general stores, and religious uses. 

The layout of the proposed Vineyards at Coram maintains a natural buffer throughout the front 
yard along Middle Country Road, will have a residential scale and appearance, and preserves a 
substantial portion of the Subject Property as naturally vegetated open space. As a result of 
these design features and site planning measures, the Proposed Project would maintain the 
transitional character of the Subject Property and achieve these relevant goals of the CMIR Land 
Use Plan. The proposed development would be set back within the Subject Property behind the 
natural buffer area with a minimum depth of 50 feet from Middle Country Road, with landscaped 
areas providing supplemental buffers between the natural area to be maintained on Middle 
Country Road and the development area within the interior of the Subject Property. The 
combination of the proposed natural buffer, interior landscaped areas, and the substantial 
setback of the proposed buildings within the Subject Property (i.e., a minimum of 93± feet for 
the community building and greater setbacks for all other buildings) would limit the visibility of 
the development from Middle Country Road.  

The site layout of the Proposed Project would achieve open space/natural vegetation 
preservation at the Subject Property through the designation of a conservation area comprising 
the northwest portion of the Subject Property, and the buffer along Middle Country Road, with 
other portions of the site contiguous to these areas, resulting in a total of 4.99± acres of open 
space (i.e., 40.1 percent of the site). The proposed development would be concentrated within a 
7.44±-acre area (59.9± percent of the site) on the eastern and central portions of the Subject 
Property, whereas the remainder of the site (western portions, along with the natural buffers to 
be retained along the northern and southern property boundaries) would remain natural, as 
noted above.  

The Proposed Project includes a change-of-zone from J Business 2 to PRC Residence District. As 
noted in the Town Code, § 85-134, Designation of districts, the PRC Residence District is a more 
restrictive zoning district than the J Business 2 District, (i.e., reducing the intensity of 
development from the current zoning to the proposed zoning). The proposed PRC zoning, which 
is residential in character, is compatible with the relevant goals for the “transitional” portions of 
the corridor between hamlet centers, whereas the prevailing J Business 2 zoning would continue 
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to enable the retail commercial sprawl that is discouraged by the goals of the 1996 
Comprehensive Plan and the CMIR Land Use Plan. 

The following can be concluded based on the above analysis of the 1996 Comprehensive Plan 
and the CMIR Land Use Plan: 

› The proposed PRC development would be residential in nature and compatible with the 
existing established transitional land use pattern of the corridor, and would support the 
nearby Coram Hamlet Center with additional shoppers and patrons. 

› While the site was identified as “open space” in the CMIR Land Use Plan, it has not been 
acquired for open space preservation in the approximately 18 years since the adoption of the 
CMIR Land Use Plan, and remains in private ownership zoned for commercial and retail use. 

› The proposed PRC development would result in the preservation of a substantial area of open 
space (i.e., 4.99± acres), including a substantial wooded buffer along the Middle Country 
Road corridor, which will be protected from development by a Conservation Easement 
requested by the Town of Brookhaven. 

› Additional open space would be preserved within the Town of Brookhaven (i.e., the Core 
Preservation Area of the Central Pine Barrens) as a result of the transfer of development rights 
through the redemption of Pine Barrens Credits. 

  



Source: Suffolk County, 1996 Middle Country Road Land Use Plan for Coram, Middle Island and Ridge

Subject Property (boundaries are approximate)
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1.3 Rental and Senior Housing Trends and Data 
The current need for affordable rental housing on Long Island, including senior housing, is well-
documented and has become increasingly urgent in recent years. A March 2024 report published 
by the Regional Plan Association (RPA) found that Long Island experienced one of the largest 
drop-offs in the Tri-state area in the number of housing unit permits issued (including owner-
occupied and renter-occupied units) per 1,000 residents between 1997-2009 and 2010-2022, and 
had the lowest number of housing unit permits per 1,000 residents issued within the period of 
2010-2022 of the comparative regions with the Tri-state area.1,2  Specifically, between 1997-2009 
and 2010-2022, Long Island had a decrease of housing units permitted per 1,000 residents from 
21.9 to 9.3. In comparison, during the same period, the Lower Hudson Valley region observed a 
minor decrease in housing units permitted per 1,000 residents from 22.4 to 17.8. The RPA 
attributes this to restrictive zoning across Long Island and states that “apartment buildings are 
prohibited on more than 96% of the zoned land in Nassau and Suffolk Counties… [while] single-
family housing can be built on 89% of the land on an as-of-right basis.” 

With regard to the need for senior housing, according to the RPA,3  

Seniors account for almost 40% of extremely low-income renter households statewide, and RPA 
has estimated that by 2040, the population of Long Island residents over 65 will increase by 
40%. Older residents need more housing options on Long Island… single-family homes are not a 
good fit for many older adults who no longer want to or can no longer afford to meet the 
upkeep demands of the homes where they’ve lived their lives and raised their families. 

The provision of housing that meets the needs of seniors not only helps them stay in the region, 
but also opens housing stock for prospective first-time home buyers who are a critical part of the 
regional economy and are contending with a limited supply of single-family homes on the 
market. As indicated by RPA in the Long Island Housing Data Profiles,4 

Housing needs differ with age, with younger and older adults typically requiring smaller housing 
units than families. Long Island’s housing stock is helping drive a demographic shift toward 
older households. With a lack of appropriate housing for younger adults and difficulties in 
attracting new businesses, the percentage of Long Island’s population over 65 is increasing 
rapidly, while its share of younger households is shrinking… On Long Island, three quarters of 
households are headed by someone over 45. Population projections for Long Island as a whole 
estimate that the trend will continue. By 2040, the number of people over 65 is expected to 
increase by 40%, while its population under 35 could shrink by 13%. Long Island needs more 
diverse housing options for different ages and household lifecycles. 

Despite the documented need for more housing options on Long Island, local municipalities 
have been slow to build new units. Per the 2018-2022 American Community Survey Five-Year 
Estimates, only approximately 3.7 percent of the existing housing stock within the Town of 

 
1Regional Plan Association. “Homes on Track: Building Thriving Communities Around Transit.” March 2024. Available at: 
https://rpa.org/work/reports/homes-on-track. Accessed October 2024. 
2 Comparative regions of the Study included the New Jersey Metro Core, the New Jersey Metro Periphery, New York City, Mid-Hudson 

Valley, Southwest Connecticut, the Lower Hudson Valley and the overall tri-state region.  
3 Regional Plan Association. “The Impact of Housing Insecurity on Long Island.” March 21, 2023. Available at: 

https://rpa.org/news/lab/the-impact-of-housing-insecurity-on-long-island. Accessed October 2024. 
4 Regional Plan Association. “Long Island Housing Data Profiles.” October 2020. Available at: https://rpa.org/work/reports/long-island-

housing-data-profiles. Accessed October 2024. 

https://rpa.org/work/reports/homes-on-track
https://rpa.org/news/lab/the-impact-of-housing-insecurity-on-long-island
https://rpa.org/work/reports/long-island-housing-data-profiles
https://rpa.org/work/reports/long-island-housing-data-profiles


Benefits Analysis for Town of Brookhaven Industrial Development Agency 

 

 10 Introduction 

Brookhaven was built in 2010 or later.5 With respect to renter occupied housing, according to the 
ACS data, since 2010, approximately 2,644 renter occupied units have been built in the Town, 
while in the prior decade (2000 to 2009), approximately 4,406 renter occupied units were built. 
Similarly, from 1990 to 1999, approximately 4,156 renter occupied units were built in the Town. 
This data indicates a trend of slowing rental housing construction in the Town as compared to 
previous decades.  

The trends observed across Long Island create a housing environment for residents that is 
particularly burdensome. According to the ACS data, approximately 61.8 percent of renters in the 
Town are rent burdened (i.e., spending more than 30 percent of their income on housing costs).  

In terms of housing choice, Long Island has similarly trended behind its neighboring counties 
and regions. The gap between the share of rental units in Nassau and Suffolk Counties and the 
share observed in neighboring metropolitan area counties is shown below in Table 1. Only rural 
Putnam County in the mid-Hudson Valley has a lower percentage of rental units than Nassau 
and Suffolk Counties. 

Table 1 Rental Housing Units as Percentage of Total Occupied Housing Units 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: U.S. Census Bureau, 2022 American Community Survey 5-Year Estimates.6 
 

 
5 United States Census Bureau, 2022 American Community Survey 5-Year Estimates. https://data.census.gov. Accessed October 2024. 
6 In 2022, the US Census Bureau began collecting data for each of the nine “Planning Regions” within the State of Connecticut, rather than 

the State’s historical 8 counties. As a result, data for Connecticut’s Planning Regions prior to this date are not available and are not 
perfectly comparable to county data. 

County Percentage of Rental Units 
2018-2022 

Suffolk County, NY 18.2% 

Nassau County, NY 18.2% 

Hudson County, NJ 67.8% 

Essex County, NJ 55.3% 

Westchester County, NY 37.8% 

South Central Connecticut Planning Region, CT 

(containing New Haven County) 
39.0% 

Bergen County, NJ 34.9% 

Western Connecticut Planning Region, CT 
(containing portions of Fairfield County) 

 
33.9% 

Greater Bridgeport Planning Region, CT 
(containing portions of Fairfield County) 

 
33.7% 

Dutchess County, NY 31.2% 

Rockland County, NY 31.7% 

Putnam County, NY 16.1% 

 

https://data.census.gov/
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The high cost of living is a result of the dynamics of supply and demand for housing in the Town 
of Brookhaven and across Long Island. The demand for rental housing units exceeds the 
available supply, a condition which often results in high housing costs. This is evident by the fact 
that only 3.0 percent of rental units in the Town are vacant, according to vacancy data from the 
ACS.7 For Suffolk County, the rental vacancy rate is 3.2 percent and for New York State as a 
whole, the rental vacancy rate is 3.9 percent. In other words, though some rental units have been 
built in recent years across Long Island, the supply that has been created has not met the high 
demand. 

The Proposed Project would help to address these trends by providing 74 rental units available 
to seniors, with 12 affordable units. The Proposed Project, similar to other comparable 
developments identified below, would help Coram, the Town and Long Island close the housing 
supply and demand gap. 

1.4 Local Trends in Senior Housing 
The Suffolk County Department of Economic and Planning (SCDEP) gathers data on senior citizen 
multi-unit housing communities with 10 or more units existing or currently under construction in 
the County. According to SCDEP data from 2021 (most recent available),8 in the Town of 
Brookhaven, there were 55 senior housing complexes with a total of 12,290 units. Of those 
complexes, 27 are apartment complexes with a total of 4,797 units. In Coram, the SCDEP data 
indicate seven senior housing complexes with a total of 923 units, including four apartment 
complexes with a total of 516 rental units. Thus, Coram contains approximately 7.5 percent of all 
senior housing units in the Town, and approximately 10.8 percent of all senior rental units in the 
Town. With the addition of 74 senior rental units, the Proposed Project would increase the 
Town’s overall senior housing stock by approximately 0.6 percent, and increase the Town’s senior 
rental housing stock by approximately 1.5 percent.  

 

 
7 Calculated by comparing “Vacancy Status” and “Occupancy Characteristics” data from the 2018-2022 American Community Survey Five 

Year Estimates 
8 Suffolk County Department of Economic Development and Planning, Senior Citizen Multi-Unit Housing Complexes, November 15, 2021. 

Available at: Mults SrCit.pdf. Accessed October 2024. 

https://www.suffolkcountyny.gov/Portals/0/formsdocs/planning/Research/2021/Mults%20SrCit.pdf
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2 
Anticipated Benefits of the Project 

2.1 IDA Evaluation Criteria 
The Town of Brookhaven IDA evaluates projects seeking benefits pursuant to the guidelines in its 
Uniform Tax Exemption Policy (UTEP),9 pursuant to Section 874(4)(a) of Title One of Article 18-A 
of the New York State General Municipal Law (hereinafter “the Act”. As the Proposed Project is 
seeking a PILOT Agreement (as well as other benefits) from the IDA, it is subject to the guidelines 
presented below to determine eligibility for a real property tax abatement (Section 7(D)(1) of the 
UTEP). Relevant guidelines, and the Proposed Project’s consistency therewith, are as follows: 

It is noted that the Proposed Project only consists of a residential component. Therefore, Section 
7(D)(1)(a) is not applicable to this application, as it relates to commercial and industrial uses 
seeking IDA benefits.  

Section 7(D)(1)(b): Generally, new jobs created or existing jobs retained by the project 
should have projected average annual salaries in line with the median 
per capita income levels on Long Island at the time of application. 
Projects with low employment numbers may receive reduced benefits. 
Further, labor intensive industries are viewed favorably. The likelihood 
that a desirable project will locate in another 
municipality/region/state, resulting in subsequent real economic losses 
in the Town, the retention of current jobs at an existing project, and 
the possible failure to realize future economic benefits for attraction 
projects are factors that may be considered by the Agency in granting 
a PILOT Agreement. 

As indicated in a recent report prepared by Camoin Associates, Contribution Analysis of Home 
Building on Long Island (October 2024),10 it was found that Long Island’s home building sector 
accounts for a significant portion of the regional economy. The report found the following 
economic benefits from Long Island’s home building sector: 

 
9 Town of Brookhaven IDA. Town of Brookhaven Industrial Development Agency Uniform Tax Exemption Policy. Available at: Brookhaven 

UTEP Final 2020.pdf. Accessed October 2024.  
10 Camoin Associates. Contribution Analysis of Home Building on Long Island. October 2024. Available at: https://libi.org/contribution-

analysis-of-home-building-on-long-island/. Accessed November 2024. 

https://brookhavenida.org/files/Brookhaven%20UTEP%20Final%202020.pdf
https://brookhavenida.org/files/Brookhaven%20UTEP%20Final%202020.pdf
https://libi.org/contribution-analysis-of-home-building-on-long-island/
https://libi.org/contribution-analysis-of-home-building-on-long-island/
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› 194,022 jobs (14 percent of Long Island’s jobs) 

› $15.4 billion in earnings (12 percent of Long Island’s employee earnings) 

› $41.7 billion in sales (over nine percent of Long Island’s total sales) 

› $122.6 million in sales tax contributions on Long Island 
› $153.3 million in total fiscal impact (i.e., sales tax + income tax + property tax) on Long Island 

› $30.6 million in property taxes collected from new home and apartment construction. 

As shown above, there are clear economic benefits from the residential construction industry as a 
whole on Long Island. The discussion below summarizes the specific economic benefits that are 
anticipated from the Proposed Project. 

VHB conducted an analysis of the jobs projected to generated by the Proposed Project using the 
IMPLAN software tool. This analysis was conducted for both the construction and operational 
periods of the Proposed Project. For the construction period, data inputs included the 
anticipated hard construction costs (i.e., building construction and site work), which is 
approximately $20.4 million. Based on this construction cost, and with an anticipated 24 month 
construction period starting in July 2025, the Proposed Project is expected to support 
approximately 109 jobs during the construction phase. These jobs are broken down as follows: 

Table 2 Employment Impact (Construction Phase)   

Impact Type Employment 
Direct Effect11 75.1 
Indirect Effect12 6.5 
Induced Effect13 27.2 
Total Effect 108.8 

The analysis of the Proposed Project’s employment impacts upon completion of construction 
(i.e., the operational phase) is based upon the assumption that the Proposed Project would 
directly generate 1.5 full-time equivalent (FTE) jobs when fully operational in the year 2027 (i.e., 
building super, maintenance and leasing jobs). As the existing Subject Property is undeveloped, 
no jobs would be lost as a result of the development of the Subject Property and, thus, this 
estimate of jobs is generated by the Proposed Project would represent a net increase.  

  

 
11 Direct Effect is a series of (or single) production changes or expenditures made by producers/consumers as a result of an activity or 

policy. These initial changes are determined by an analyst to be a result of this activity or policy (i.e., construction jobs directly 
related to on-site activity). 

12 Indirect Effect is the impact of local industries buying goods and services from other local industries (i.e., jobs created from 
construction-related spending). 

13 Induced Effect is the response by an economy to an initial change (direct effect) that occurs through re-spending of income by a 
component of value added. Money is recirculated through the household spending patterns causing further local economic activity 
(i.e., jobs created through household spending of income from direct jobs). 
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The results of the employment analysis for the operational phase of the Proposed Project are as 
follows: 

Table 3 Employment Impact (Operational Phase)  

Impact Type Employment 
Direct Effect 1.5 
Indirect Effect 7.4 
Induced Effect 2.1 
Total Effect 11.0 

As shown above, it is anticipated that the Proposed Project would support a total of 
approximately 11 jobs (including two direct jobs) during operation and approximately 109 total 
jobs (including 75 direct jobs) during construction. As noted above, the existing Subject Property 
is undeveloped, so no existing jobs would be lost.  

The IMPLAN analysis also yields projections of the income from jobs that are anticipated to be 
created by the Proposed Project. This includes income from direct, indirect and induced jobs. The 
results of this analysis, for both the construction and operational phases of the Project are 
presented below:  

Table 4 Labor Income for Jobs Supported During Construction 
 

Impact Type Employment Labor Income Average Salary 
Direct Effect 75.1 $6,497,654 $86,485 
Indirect Effect 6.5 $473,126 $73,339 
Induced Effect 27.2 $1,817,457 $66,769 
Total Effect 108.8 $8,788,237 $80,773 

Table 5 Labor Income for Jobs Generated During Operation 

Impact Type Employment Labor Income Average Salary 
Direct Effect 1.5 $122,625 $81,750 
Indirect Effect 7.4 $436,018 $58,757 
Induced Effect 2.1 $138,332 $66,956 
Total Effect 11.0 $696,975 $63,438 

As demonstrated in Table 4 and Table 5 above, during the construction period, the Proposed 
Project would support approximately $8.8 million in labor (payroll) income for all jobs (direct, 
indirect and induced), with an average salary of approximately $80,773. During operations, the 
Proposed Project would generate approximately $696,975 in labor (payroll) income for all jobs 
(direct, indirect and induced) with an average salary of approximately $63,438, according to the 
IMPLAN analysis. As the Subject Property does not contain any active uses, the income 
supported by the Proposed Project would be new to the Town.  

Data from the 2018-2022 American Community Survey 5-Year Estimates indicate that the per 
capita income in the Town of Brookhaven is approximately $47,994.14 Therefore, the jobs 
supported and generated by the Proposed Project are expected to have incomes above the 

 
14 United States Census Bureau, 2018-2022 American Community Survey 5-Year Estimates, https://data.census.gov/. Accessed October 

2024 

https://data.census.gov/
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current per capita income for the Town. Additionally, the per capita income for Suffolk and 
Nassau Counties are $53,317 and $60,206, respectively. The jobs supported and generated by the 
Proposed Project would therefore be in-line with, or above, the current per capita income for 
Long Island.  

Section 7(D)(1)(c): The total amount of capital investment and/or public benefit at the 
project is a factor that may be considered by the Agency in granting a 
PILOT Agreement 

The Proposed Project would provide capital investment of approximately $31.64 million15 in 
development costs, resulting in an overall economic output16 of approximately $33.7 million 
during construction and $3.9 million annually during operations.17 The Proposed Project offers 
numerous benefits, including the better and more economically viable utilization of a current 
undeveloped property, increasing high-quality senior citizen housing stock, including affordable 
senior housing, and growth of the Town’s economic base. 

Section 7(D)(1)(d): The extent to which a project will further local planning efforts by 
upgrading blighted areas, create jobs in areas of high unemployment, 
assist institutions of higher education, provide the opportunity for 
advanced high-tech growth or diversify the Town’s economic base. 

As discussed in Section 1.2 of this report, the Proposed Project is not only consistent with, but 
would directly advance the goals and recommendations of the 1996 Town of Brookhaven 
Comprehensive Land Use Plan and the 2006 Middle Country Road Land Use Plan for Coram, 
Middle Island, and Ridge. These plans identify the need for increased housing and emphasize the 
importance in expanding and diversifying housing stock for senior citizens. Through the inclusion 
of 12 affordable housing units among the 74 proposed age-restricted units, the Proposed Project 
would provide the diversity of housing for a range of incomes that has been sought by the Town.  

The Proposed Project would generate new economic activity with the hamlet of Coram and the 
Town. Table 6, below, shows the household spending that would be anticipated to be generated 
by the Proposed Project on notable retail goods and services, including apparel and services, 
entertainment and recreation and food, based upon existing average spending by households 
within Coram.18 

  

 
15 The capital investment includes hard construction costs and soft costs, including the purchase and redemption of Pine Barrens Credits. 
16 As defined by IMPLAN, output is the total production value of an industry, including all components of production value or output for a 

given industry. See: https://support.implan.com/hc/en-us/articles/18944799551387-Economic-Effect-
Indicators#:~:text=of%20the%20economy.-,OUTPUT,known%20as%20revenue%20or%20sales.  

17 Calculated through IMPLAN. 
18 Estimated household spending was calculated based upon an analysis conducted through Esri Business Analyst. Household spending 

data is sourced from 2019 and 2020 Consumer Expenditure Surveys published by the Bureau of Labor Statistics. Other types of 
household expenditures excluded from this table include education, health care, household furnishings and equipment, personal 
care products and services, shelter, support payments/cash contributions/gifts in kind, travel, and vehicle maintenance and repairs. 

https://support.implan.com/hc/en-us/articles/18944799551387-Economic-Effect-Indicators#:%7E:text=of%20the%20economy.-,OUTPUT,known%20as%20revenue%20or%20sales
https://support.implan.com/hc/en-us/articles/18944799551387-Economic-Effect-Indicators#:%7E:text=of%20the%20economy.-,OUTPUT,known%20as%20revenue%20or%20sales
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Table 6  Anticipated Retail Goods and Service Household Annual Spending of Proposed Project 

Type of Expenditure Average Spending of Existing 
Households 

Anticipated Spending by Proposed 
Project’s Households 

Apparel and Services $2,712.89 $200.753.86 
Entertainment and 
Recreation 

 
$4,711.94 

 
$348,683.56 

Food $12,924.83 $956,437.42 

Overall, the Proposed Project would bring new economic activity to the Town and contribute to 
the diversification of housing opportunities. In this way, the Proposed Project would meet the 
criteria under Section 7(D)(1)(d). 

Section 7(D)(1)(e): The effect of the proposed project on the environment and the extent 
to which the project will utilize, to the fullest extent practicable and 
economically feasible, resource conservation, energy efficiency, green 
technologies, and alternative and renewable energy measures. 

Prior to the necessary permits and approvals, the Proposed Project will be subject to a review of 
potential environmental impacts in accordance with the State Environmental Quality Review Act 
(SEQRA) and its implementing regulations at 6 NYCRR Part 617. The potential environmental 
impacts of the Proposed Project were evaluated within an Environmental Assessment Report 
(EAR), dated October 2024, submitted to the Town under separate cover. The EAR includes 
analyses of potential environmental impact areas, including land use and zoning, topography, 
water resources, critical environmental areas, and transportation. As detailed in the EAR, the 
Proposed Project is not expected to have a significant adverse environmental impact. Several 
measures have been incorporated into the Proposed Project that would minimize environmental 
impacts, including: 

› Leaving 4.99± acres of the 12.43±-acre Subject Property undisturbed, to be preserved as 
natural open space 

› Installation of erosion and sediment control measures prior to site grading and construction 
› Control and capture of stormwater runoff via systems of leaching pools, shallow depressions 

and a recharge basin. The stormwater management system is designed to capture an eight-
inch rainfall event. Stormwater management and erosion and sediment control practices, 
including implementation of a Stormwater Pollution Prevention Plan will be installed pursuant 
to Chapter 86, Stormwater Management and Erosion Control, of the Brookhaven Town Code 

› The Proposed Project will utilize an out-of-district sewer connection to Suffolk County Sewer 
District No. 11 – Selden, to avoid on-site sanitary wastewater disposal and impacts to 
groundwater resources. Measures will be taken during construction of the off-site sewer line 
to minimize the extent and duration of disturbances and to minimize the disruption to traffic 
activities with the requirements of the respective highway agencies (e.g., New York State 
Department of Transportation, Suffolk County Department of Public Works, and the Town of 
Brookhaven) 

› The Proposed Project is consistent with the relevant recommendations of Long Island 
Comprehensive Special Groundwater Protection Area Plan (SGPA Plan), which encourage 
rezonings to limit the expansion of strip commercial areas. Additionally, the connection of the 
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Proposed Project to a sewer district will eliminate on-site sewage effluent discharge and, thus, 
would minimize potential groundwater impacts within the designated Central Suffolk SGPA 

› The Proposed Project is consistent with the standards within the Central Pine Barrens 
Comprehensive Land Use Plan (CLUP). These standards include, among other things, limits on 
vegetative clearance and minimum natural vegetation requirements. The Proposed Project 
involves the preservation of 40.1 percent of the site, and the clearing of 59.9 percent, meeting 
the clearing limit standard. The Proposed Project also includes a 4.60±-acre unbroken block 
of open space consisting of native pine barrens vegetation in the western portion of the site. 
Other preserved open space along the property frontage and along a portion of the southern 
property border, composed of additional existing forested habitat and native landscaped 
buffers, would be contiguous with the larger western open space portion of the site. Overall, 
the Proposed Project would preserve over 4.99± acres of contiguous open space that would 
further adjoin existing pitch pine and oak-dominated forest communities located to the west 
and south of the Subject Property, thereby preserving connectivity with offsite forested areas 
and maintaining existing habitat corridors for resident wildlife  

› As New York Natural Heritage Program reports that a non-site-specific record exists for the 
endangered Northern Long-eared Bat in the vicinity of the Subject Property, the Proposed 
Project would be constructed in accordance with all applicable NYSDEC protections for the 
Northern Long-eared Bat, including seasonal tree clearing restrictions designed to limit tree 
removal to the winter hibernation period, when any resident bats would not be occupying 
summer roost trees, thereby avoiding any potential take of Northern Long-eared Bat. 
Moreover, the preservation of 4.99± acres of forested open space would preserve foraging 
habitat and potential summer trees for this species 

› Less than 15 percent of the Subject Property would be established in fertilizer-dependent 
vegetation. Furthermore, non-native/invasive plants listed as “specifically not recommended” 
for use within the Central Pine Barrens, are excluded from the proposed landscape plan, in 
conformance with the Central Pine Barrens CLUP 

› Regarding traffic, a Traffic Impact Study (TIS) was prepared for the Proposed Project, and is 
appended to the EAR. Based on a detailed analysis, the TIS made the following conclusions: 

• All of the studied roadways and intersections, including NY-25 and CR-83, NY-25 and 
Wincoram Way, and NY-25 and NY-112, will continue to operate under the overall 
anticipated No Build Level of Service with minor increases in delays in some individual 
traffic movements as a result of the Proposed Project 

• Based on the results of the TIS, the Proposed Project will not have an adverse impact on 
the studied intersections or roadway network, and no mitigation is necessary or proposed 
to accommodate the Proposed Project’s site generated traffic. 

In terms of sustainable and energy efficiency features, the Proposed Project would include the 
following: 

› Sustainable and/or recycled materials would be incorporated into the construction of the 
development to the extent feasible, and energy efficient systems and equipment would be 
utilized 

› Air sealing construction techniques would be incorporated and a blower door test would be 
conducted to ensure compliance 

› Energy Star appliances would be installed in the proposed residential units 
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› All lighting would be LED and utilize occupancy sensors, where appropriate 

› The building envelop would meet or exceed current energy code with insulated walls, floors, 
roof and foundation 

› Electric heat pump technology is proposed to be used for the heating and cooling of the 
proposed residential units 

› Low-flow plumbing fixtures and smart irrigation systems would be incorporated across the 
development. 

Based on the analysis presented in the EAR and the sustainable and energy efficiency measures 
described above, the Proposed Project is consistent with this criterion. 

Note: Criteria 7(D)(1)(f), (g) and (i) relate to Affordable Housing Projects, Assisted Living 
Facilities, and Market Rate Housing Projects, as defined in the UTEP, respectively. The 
Proposed Project is a Senior Living Facility, as defined in the UTEP (i.e., an independent 
living facility which is age restricted for residents 55 years of age or older per the Town 
Code). Therefore, Criteria 7(D)(1)(f), (g) and (i) are not relevant to the Proposed Project. 
Criterion 7(D)(1)(h), which relates to Senior Living Facilities, is discussed below. 

Section 7(D)(1)(h): For purposes of this UTEP, “Senior Living Facilities” are defined as 
independent living facilities which are restricted for residents 55 years 
of age or older per the Town Code. Senior Living Facilities may be 
granted a PILOT Agreement for a term of to [sic] 10 to 15 years with 
fixed PILOT Payments to be determined by the Agency in its sole 
discretion. However, in the event the Senior Living Facility is financed 
by tax exempt bonds, the PILOT Agreement may run concurrently with 
the term of the bond financing. 

The Proposed Project is a senior living facility, including 74 age-restricted units, 12 of which 
would be designated as affordable units. The Applicant is seeking a 15-year PILOT, consistent 
with this criterion. 

Note: Criterion 7(D)(1)(j) relates to Market Rate Housing Projects, and is therefore not 
relevant to the Proposed Project. 

Section 7(D)(1)(k): Approval of all housing projects will be at the sole discretion of the 
Agency’s Board of Members. For housing projects undertaken, the 
Agency may engage the services of a consultant to assist the Agency to 
determine appropriate PILOT Payment levels based upon such relevant 
factors, including, but not limited to, the total project costs, projected 
rental income, unit size, number and configuration. All project 
applicants for Market Rate Housing Projects, Senior Housing Living 
Facilities, Assisted Living Facilities and Affordable Housing Projects 
must submit a feasibility study to the Agency demonstrating the need 
for the project, other existing or planned housing projects, the impact 
on the local taxing jurisdictions, the impact on the local school district 
and the expected number of children, if any, who are likely to attend 
the local school district, and demonstrating that the housing project 
complies with the Act. 
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The need for the Proposed Project is demonstrated throughout Section 1 of this report. There 
are documented needs in the Town and throughout Long Island for more senior housing stock, 
affordable senior housing, and efforts to shift away from overabundant commercial strip zoning. 
Compliance with the Act is demonstrated throughout Section 2 of this report.  

As shown in Table 7 below, collectively, the two tax parcels that comprise the Subject Property 
currently generate approximately $37,232 in annual property taxes, including $2,263 to the Town 
of Brookhaven and its highway fund; $3,997 to Suffolk County and the Suffolk County Police 
Department; $25,181 to the Middle Country Central School District (CSD), $2,452 to the Middle 
Country Public Library; and $3,339 to various other special districts.19 After development of the 
Proposed Project, when the assessed value of the Subject Property is increased to reflect the 
improvements and new uses, taxes or PILOT payments paid on the site would be higher than the 
currently paid taxes. It is anticipated that all taxing jurisdictions would benefit over the course of, 
and beyond, the PILOT agreement. 

Table 7 Existing Property Taxes for the Subject Property by Taxing Jurisdiction 

Taxing Jurisdiction Taxes 
School District – Middle Country CSD $25,180.96 
Library District – Middle Country CSD $2,452.21 
County of Suffolk $207.21 
County of Suffolk – Police $3,789.44 
Town - Town Wide Fund $579.43 
Highway - Town Wide Fund $152.70 
Town – Part Town Fund $181.45 
Highway – Part Town Fund/ Snow Removal $1,349.47 
NYS MTA Tax $12.40 
Open Space Preservation $196.26 
Fire District – Selden $2,593.88 
Lighting District – Brookhaven  $109.68 
Real Property Tax Law $345.02 
Out of County Tuition $63.83 
Suffolk County Community College Tax $17.88 
Total $37,231.82 
Source: Town of Brookhaven Statement of Taxes, 2023-2024. 

Regarding the potential for the Proposed Project to affect the local public school district (i.e., 
Middle Country CSD), the proposed PRC zoning district restricts occupancy to persons aged 55 
or over, and the children and grandchild of those occupants, provided that they are over 19 years 
of age. Since the 74 proposed residential units would be age-restricted, it is expected that they 
would not generate any school-aged children attending the Middle Country CSD. Therefore, 
future increases in property tax revenue (and PILOT payments) to the Middle Country CSD would 
be a financial benefit to the school district, without additional costs associated with a new 
student population.  

 
19 Town of Brookhaven. Town of Brookhaven Statement of Taxes, 2023-2024. Available from the Town of Brookhaven GIS Map Portal at: 

https://tob-ny.maps.arcgis.com/apps/instant/sidebar/index.html?appid=2de044a2146e492a9269701cf7eda140. Accessed October 
2024. 

https://tob-ny.maps.arcgis.com/apps/instant/sidebar/index.html?appid=2de044a2146e492a9269701cf7eda140
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Regarding the services provided by other special districts, the Subject Property is currently 
served by the Suffolk County Police Department – Sixth Precinct, the Selden Fire District and the 
Middle Country Public Library. Project residents will utilize services from these special districts, 
and these providers would benefit from increased revenue streams resulting from the increased 
assessment when the Subject Property is improved from vacant land to a modern, attractive and 
cohesive development that will generate property tax revenue, even with the implementation of 
a PILOT. Over time, as the PILOT is phased out and there is a transition to a full property tax 
assessment, it is expected that the financial benefits to the special districts will continue to rise. It 
is also noted that the local community facilities and services already serve a large established 
population and numerous businesses throughout the area. As such, the increased residential 
population at the Proposed Project would be a de minimis portion of the demand for community 
facilities and services. 

Based on the information above, the Proposed Project would comply with the provisions of 
Section 7(D)(1)(k) of the Town of Brookhaven IDA’s UTEP. 
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3 
Conclusions 
For various reasons discussed above, the Proposed Project would address many of the concerns 
that are deemed priorities within the 1996 Comprehensive Plan and the CMIR Land Use Plan. The 
Proposed Project would introduce 74 new senior rental apartments, including 12 affordable units. 
The Proposed Project would accomplish Town-wide goals of diversifying and expanding housing 
stock for seniors. The Proposed Project would enhance the area’s character and foster new 
economic activity within Coram and the Town, while helping to combat current housing trends 
that continue to place financial burdens on renters across Long Island. As demonstrated by the 
U.S. Census data, rental options are not plentiful on Long Island. In fact, the availability of rental 
housing on Long Island lags behind other metropolitan counties, even as demographic shifts 
have led to a higher demand for diversified housing options, especially for senior housing 
options. 

In terms of economic benefits to be expected from the Proposed Project, an IMPLAN analysis 
was undertaken to evaluate the anticipated employment and economic benefits of the Proposed 
Project during the construction and operation phases. This analysis indicates that the Proposed 
Project would support a total of approximately 109 jobs (including direct, indirect, and induced 
jobs) during the 24-month construction period, with a total labor (payroll) income of 
approximately $8.8 million. Furthermore, it is estimated that the operational phase of the 
Proposed Project would potentially generate a total of 11 jobs (including direct, indirect, and 
induced jobs), with a total labor (payroll) income of approximately $696,975, annually. In 
addition, the total development cost of $31.6 million, including $20.4 million in hard construction 
costs, represent a substantial investment in the Town. Following development, annual household 
spending by the 74 residential units would continue to grow the economic base for the Town. 

Based on the analysis presented in this report, the Proposed Project is consistent with the 
guidelines of the Brookhaven IDA’s UTEP and would result in public benefits related to the 
provision of senior housing (including affordable units), employment, generation of direct and 
indirect economic benefits to the community, and elimination of commercial strip-zoned land 
within the Town.  



Vineyards at Coram - Project Costs Incurred to Date (ToB IDA Applicat   

IDA Cost Description Amount
Land and/or Building Acquisition 100,000
Land and/or Building Acquisition 450,000
Architectural/Engineering Fees 75,000
Architectural/Engineering Fees 55,000
Legal Fees 65,000
Total 745,000



           ion exhibit 3Ai)

Note
Contract Deposit
Approval Expenses included in land
Architectural Design and Drawings
Engineering Design & Surveying
Legal Transaction
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VIA FEDEX AND ELECTRONIC MAIL 
Town of Brookhaven Industrial Development Agency 
c/o Town of Brookhaven Division of Economic Development 
One Independence Hill 
Farmingville, NY 11738  
Attn: Lisa Mulligan, Executive Director  

Re: Key Capture Energy, LLC / KCE NY 31, LLC – Shoreham LIPA Facility - 
No # North Country Road, Shoreham, NY 

Dear Ms. Mulligan: 

As previously discussed, this firm is representing Key Capture Energy, LLC / KCE NY 31, 
LLC (collectively, "KCE") in connection with the acquisition, development and equipping of the 
property located at the former Shoreham Nuclear Power Plant located at North Country Road, 
Shoreham, NY to serve as a utility-scale, 50 MW / 200 MWh Battery Energy Storage System 
(“BESS”) development that will assist in the transition of the Long Island power grid away from 
its dependence on fossil fuel generation (the "Project"). 

Background – Key Capture Energy, LLC: 

KCE is an Albany, New York based energy storage developer, owner, and operator that 
focuses on utility-scale BESS development throughout the United States.  KCE manages BESS 
projects throughout their lifecycle by identifying potential sites, acquiring an interest in suitable 
sites, acquiring all required permits determined by the site's setting and jurisdiction, procuring the 
BESS equipment, overseeing construction, executing projects into full operation, and operating 
them throughout their useful life through decommissioning.  As Long Island transitions to a green 
energy supply, KCE's large-scale energy storage projects provide a solution to store energy safely 
and efficiently so it can be consumed on demand, its output can be controlled, and energy 
distribution can be regulated making the grid more flexible and reliable.  With founders who have 
spent over a decade advancing utility scale renewable energy projects into operations, KCE has 
assembled a unique team with a deep understanding of the market and a history of development 
achievements that have been a crucial part of New York's transformation into a clean energy 
leader. 

KCE relocated its headquarters from Houston, Texas to Albany, New York in 2018 in 
partnership with the University at Albany and the state's START-UP NY program, administered 
by Empire State Development.  Since joining START-UP NY, KCE has more than doubled the 
size of its New York-based team, advancing the development of KCE’s portfolio of utility-scale 
BESS projects throughout New York.  To further support its efforts to integrate into the State, the 
company has hired several graduates from the State's University system and favors New York 
State-based suppliers and service companies. 
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In 2021, a majority stake in KCE’s parent company was acquired by SK E&S, a South 
Korean energy company.  In the Renewables and Energy Solution sectors, SK E&S is a leading 
renewable energy generator that, prior to acquiring an interest in KCE, already operated 
approximately 700-megawatt hours (MWh) energy storage both in Korea and the U.S., including 
the largest distributed BESS portfolio in California.  

KCE developed, constructed, owns and operates the first 20 MW BESS in New York State, 
KCE NY 1 Facility in Stillwater, NY.  KCE's operational 4.4 MW/ 12 MWh BESS, KCE NY 3, 
was selected by Orange & Rockland Utilities (O&R) through its competitive Pomona Non-Wires 
Alternative (NWA) RFP to provide support for its Pomona load pocket in Ramapo, NY in October 
2018.  KCE NY 3 enables O&R to delay building costly new peak-demand infrastructure while 
simultaneously increasing system reliability and reducing reliance on carbon-emitting resources.  

In June 2023, the 20 MW KCE NY 6 Facility went online approximately six miles south 
of downtown Buffalo after being constructed in partnership with unionized labor of the 
International Brotherhood of Electrical Workers (IBEW Locals 41, 43 and 1249); United Steel 
Workers (USW 135) and Civil Service Employees Association (CSEA), meeting KCE’s focus on 
hiring locally and supporting the community.  KCE similarly intends to use unionized labor in the 
construction of the Project. 

Background – General Information Regarding the Proposed Project and Use: 

KCE’s proposed BESS would connect to a Federal Energy Regulatory Commission 
(“FERC”) jurisdictional point of interconnection at the Long Island Power Authority’s (“LIPA”) 
substation on the Property.  A BESS purchases electricity from the electric grid at off peak hours 
and stores the electricity before it releases the electricity back to the grid on demand, typically 
during on peak hours.   

The Project is contemplated by and in furtherance of the Public Service Commission’s 
(“PSC”) Order Establishing Energy Storage Goal and Deployment Policy (Case 18-E-0130). On 
December 13, 2018, the PSC established a statewide energy storage goal of installing up to 3,000 
MW of qualified energy storage systems by 2030, with an interim objective of deploying 1,500 
MW by 2025.1  Proposed BESS projects are reviewed and regulated through respective New York 
utility interconnection queues and the New York Independent System Operator (NYISO) 
interconnection queue.  Utility scale BESS projects are not built for private use.  Instead, the 
Project will be integrated into the electric distribution architecture.  

Energy storage is needed on an industrial or grid scale for three main reasons.  The first is 
to “balance load” – to shift energy consumption into the future, often by several hours – so that 
more existing generating capacity is used efficiently.  The second reason is to “bridge” power – in 
other words, to ensure there is no break in service during the seconds-to-minutes required to switch 
from one power generation source to another.  Finally, power quality management – the control of 

 
1 The Project is also consistent with Governor Hochul’s 2023 State of the State address, which called for doubling 
the target for qualified energy storage systems to 6 GW of energy storage by 2030. 



 
December 27, 2024 
Page 3 
 
 
voltage and frequency to avoid damaging sensitive equipment – is a concern that storage can 
alleviate whenever needed, for a few seconds or less, many times each day. 

Long Island’s electric grid is rapidly changing in preparation of expected offshore wind 
generation and the retirements of existing fossil fuel peaker plants.  The system will need fast-
responding, flexible solutions like battery energy storage to accommodate these changes.  The 
Project will respond to intermittent grid fluctuations to enhance the power grid by charging during 
periods of excess generation and discharging during peak load hours.  The Project will also 
enhance power grid reliability by providing ancillary services (e.g., voltage uplift) to the NYISO. 

Background – Land Use Approval Process for the Project: 

As more fully detailed in the October 16, 2023 memorandum between KCE and 
PSEGLI/LIPA enclosed herewith, pursuant to certain authority set forth in the Public Authorities 
Law, LIPA regulates the development of generation, transmission or other related facilities, such 
as the Project, on LIPA owned lands, such as the Property, and LIPA is not subject to local zoning 
for such utility developments.  

LIPA has approved the Project after completion of the SEQRA review.  As part of its 
review, LIPA included the Town of Brookhaven Industrial Development Agency (“Agency”) as 
an involved agency.   

Need for Financial Assistance: 

KCE cannot proceed with developing the Project unless financial assistance is received 
from the Agency, given the expensive construction costs and the high and uncertain real property 
taxes associated with the Project.  The Project is not receiving NYSERDA or other New York 
State governmental funding assistance.  

Requested Assistance: 

KCE requests the following assistance from the Agency: 

1. KCE requests a PILOT exemption upon terms to be negotiated with the Agency. 

2. KCE requests a sales tax exemption with respect to the costs of constructing and 
equipping the Project. 

3. KCE requests a mortgage recording tax exemption with respect to KCE's financing 
of the acquisition, demolition of existing improvements, as well as the construction 
and/or equipping of the Project. 

With respect to the timing of requested assistance, KCE notes that, while it does not 
anticipate breaking ground on the Project until the first quarter of 2026, it must begin ordering the 
specialized equipment well in advance of that date.  Accordingly, KCE is seeking to close the 
transaction in the first quarter of 2025. 
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Enclosures: 

In support of this request, please find enclosed the following documents: 

1. Completed and executed Application for Financial Assistance for the proposed Project; 

2. 2023 Financial Statement of Key Capture Energy, LLC, a privately held company2; 

3. 2022 Audited Financial Statement of Key Capture Energy, LLC; 

4. October 16, 2023 memorandum between KCE and PSEGLI/LIPA confirming how 
LIPA reviews developments located on LIPA owned property;  

5. One (1) check in the amount of $4,000 as payment of the Application Fee. 

Please note that the Expanded Environmental Assessment with completed Full 
Environmental Assessment Form was submitted to the Agency, in advance of this filing, 
electronically.  

 
KCE intends to operate and maintain the Project through a combination of in-house staff 

and third-party contractors. KCE’s staff will monitor and operate the battery on a day-to-day 
basis, including bidding and scheduling power into the NYISO electricity market and performing 
general system maintenance. KCE NY 31, LLC will contract for specialty maintenance activities, 
such as high voltage maintenance needed within the project substation or with the gen-tie line.  

 
As KCE NY 31, LLC has no employees, there is no New York State Form 45 for the 

applicant at this time.  

After you have reviewed the enclosed, please do not hesitate to contact us. 

Very truly yours, 

HARRIS BEACH PLLC 

        
John J. Anzalone 
 

Encls. 

 
2 KCE NY 31 LLC is a special purpose entity that is a disregarded entity for federal income tax purposes, specially 
formed for the Project.  It currently holds no assets and has no employees.  



www.keycaptureenergy.com  |   25 Monroe Street, Suite 300, Albany, NY, 12210 |   (516) 279-2955 

October 16, 2023 
Lisa M. G. Mulligan, CEO 
Town of Brookhaven Industrial Development Agency 
1 Independence Hill 
Farmingville, NY 11738 

Re: Evidence of necessary permitting approvals in support of KCE NY 31, LLC’s PILOT application to TOBIDA 

Ms. Mulligan, 

KCE NY 31, LLC has or will file an application with the Long Island Power Authority (“the Authority”) to permit 
the construction of an approximately 50 MW / 200 MWh Battery Energy Storage System on certain lands in 
Shoreham, New York owned by the Authority known by Suffolk County Tax Map Number:  200-39-02-02 (the 
“LIPA Lands”).  The Authority, its subsidiary Long Island Lighting Company dba LIPA, and its service provider 
PSEG Long Island, LLC, when PSEG LI acts as an agent for LIPA, are immune from the Town’s local laws by virtue 
of the preemption contained in the Long Island Power Authority Act (the "LIPA Act") (Public Authorities Law, art 
5, title 1-A), by which the New York State Legislature in 1986 created LIPA, which is a “corporate municipal 
instrumentality of the state ... a body corporate and politic and a political subdivision of the state, exercising 
essential governmental and public powers.” Public Authorities Law, § 1020-c (1).  

Please be advised that Section 1020-g(c) of the Public Authorities Law expressly confers on the Authority the 
power to "determine the location, type, size, construction, lease, purchase, ownership, acquisition, use and 
operation of any generating, transmission or other related facility . . . in the service area" (emphasis provided), 
and Section 1020-g(e) only requires the Authority to make applications to federal and state governments “for 
such licenses, permits or approval of its plans or projects as it may deem necessary or advisable, and to accept 
such licenses, permits or approvals as may be tendered to it by such agencies or officials, upon such terms and 
conditions as it may deem appropriate”. Section 1020-zz the Public Authorities Law further provides, "Insofar as 
the provisions of this title are inconsistent with the provisions of any other law or any part thereof, the 
provisions of this title shall be controlling."  

In accordance with the powers granted pursuant to the foregoing provisions of the LIPA Act / Public Authorities 
Law, the Authority will be reviewing the application of KCE NY 31, LLC, for development on the LIPA Lands as 
part of its State mandated function as a public electric service provider.  As with other LIPA developments within 
the Town, the Town will be provided with copies of all approved plans for inclusion in the Town’s files. 

Key Capture Energy Long Island Power Authority 

By: Phil Denara  By: Gary Stephenson 
Title: Director, Development Title: Vice President of Power Supply 

https://www.lipower.org/ [lipower.org] 

CC: Commissioner James M. Tullo, Planning, Environment and Land Management, Town of Brookhaven 

https://www.lipower.org/%20%5blipower.org%5d


Lisa, 
  
As we discussed, and at your request, I have prepared a very brief outline of how MRB could 
assist you with the process of examining how the Brookhaven IDA approaches the inducement 
of housing projects in the town. 
  
As we understand it right now, the IDA has a review process by which it only contemplates 
housing inducements if the applicant sets aside 10% of units for households earning no more 
than 80% of area median income (AMI) and a further 10% of units for households earning no 
more than 120% of AMI. The IDA would like to understand if this arrangement is optimal and, if 
not, what arrangement(s) would be better. To help the IDA through this discussion, we would 
undertake the following: 
  

1. Public policy discussion with the IDA – we would guide a discussion over one or two IDA 
meetings as to the Board’s desired public policy outcomes. Does the board want to: (a) 
maximize the availability of affordable units, (b) maximize the availability of workforce 
units, (c) maximize the availability of market-rate units? Or is a combination of these 
goals? (Recognizing that prioritizing workforce units as a requirement of an IDA 
abatement might actually reduce the number of pure market-rate units due to that 
requirement.) Is the board willing to consider extraordinary abatement schedules to 
achieve these goals? (ex. A 40-year graduated PILOT, or a 20-year 100% PILOT 
abatement as extreme examples.) 

2. Data collection of market demand – MRB would collect real estate market data on the 
demand for various types of units within household income-bands. MRB would review 
pro forma financial information collected by the IDA on previous projects induced by the 
IDA. MRB would analyze how potential abatement schedules would impact the feasibility 
of those previous projects. (For this, MRB would ask for the actual pro formas in Excel 
format, which we assume were provided to the IDA.) 

3. Interim findings – MRB would then engage with the IDA again to discuss interim findings 
about how various options the IDA could consider would impact the availability of units 
and the financial feasibility of projects. MRB would see direction and feedback. 

4. Recommendations – MRB would then produce recommended policies the IDA could 
adopt, together with recommended UTEP abatement schedules. 

  
The approximate timeframe would be 4 months. The approximate cost would be $25,000-
$30,000 (which assumes remote participation in IDA meetings – we can do in-person on a time-
and-expenses basis if desired.) 
  
Please let me know if you have any questions. 
  
R. MICHAEL NDOLO | MRB Group | 518.301.5428 
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November 5, 2024 

Ms. Lisa Mulligan 
Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville, NY 11738 
 

Dear Lisa, 

Thank you for reaching out to Camoin Associates regarding your interest in a comprehensive analysis of 
the Industrial Development Agency’s role in fostering housing development within the Town of Brookhaven. 
Our proposed analysis will specifically address both market-rate and affordable/workforce housing units, 
aiming to provide insights into the following key questions: 

- What level of assistance, if any, is required to make market-rate housing financially viable in the 
current Long Island market? 

- How does an increase in affordable and workforce units affect the necessary level of assistance? 
- Is there a threshold of affordable/workforce units that would render development infeasible due to 

financial constraints? 
- What are the current residential needs within the community in terms of unit pricing, size, and type 

(ownership vs. rental)? 

As you know, Camoin Associates has a strong working relationship with the Town of Brookhaven IDA, having 
conducted reasonableness assessments for residential projects in the past. This experience has provided us 
with an in-depth understanding of the unique challenges faced by housing developers, as well as the IDA’s 
mission to support developments that might not otherwise proceed. Our familiarity with the IDA’s 
objectives, coupled with our extensive experience in conducting housing needs assessments nationwide, 
uniquely positions us to deliver the data and insights needed for informed decision-making by the IDA 
Board. 

Scope of Work 
We have prepared the following scope of work to help answer these questions. The work is split into two 
tasks to allow the IDA to select just one or both.   

Task 1: Residential Sensitivity Analysis 
Task 1A: FEASIBILITY ANALYSIS OF MARKET RATE HOUSING  
Camoin Associates will assess the financial feasibility of market-rate residential development in Brookhaven. 
We will perform a return-on-cost analysis to evaluate the extent to which market value generated compares 
to approximate development costs (including land acquisition costs, new construction, value-add 
improvements, etc.). This will involve estimating potential net operating income on a square-foot basis 
relative to development costs and comparing this to the return threshold that would be required by a typical 
investor/developer. Such estimates will be generated using lease rates and operating expenses (including 
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property taxes), specific to Brookhaven and the greater Long Island submarket. We will also consider recent 
selling prices and asking prices for land or existing buildings in or near the study area. 

Task 1B: AFFORDABLE AND WORKFORCE HOUSING SENSITIVITY ANALYSIS 
Once the baseline is established with the market rate units, a sensitivity analysis will be conducted that 
considers the percent of affordable, percent of workforce, and level of income requirement for each that 
achieves the goals of providing accessible units for the community, does not require substantially more in 
property tax abatement than is currently offered, and offers the developer a reasonable return on 
investment. Camoin Associates will be able to provide guidance to the IDA Board on the level of assistance 
that is truly needed, what to consider regarding the percent of affordable and workforce units that can be 
required, and the price points of those units.  

A final memo will be provided detailing the results of the analysis and including the pro formas as 
attachments.  

Task 2: Housing Needs Analysis 
2A. DEMOGRAPHIC TRENDS AND PROJECTIONS 
To help set the framework for the housing analysis, we will develop a demographic and socioeconomic 
profile of the geography study areas that will be used for reference throughout the study. We will document 
key demographic trends to provide a detailed assessment of where and what specific types of population 
changes will impact housing needs and market demand. The demographic profile will provide data points 
on existing and projected trends such as population distribution by age and income, number of households, 
household composition, median age, and others. This information helps set the foundation for identifying 
how these trends may impact future housing needs. 

2B. ECONOMIC, OCCUPATION, WAGE, AND WORKFORCE CHARACTERISTICS AND TRENDS 
In this task, we will compile information on labor market size and trends along with commuter trends, 
including typical commute distances, patterns (inflow and outflow, and other detailed commuting data. We 
will also provide a detailed breakdown of the major employers, jobs, and wages in the region to understand 
the housing price points needed for workers in the geographic study areas and into the future. 

2C. EXISTING HOUSING INVENTORY 
The Existing Housing Inventory task will document the current housing supply and how that supply has 
changed over the past five and ten years. Inventory data will primarily be collected from CoStar, Esri, U.S. 
Census Bureau, and property tax records. The inventory will look at the type of housing, quality, cost and 
affordability, vacancy, seasonality, and other key attributes. The inventory will specifically include (but is not 
limited to) the following: 

- Owner- vs. renter-occupied housing supply 
- Affordable housing supply 
- Age of housing stock 
- Single-family vs. multifamily housing 
- Home values, rental rates, and affordability 
- Veteran-specific housing resources 
- Vacant and obsolete housing 
- Year-round vs. seasonal housing 
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- Home-sharing and short-term rental analysis (e.g., Airbnb and VRBO)  

As part of the Existing Housing Inventory, Camoin Associates will include housing conditions assessments 
conducted by outside parties, where available, as a means of measuring both needs and opportunities in 
the housing stock. 

2D. HOUSING AFFORDABILITY ASSESSMENT 
Using previously collected data on income and wage levels of households and workers in the region, we 
will compare and contrast the housing price points needed relative to the housing price points available. 
This analysis will highlight the gap between what is needed in the geographic study areas versus the housing 
sale prices and rental rates. The gap analysis will help inform the quantification of housing needs. 

2E. HOUSING DEVELOPMENT TRENDS 
This task will examine key recent trends in the geographic study areas to understand what types of housing 
projects are attracting private developer interest and investment and to help gauge the types of housing 
products in the greatest demand. The analysis will specifically include the following: 

- Key trends in how the region's housing inventory has been changing 
- Inventory of major current, recent, and proposed housing projects in the study areas 
- Future housing development (supply) projections based on recent trends, anticipated demographic 

and economic changes, the state and national housing market outlook, etc. 

We will use this information to summarize key development trends that will help identify future 
opportunities and help identify future potential gaps in housing supply. 

2F. RENTAL MARKET TRENDS 
We will examine the rental housing market throughout the geographic study areas. Primarily utilizing best-
in-class CoStar data, the analysis will include trends in rental rates, vacancy, net absorption, deliveries, and 
other key market metrics. We will break down this market analysis by class of property (e.g., A, B, C) to 
understand the performance of properties of different quality levels. We will also assess rental market trends 
by type of housing product (e.g., affordable vs. market rate, garden apartments vs. mid-rise buildings, etc.) 

Interviews will also be used to supplement our understanding of the types of rental units in the greatest 
demand, the availability of rental units, and the most desirable areas, as well as additional nuanced 
qualitative information on the counties' current and future rental market dynamics. 

2G. FOR-SALE MARKET TRENDS 
A detailed analysis of current and recent home sale market trends will be provided, including trends in home 
sale prices, number of home sales, time on the market, available inventory, changes in characteristics of 
homes being sold, single-family vs. condo, and other pertinent housing market data related to for-sale 
homes. Home sale data will primarily be collected from the Multiple Listing Service (MLS) if access is 
provided locally or from national real estate websites like Redfin. 

Qualitative market trend information will also be gathered from interviews with housing experts, including 
local realtors. These interviews will provide additional information on the types of housing in demand, 
desirable price points, market segments, and other valuable insights. 
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2H. HOUSING NEEDS ANALYSIS (GAP ANALYSIS) 
To help the Town of Brookhaven IDA better understand what the community needs in terms of housing, 
this task will examine the sources of current and future housing demand in the geographic study areas with 
a focus on specific market segments. Examples of market segments include (but are not limited to): 

- Underhoused Individuals: This includes people who are living with parents, family members, or 
other roommates because they cannot find suitable housing to meet their needs. 

- Population Growth: New households through household formation or net positive in-migration, 
including from attracting remote workers, are potential drivers of housing demand in the three 
counties. 

- Economic (Job Growth): New jobs in and around the region would attract new workers in need of 
housing. 

- Cost-Burdened Households: These households are currently spending more than 30% of their 
income on housing expenses, the key threshold set by the U.S. Department of Housing and Urban 
Development (HUD). These households are further broken into cost-burdened vs. severely cost-
burdened (spend more than 50% of income on housing). 

- Displaced Commuters: These are workers that have jobs in the geographic study areas but are 
commuting from further away than they would prefer because they cannot find suitable local 
housing to meet their needs. 

- Mismatched Households: These households may have housing they can afford and in the location 
they prefer, but it doesn't align with their needs for other reasons, such as the type of housing (e.g., 
renting when they prefer to own). 

- Households Living in Substandard Housing: These households live in units that may lack full kitchen 
facilities, plumbing, etc., or are otherwise substandard or obsolete. 

- Empty Nester and Senior Households: Often a source of housing demand for downsized units and 
housing offering care and services. 

2I. INTERVIEWS 
As part of our investigation of the housing markets in the geographic study areas, Camoin Associates will 
engage in interviews of up to 8 instances in order to better understand the market from real estate 
brokers, homebuilders, planners, service providers, and other professionals with insights into the local 
market. 
2J. FINAL REPORT 
Camoin Associates will prepare a final report that details the results of the completed work. The analysis will 
provide both a quantitative and qualitative determination of the current projected future housing needs in 
the geographic study areas. The quantitative analysis will provide a detailed breakdown of current and 
future housing needed by type of housing (e.g., renter vs. owner-occupied) and income level (price point). 
Demand projections will be provided for a 5-year horizon. 
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Timeline and Fee 
Camoin Associates can begin work on this analysis in January 2025. To complete the work described above, 
Camoin Associates proposes the following (tasks can be completed concurrently): 

- Task 1 can be completed within eight weeks of contract execution for a fixed fee of $16,000.  
- Task 2 can be completed within twelve weeks of contract execution for a fixed fee of $24,000.  

 

Sincerely, 

Rachel Selsky 
CEO 
Camoin Associates 
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Tom Garry, Andy Corea and Christopher Jagel / Courtesy of Harris Beach Murtha 

Harris Beach, Murtha Cullina are now Harris Beach Murtha 

Adina Genn //January 2, 2025//   

With the merger of law firms Harris Beach and Murtha Cullina comes a new moniker, new 
opportunities and aligned cultures. 

As of Jan. 1, the combined firm is called Harris Beach Murtha, with more than 250 attorneys in 16 
offices across several states. This includes an office in The Omni building in Uniondale, where the 
firm, according to its website, has 30 attorneys. 

“We’re creating a regional powerhouse that enables us to capitalize on the skills that we’ve got 
at Harris Beach and the skills that we’ve got at Murtha Cullina,” said Chris Jagel, former Harris 
Beach CEO. 

“That’s going to make all of those combined skills available to our respective clients, enabling us to 
service clients in new geographies,” said Jagel, who is now CEO of Harris Beach Murtha. 

The merger brings Harris Beach, with its offices in Uniondale, New York City, White Plains, Albany, 
Rochester, Buffalo, Syracuse, Ithaca, Saratoga Springs, New Haven, Conn., Washington D.C., and 
Newark, NJ, together with Murtha Cullina, with locations in White Plains and Boston, as well as in 
Connecticut, in Stamford, New Haven and Hartford. 

“When you put together a combination like this, there’s a lot of metrics and numbers that you will 
get that lined up very well for the two firms in terms of the types of clients we serve, the type of rates 

https://libn.com/
https://libn.com/category/news/government/
https://libn.com/author/adinagenn/
https://libn.com/profile/harris-beach


we have, the geographies,” said Andy Corea, former managing partner of Murtha Cullina, who 
now serves on the management committee of Harris Beach Murtha. 

“But we are both professional service providers and that means that our work comes from people. 
We don’t crank out machine parts. It’s not a factory. It’s not a conveyor belt. So, for this to work, the 
people have to work well together,” Corea said. 

The two cultures aligning together is “paramount” to the merger, said Tom Garry, the managing 
partner of the firm’s Long Island office. 

When merger talks first began, it was evident that the partners at both firms liked each other and 
their way of doing business, Garry said.  After meeting by day, they’d join again at dinner “and it 
became apparent to us that culturally we were very compatible.” 

Consider, for example, the stress of COVID-19. Garry said that during and post-pandemic, leaders 
at Harris Beach saw firsthand that if “you treat people well, it comes back” in terms of team-
member retention and loyalty. “I’ve heard from the Murtha Cullina partners that they had similar 
experiences,” he said. 

Jagel said the merger was “client driven.” 

“This is really an effort by the two firms to create a larger, more capable firm that is able to serve 
more of the needs of our clients,” Jagel said. 

With the merger, Garry said, he can now offer his New York-based clients expertise in doing 
business in New England, just as the Murtha side can offer expertise for their clients seeking 
opportunities in New York. 

Looking ahead, Garry sees further opportunities for the firm on Long Island. 

“Business opportunities are very robust in Suffolk County,” a region that Garry said he is “incredibly 
bullish about.” Ed Romaine, the new Suffolk County executive, “is talking about the need for 
infrastructure improvements in Suffolk,” Garry said. “He knows that you need sewers, water and 
roads for economic opportunity to happen, and the county is doing that. If you’re a business, you 
recognize that.” 

The Murtha team is “very strong” in its energy, healthcare and litigation practices, Garry said. “We’re 
going to be well-positioned to help those industries, very, very well.” 

Bennett Loudon of Rochester Business Journal contributed to this report. 
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