
Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Agenda 
 

Wednesday, October 16, 2024 at 9:05 AM 
 
 

1. Roll Call 
 
2. Minutes 

 
a. September 18, 2024 

 
3. CFO’s Report 

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

Timely Payments 
 

4. Resolutions 
 

a. Horseblock 4, LLC 
b. RA Oak Run, LLC 
c. Preserve at East Moriches 

 
5. Applications 

 
a. Port Jefferson Commons, LLC 
b. MCP Yaphank PropCo, LLC / Yaphank AVR Boulevard Chelsea 

 
6. Presentation 

 
a. Brennan Gorman, Todd Shapiro Associates 

 
7. CEO’s Report 

 
D & F Alegria South – Update 

a. AVR-SP Brookhaven JV, LLC 
Medford Gardens, LLC 

b. Middle Country Meadows Request 
c. Ferrandino & Sons Development Group, LLC 

Governance 
Headshots 

d. LIBDC Dinner – November 18th  
Vision Long Island Event Request– December 6th  
Ronk Hub Grand Opening – October 22nd  
Middle Country Meadows Ribbon Cutting – October 23rd  
CEO Breakfast – October 24th  

 
8. Executive Session 

 
 
The next IDA meeting is scheduled for Wednesday, November 20, 2024. 



 

Town of Brookhaven 

Industrial Development Agency 

Meeting Minutes 

September 18, 2024 

 

Members Present:  Martin Callahan 
    Mitchell Pally 
    John Rose 
    Ann-Marie Scheidt 
 
Excused Members:  Frederick C. Braun, III 
    Felix J. Grucci 
    Frank C. Trotta 
 
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 Komoromi, Harris Beach, LLC 
    Peter Curry, Farrell Fritz, P.C. 
 
Mr. Callahan opened the IDA meeting at 9:15 A.M. on Wednesday, September 18, 2024, in the 

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

Farmingville, New York.  A quorum was present. 

 

Meeting Minutes of August 21, 2024 

The motion to approve these Minutes as presented was made by Mr. Pally and seconded by Ms. 

Scheidt.  All voted in favor. 

 

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

litigation.  The motion was seconded by Ms. Scheidt and unanimously approved. 
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At 10:11 A.M., Mr. Pally made a motion to leave executive session and resume the regular 

agenda.  The motion was seconded by Ms. Scheidt and all voted in favor.  No action was taken in 

executive session.   

 

CFO’s Report 

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

Income included document processing and change of ownership fees.  Expenses are in line with 

the budget. 

The IDA Finance Committee recently recommended the IDA Board approve the draft budget for 

2025.  There are no significant changes from 2024.  The budget is due to be filed in the PARIS 

system by October 31, 2024.  The motion to approve the budget was made by Ms. Scheidt and 

seconded by Mr. Rose.  All voted in favor. 

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 Mr. Rose, seconded by Ms. Scheidt, and 

unanimously approved. 

 

Preserve at East Moriches – Resolution 

The PILOT, cost benefit analysis, and related studies were included in the meeting packets for 

this approximately $25 million 70-unit senior housing development to be located on Montauk 

Highway in East Moriches.  A public hearing was held with no comments received.  Additional 

information was requested from the applicant regarding the financing of this project, the vote on 

this resolution will be postponed until this information has been received. 

 

The motion to postpone voting on this resolution was made by Mr. Pally and seconded by Mr. 

Rose.  All voted in favor. 
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Bactolac Pharmaceutical, Inc. – Resolution 

This pharmaceutical company is close to completing construction on their facility on Ramsey 

Road in the Shirely Industrial Park and have requested an extension of their employment 

commitment and approval to convert their mezzanine space into production manufacturing 

space.  Ten full-time equivalent employees will now be required by December 31, 2024, and 

thirty full-time equivalent employees will be required by December 31, 2025.   

 

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

unanimously approved. 

 

CEO’s Report 

 

Housing 

Potential changes to Agency housing proposals and policies are being considered.  This 

discussion will be deferred to a later meeting. 

 

Job Creation Numbers 

A few projects did not meet their promised job creation numbers and letters were sent seeking 

explanations.  Responses have been received from all projects that were contacted; they have 

provided reasonable reasons for not meeting their job creation and others have increased their job 

numbers. 

 

Ronk Hub Grand Opening 

The grand opening of Station Yards, a phase of the Ronk Hub project, is planning a grand 

opening on October 22, 2024, at 1:30 P.M. 

 

Middle Country Meadows Ribbon Cutting 

The ribbon cutting ceremony for this project is scheduled for October 23, 2024, at 1:00 PM. 
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R Squared / Greybarn Groundbreaking 

The groundbreaking ceremony for this project is scheduled for September 25, 2024, at 11:00 

A.M. 

CEO Breakfast 

Work is continuing on the CEO breakfast on October 24, 2024, at 8:30 A.M. at the Home 2 

Suites Hotel in Yaphank.  Stony Brook University’s Long Island Manufacturing Extension 

Partnership will be presenting. 

 

The motion to close the IDA meeting at 10:23 A.M. was made by Mr. Pally and seconded by Ms. 

Scheidt.  All voted in favor. 

 

The next IDA meeting is scheduled for October 16, 2024. 

 

 

 



Town of Brookhaven Industrial Development Agency

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

Date

Project Title

Project Location

Summary of Economic Impacts over the Life of the PILOT

Project Total Investment

$4,220,000 Temporary (Construction)

Direct Indirect Total

Jobs 25 6 31

Earnings $1,611,913 $419,617 $2,031,530

Local Spend $4,220,000 $1,458,192 $5,678,192

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 20 7 27

Earnings $13,969,519 $7,225,548 $21,195,067

             Figure 1

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

Figure 2

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

Economic Impacts

8.21.24

Horseblock 4, LLC

Southeast corner of Horseblock Road and Miller Ave Bellport, NY

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions

Nominal Value Discounted Value*

Property Tax Exemption $387,388 $346,851

Sales Tax Exemption $52,354 $52,354

Local Sales Tax Exemption $28,074 $28,074

State Sales Tax Exemption $24,280 $24,280

Mortgage Recording Tax Exemption $7,500 $7,500

Local Mortgage Recording Tax Exemption $2,500 $2,500

State Mortgage Recording Tax Exemption $5,000 $5,000

Total Costs $447,242 $406,705

State and Local Benefits

Nominal Value Discounted Value*

Local Benefits

To Private Individuals

Temporary Payroll

Ongoing Payroll

Other Payments to Private Individuals

To the Public

Increase in Property Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Other Local Municipal Revenue

State Benefits

To the Public

Temporary Income Tax Revenue

Ongoing Income Tax Revenue

Temporary Jobs - Sales Tax Revenue

Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 

Ratio

Local 56:1

State 37:1

Grand Total 55:1

*Discounted at 2% 

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

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C.

$22,280,948$24,622,371

$22,280,948 $406,705

$953,778

$14,221

$148,365

Cost*

$21,188,017

$1,092,931

$377,425

$29,280

$132,905

$91,419

$854,387

$14,221

$1,207,783 $1,092,931

$1,207,783 $1,092,931

$91,419

$21,017,903

$2,031,530

$21,195,067

$2,031,530

$18,986,373

Horseblock 4, LLC proposes a 20,000 square foot steel prefabricated warehouse industrial building on an approximately 18.9 acre site.  The facility will be used 

to assemble, repair and maintain Cassone Leasing, Inc. trailers and containers.  As per the Brookhaven IDA Uniform Project Evaluation Criteria Policy, the 

criteria met for this project include, but are not limited to, jobs created and investment by the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$23,414,588 $21,188,017

$23,226,597

$0 $0

$0 $0

$187,990 $170,114

$0 $0

$16,443 $16,443

$171,548 $153,671



Direct

Indirect

Direct

Indirect

Total





Dear Town of Brookhaven IDA Board, South Country School District Board of Education and 
Supervisor Panico, 

 

I am writing in opposition to IDA property tax breaks for yet another warehouse within the South 
Country School district. There is no analysis that shows that the proposed Horseblock 4 LLC 
warehouse requires a property tax break to be built. For all the reasons I have repeatedly expressed 
to the IDA board, the South Country School district requires more financial support, not less. 
Please stop defunding the children of South Country School District’s educational opportunities.  

 

Our school district cannot afford to be continually defunded by the Brookhaven IDA. For the 2023 
NYS Grades 3-8 ELA tests, South Country had the lowest percent proficient and highest percent 
well below proficient in all of Suffolk County. Out of 128 districts reported in LI, only Hempstead 
in Nassau performed worse. For the 2023 NYS Grades 3-8 Math tests, South Country had third 
lowest percent proficient and second highest percent well below proficient in all of Suffolk 
County.  One of the Suffolk districts that scored worse was Greenport with only 287 eligible 
students. In Nassau, only Hempstead performed worse. 

 

Please understand that fully funding our children’s education IS economic development.  

 

Best, 

Kerim Odekon MD MSc MRP 

 

https://brookhavenida.org/blog/notice-of-public-hearing-horseblock-4-llc 

 

https://brookhavenida.org/blog/notice-of-public-hearing-horseblock-4-llc


Forwarded on behalf of Mr. Antonio Santana, Superintendent of South Country Central School 
District:  

 

The South Country Central School District is aware of an application for assistance from 
Horseblock 4, LLC and Cassone Leasing, Inc. in connection with the acquisition of an 
approximately 18.91 acre parcel of land, the acquisition and construction of an approximately 
20,000 square foot prefabricated building and other improvements thereon, and the acquisition 
and installation therein of certain equipment located or to be located at the southeast corner of 
Horseblock Road and Miller Avenue, in Yaphank, New York, to be used for the assembly, repair, 
service and maintenance of containers, office trailers, modular buildings, and iBox systems for sale 
or lease, the outdoor storage of containers and trailers, and office space connection therewith. In 
that regard we will request that the Brookhaven Industrial Development Agency reconsider the 
potential impact of the project upon the District and its taxpayers and the needs of the school 
district in its consideration of the request for financial assistance by this for-profit entity.  This is 
especially true considering the reduction of state aid and the financial challenges that our 
community is facing as the state looks to reduce aid to districts across Long Island, especially here 
in South Country. If any benefit to the District, its students or taxpayers may be achieved through 
this project, we would request the IDA’s assistance in obtaining such benefit.  We are also 
concerned with the environmental impact of such an endeavor and would request information 
regarding omissions, traffic, and other potential adverse effects of the project. The Board of 
Education and superintendent would welcome the opportunity to discuss any such potential 
benefit that may accrue to the District, as well as the potential environmental impact on our 
learning community. 

  

Your consideration is much appreciated.  
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EXECUTIVE SUMMARY 
Project Description 
The Town of Brookhaven Industrial Development Agency (Agency) received an application from The Preserve at East Moriches, LLC (Applicant) for 
financial assistance for the construction of a planned senior housing community consisting of 13 buildings (Project). The project will feature 70 units, 
an improved 1,200 SF community building, and several outdoor recreational areas with horseshoe pits, picnic tables, and a walking path. Seven of 
the units will be set aside as affordable at 80% of area median income (AMI), and seven units will be set aside as workforce housing at 120% of AMI. 

The Project represents a $24.9 million investment and is anticipated by the Applicant to generate 3 full-time permanent jobs within two years. To 
support this project, the Applicant requests financial assistance through a Payment In Lieu of Taxes (PILOT) agreement.   

Purpose of this Analysis 
An objective, third-party review of a project's assumptions and estimated operating and financial performance helps Industrial Development Agencies 
perform a complete evaluation of a proposed Project. Camoin Associates was engaged to analyze the Project and deliver an analysis and opinion to 
answer three questions: 

 Are the operating assumptions, such as rent, vacancy, and expenses, within regional norms? 

 Is the assistance necessary for the Project to be financially feasible and, therefore, undertaken by the Applicant? 

 If assistance is awarded, will the Applicant’s rate of return on investment be similar to market expectations for similar projects in the region and, 
therefore, reasonable?  

Findings: This analysis concludes that the answer to each of these questions is as follows:  

 Certain assumptions are within norms, such as rent and vacancy rate. However, operating expenses are lower than 
market benchmarks, and loan to total project cost is much higher than benchmarks.  

  Without a PILOT, the project does not achieve positive cash flow, with a PILOT investment is recouped in year 13. 

 The average equity dividend rate requires a PILOT to meet market benchmarks.  
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1. OPERATING ASSUMPTIONS  
The Applicant’s operating assumptions are compared to CoStar estimates for rent in 2024 in Suffolk County. The ability of households in Suffolk 
County to afford market rate, workforce, and affordable apartments is estimated by calculating the income necessary to pay no more than 30% of 
income on rent.  

 

 

 

Type of Apartment (1)
Number of 

Units (1)
Rent per 

Month (1)
Rent per 

Year
Household Income 

Required (2) Income Limit (3)
Max Household 

Income (4) Benchmarks 

Market Rate 2BR 56 $3,200 $38,400 $128,000 n/a n/a Rent is 1.21 times higher than average rent for Suffolk County (5)

Workforce 2BR 7 $3,200 $38,400 $128,000 120% $143,806
Household income required is below the max household income limits for 
120% of Nassau-Suffolk AMI of $119,838

Affordable 2BR 7 $2,165 $25,980 $86,600 80% $91,800
Household income required is below the max household income limits for 
low income 3-person households in Nassau-Suffolk, NY HUD Metro (4)

(1) Source: Applicant
(2) Income needed to pay no more than 30% on rent

(4) 2023 Adjusted Home Income Limits, U.S. Department of HUD
(5) Average monthly rent for 2024 in Suffolk County, NY is estimated at $2,640; Source: CoStar

Apartment Unit Type, Rent, and Household Income

(3) Source:  Applicant - 7 units will be reserved for affordable housing, whose incomes are 80% or less of AMI,
                                        7 units will be reserved for workforce housing, whose incomes are 120% or less of AMI
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2. PILOT ANALYSIS  
Camoin Associates created a PILOT schedule in alignment with the Agency’s Uniform Tax Exemption Policy (UTEP) and detailed in the Applicant’s 
Form Application for Financial Assistance: 

 

  

Year

Property 
Without 

Project (1)

Projected  
Improvement 

Tax (1)

Proposed 
Exemption 

(1)
Total PILOT 

(1)

Project 
w/out PILOT 

(1)
Construction Year 1 $34,478 100.00% 34,478$       $0 $34,478
PILOT/Tax Year 2 $35,168 $401,980 93.75% 60,291$       $341,689 $437,148
PILOT/Tax Year 3 $35,871 $410,020 87.50% 87,123$       $322,896 $445,891
PILOT/Tax Year 4 $36,588 $418,220 81.25% 115,005$     $303,215 $454,808
PILOT/Tax Year 5 $37,320 $426,584 75.00% 143,966$     $282,618 $463,904
PILOT/Tax Year 6 $38,066 $435,116 68.75% 174,040$     $261,076 $473,183
PILOT/Tax Year 7 $38,828 $443,818 62.50% 205,260$     $238,559 $482,646
PILOT/Tax Year 8 $39,604 $452,695 56.25% 237,658$     $215,036 $492,299
PILOT/Tax Year 9 $40,396 $461,749 50.00% 271,271$     $190,478 $502,145
PILOT/Tax Year 10 $41,204 $470,984 43.75% 306,133$     $164,851 $512,188
PILOT/Tax Year 11 $42,028 $480,403 37.50% 342,281$     $138,123 $522,432
PILOT/Tax Year 12 $42,869 $490,011 31.25% 379,752$     $110,259 $532,880
PILOT/Tax Year 13 $43,726 $499,812 25.00% 418,585$     $81,226 $543,538

Total $506,148 $2,650,027 $5,897,540

PILOT Schedule - Provided 13 Year
Plus: Improvements

Estimated 
PILOT Savings 

(1)

(1) Source:  Town of Brookhaven 
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The PILOT agreement will abate 55.1% of the Applicant’s taxes, resulting in $3,121,697 in foregone tax revenue (benefit to the project) to the 
municipality over the next 13 years. This amount is higher than the $2,269,694 estimated new tax revenue (benefit to the municipality) the municipality 
stands to gain from the PILOT project.  

 

 

 

 

 

 

 

 

 

 

 

 

  

Comparison of Taxes on Full Value of Project and with PILOT
Taxes without PILOT 5,897,540$   
Less: PILOT/Tax Payments (2,775,843)$  

Foregone Revenue (Benefits to Project) 3,121,697$   
Abatement Percent 52.9%

Net New Taxes Compared with No Project
PILOT 2,775,843$   
Less: Estimated Taxes without Project (506,148)$    
Estimated New Tax Revenue (Benefits to Municipalities) 2,269,694$   

Real Property Tax Comparison 
13 Year PILOT
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This table shows the PILOT timeline and the Project's tax payments. It calculates the benefits to the municipalities and the benefits (or savings) to the 
Project.  

 

 

  

PILOT 
Payments

Less:
Current Tax

Revenues (1)

Net
New Tax 
Revenues

Taxes Owed 
after Project 

Completion (2)

Less: 
PILOT 

Payments

Estimated 
Savings to 

Project

PILOT's 
Share

of Estimated
Taxes Owed

1 34,478$         $34,478 $0 34,478$           34,478$         $0 100.00%
2 60,291$         $35,168 $25,124 437,148$          60,291$         $376,856 13.79%
3 87,123$         $35,871 $51,252 445,891$          87,123$         $358,767 19.54%
4 115,005$       $36,588 $78,416 454,808$          115,005$       $339,804 25.29%
5 143,966$       $37,320 $106,646 463,904$          143,966$       $319,938 31.03%
6 174,040$       $38,066 $135,974 473,183$          174,040$       $299,142 36.78%
7 205,260$       $38,828 $166,432 482,646$          205,260$       $277,387 42.53%
8 237,658$       $39,604 $198,054 492,299$          237,658$       $254,641 48.28%
9 271,271$       $40,396 $230,874 502,145$          271,271$       $230,874 54.02%
10 306,133$       $41,204 $264,928 512,188$          306,133$       $206,055 59.77%
11 342,281$       $42,028 $300,252 522,432$          342,281$       $180,151 65.52%
12 379,752$       $42,869 $336,883 532,880$          379,752$       $153,129 71.26%
13 418,585$       $43,726 $374,859 543,538$          418,585$       $124,953 77.01%

Totals 2,775,843$   $506,148 $2,269,694 $5,897,540 2,775,843$   $3,121,697 47.1%

(2) Assumes a 2% annual increase in tax rate and a taxable value of $115,000 upon project completion; Source: Town of Brookhaven, Applicant

Proposed PILOT and Tax Comparison (13 year PILOT)
Benefits to Municipalities Benefit to Project

(1) Assumes tax rate for Fiscal Year 2023/2024 of 395.163 and a current assessed value of $8,725. 
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3. OPERATING PERFORMANCE 
The project's operating performance is measured using Year 6 of the Applicant’s Pro Forma. The Applicant assumes that gross revenue and expenses 
will escalate at 2% per year and that there will be a 6% vacancy rate once stabilized, within the range for Suffolk County, NY. Operating expenses are 
lower than the benchmarks. With the PILOT, real property taxes absorb 6% of project income while debt service absorbs 66% of income, resulting in 
a positive cash flow of $32,500.  

 

   

Project 
Performance (1)

Share of Gross 
Operating 

Income
Benchmark 

Performance (2) Evaluation
Calculation of Net Operating Income Residential
Gross Operating Income 2,927,516$      100% n/a n/a
Vacancy Rate and Concessions (4) 6.0% n/a 5.8% Within range

Effective Gross Income (EGI), All Uses (3) 2,751,865$      94% 96% Within range
Less: Operating Expenses and Reserve ($606,649) 21% 51% More efficient
Less: Real Property Taxes (with PILOT) (174,040)$        6% n/a n/a

Net Operating Income 1,971,175$      67% 48% More efficient

Less: Debt Service ($1,938,675) 66% n/a n/a

Cashflow after Operating Costs, Taxes, Debt 32,500$           1% n/a n/a

(1) Source: Applicant
(2) Source: RealtyRates Q2 2024 for Northeast Region
(3) Net of vacancy and concessions
(4) Average vacancy rate for 2024 in Suffolk County, NY is 5.8%; Source: CoStar

13 Year PILOT
Operations Snapshot, Year 6
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4. FINANCING PLAN  
 The Sources and Uses of Funds show the total project costs and debt 

and equity capital structure.  

 The Senior (Long Term) Debt Terms are mixed. Loan to Total Project 
Costs is 96% above industry benchmarks of 70-80%. The annual 
interest rate for long-term debt is within range, and the maturity term 
is within acceptable limits.  
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5. RATE OF RETURN 
An estimated return on investment is calculated using the Applicant’s operating pro forma and capital structure. This analysis measures whether the 
financial assistance is necessary and reasonable. Financial performance with and without a PILOT is estimated over the full PILOT period. Three metrics 
are used to evaluate outcomes: 

 The Equity Dividend Rate is net cash flow for each year, divided by the 
initial equity investment. Equity Dividend Rates are benchmarked using 
current market information from RealtyRates.com for similar projects in 
the region. Equity Dividend Rates close to the benchmarks indicate a 
Project outcome in line with the current market, which means the 
Applicant is earning a reasonable return. Very low or negative rates 
indicate the Project is unlikely to be undertaken if compared to other 
possible investments. Equity Dividend Rates are based on an initial 
equity investment of $1,015,000. The average equity dividend rate 
for the 13-year provided PILOT meets this criterion, whereas the 
No Pilot Scenario does not. 

 Cash Flow shows net cash flow to the Applicant over time. There are 
currently no cash flow benchmarks available. Cumulative Cash Flow is 
negative for the no-PILOT scenario but positive for the 13-year 
PILOT scenario, indicating that a PILOT is necessary for this 
development to be profitable within a 13-year timeframe. 

Debt Service Coverage estimates how well the Project’s net income, 
after taxes, supports debt repayment. Debt Service Coverage exceeds 
the benchmark by year 5 with a PILOT and year 11 without.  

Note: Debt service payments were not provided for the full 15-year 
term, so Camoin Associates adjusted missing years based on 
assumptions provided by the applicant.   

 

 

No PILOT

13 Year 
Provided 

PILOT
Benchmarks 

(1)
Equity Dividend Rates
Average -13.9% 7.82%
Minimum -46.29% -9.16%
Maximum 15.38% 31.52%
Year Benchmarks Met 12 8

Cash Flow
Average ($162,437) $91,611
Minimum ($469,826) ($92,970)
Maximum $156,132 $319,918
Cumulative ($2,111,683) $1,190,941
Year Investment Recouped n/a 13

Debt Service Coverage
Average 0.91 1.05
Minimum 0.76 0.95
Maximum 1.08 1.17
Years Benchmarks Met 11 5
(1) Source: RealtyRates for Q2 2024

7.33%
to

16.79%

n/a

1.00
to

1.86

Comparison of Return on Investment
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ATTACHMENT 1: PRO FORMAS 
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APPENDIX A: SCOPE OF SERVICES 
To assist with its evaluation of the Applicant’s request for financial assistance, Camoin was commissioned by the Town of Brookhaven Industrial 
Development Agency to conduct the above analyses. The analysis is comprised of four tasks: 

 Test Assumptions by comparing rents, operating costs, and vacancy 
rates to real estate benchmarks for similar projects and noting any 
significant differences. Operating performance and net income are 
also evaluated. 

 Review the Financing Plan and perform an objective third-party 
evaluation of the estimated return on investment (ROI) to the 
Applicant with and without a PILOT agreement. We also analyze 
whether the capital structure and terms of the long-term debt are 
within market benchmarks for obtaining bank financing. 

 Evaluate the effects of one or more PILOTs recommended by the 
Agency and determine whether the PILOT would result in a return 
that is within what would normally be anticipated in the current 
market for a similar project. 

 Provide an objective, third-party opinion about the need for and 
reasonableness of the financial assistance. 

Sources Consulted 
 Application for Financial Assistance dated December 19, 2023. 

 Project financing and annual cashflow workbook submitted by the 
Applicant in July 2024, with submitted revisions. 

 Updated assessed value provided on July 9, 2024. 

 Real estate tax information and estimates received from the Agency, 
including anticipated future assessed value of the Project. 

 CoStar  

 RealtyRates.com  

  

RealtyRates.com  is a comprehensive resource of real estate 
investment and development news, trends, analytics, and market 
research that support real estate professionals involved with more 
than 50 income producing and sell-out property types 
throughout the U.S. RealtyRates.com  is the publisher of the 
award-winning Investor, Developer and Market Surveys, 
providing data essential to the appraisal, evaluation, disposition 
and marketing of investment and development real estate 
nationwide. 

CoStar is the leading source of commercial real estate intelligence 
in the U.S. It provides a full market inventory of properties and 
spaces—available as well as fully leased—by market and 
submarket. Details on vacancy, absorption, lease rates, inventory, 
and other real estate market data are provided, as well as 
property-specific information including photos and floor plans. 
More at www.costar.com. 
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APPENDIX B: DEFINITIONS  
Equity Dividend Rate: This is calculated as the rate of return on the equity component of a project. It is calculated as follows: (Source: 
RealtyRates.com) 

Equity Dividend / Equity Investment = Equity Dividend Rate, where Equity Dividend = Net Operating Income – Debt Service. 

Debt Service Coverage Ratio (DSCR): The ratio of annual debt repayment, including principal and interest, to total Net Operating Income (NOI). 
(Source: RealtyRates.com) 

Net Operating Income (NOI): Income net of all operating costs including vacancy and collection loss but not including debt service. Appraisers 
also typically expense reserves for repairs and replacements. However, because reserves are not usually reported along with other transaction data, 
RealtyRates.com tracks lender requirements but does not include them in calculations. (Source: RealtyRates.com) 

 

ABOUT CAMOIN ASSOCIATES 
Camoin Associates has provided economic development consulting services to municipalities, economic development agencies, and private 
enterprises since 1999. Through the services offered, Camoin Associates has had the opportunity to serve EDOs and local and state governments 
from Maine to California; corporations and organizations that include Lowes Home Improvement, FedEx, Amazon, Volvo (Nova Bus) and the New 
York Islanders; as well as private developers proposing projects in excess of $6 billion. Our reputation for detailed, place-specific, and accurate 
analysis has led to projects in 32 states and garnered attention from national media outlets including Marketplace (NPR), Crain’s New York Business, 
Forbes magazine, The New York Times, and The Wall Street Journal. Additionally, our marketing strategies have helped our clients gain both national 
and local media coverage for their projects in order to build public support and leverage additional funding. To learn more about our experience 
and projects in all of our service lines, please visit our website at www.camoinassociates.com. You can also find us on Twitter @camoinassociate 
and on Facebook and LinkedIn. 

THE PROJECT TEAM 

Rachel Selsky      
Vice President, Project Principal  

Thomas Galvin 
Senior Real Estate Specialist, Project Analyst 



Town of Brookhaven Industrial Development Agency
MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date
Project Title
Project Location

Summary of Economic Impacts over the Life of the PILOT
Project Total Investment
$24,900,000 Temporary (Construction)

Direct Indirect Total
Jobs 139 30 169

Earnings $8,154,911 $2,098,439 $10,253,351
Local Spend $21,165,000 $7,283,586 $28,448,586

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 25 8 34

Earnings $20,633,393 $8,332,311 $28,965,704

             Figure 1

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

Figure 2

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

9.8.24
The Preserve at East Moriches, LLC
91 Montauk Highway, East Moriches

Figure 3

Economic Impacts
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions
Nominal Value Discounted Value*

Property Tax Exemption $3,121,697 $2,752,891
Sales Tax Exemption $1,138,500 $1,138,500

Local Sales Tax Exemption $610,500 $610,500
State Sales Tax Exemption $528,000 $528,000

Mortgage Recording Tax Exemption $168,075 $168,075
Local Mortgage Recording Tax Exemption $56,025 $56,025
State Mortgage Recording Tax Exemption $112,050 $112,050

Total Costs $4,428,272 $4,059,466

State and Local Benefits

Nominal Value Discounted Value*
Local Benefits
To Private Individuals

Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

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

State Benefits
To the Public

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

Total Benefits to State & Region

Benefit to Cost Ratio 
Ratio

Local 11:1
State 3:1

Grand Total 10:1
*Discounted at 2% 

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

© Copyright 2023 MRB Engineering, Architecture and Surveying, D.P.C.

$0 $0

$0 $0

$2,737,992 $2,300,900
$2,269,695 $1,883,557

$82,988 $82,988
$385,310 $334,355

The applicant's proposed project includes 70 two-bedroom, senior, residential apartments  with 10% at the affordable rate and 10% at the workforce rate.  The 
facility will include a 1,200 sf community building, horseshoe pits, picnic tables and a walking path.  As per the Brookhaven IDA Uniform Project Evalution 
Criteria Policy, the criteria met for this project include, but are not limited to, capital investment by the applicant and an increase in the number of affordable, 
senior housing units.  PLEASE NOTE:  The project applicant will create 3 full time exquivalent (FTE) positions.  The additional 34 jobs created are the result of 
household spending.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$41,957,046 $37,681,782
$39,219,054 $35,380,882
$10,253,351

$28,965,704
$10,253,351
$25,127,532

$461,401
$1,130,739

$71,773

$2,169,872 $1,953,085
$2,169,872 $1,953,085

$461,401

$39,634,867$44,126,918

$39,634,867 $4,059,466

$1,303,457
$71,773

$333,241

Cost*
$37,681,782
$1,953,085

$3,419,416
$640,050

$289,172







PILOT

$34,478

$60,291

$87,123

$115,005
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$205,260
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Executive Summary 
 

The Preserve at East Moriches, LLC (the “Developer”) is proposing a real estate development project consisting of a 70-unit independent 

senior living rental apartment complex (the “Project”) in the Town of Brookhaven (the “Town”) on approximately 22 acres of land at 91 

Montauk Highway, East Moriches, NY (the “Site”). The Project includes a total of 70 units, with 7 units reserved for households earning up 

to 120% of the area median income (AMI), 7 units reserved for households earning up to 80% of AMI, and 56 market-rate units. The Project 

will also include the construction of an on-site community building, several outdoor recreation areas, and a walking path.  

The following analysis included an examination of the local market’s ability to support the Project and the expected economic and fiscal 

impacts associated with the Project on Suffolk County (the “County”) and the Town. MRB Group modeled the economic impacts of the 

construction of the Project in terms of direct and indirect jobs and earnings in the region. We also modeled the annual economic impacts 

post-construction based on our estimates of “net new” household spending from future occupants of the Site. In terms of fiscal impacts, 

we modeled the fiscal benefit of the increase in tax revenue generated by the Project and the fiscal costs associated with the Developer’s 

requested tax abatement.  

Market Review Conclusions 

Demographic trends in the Town of Brookhaven suggest a growing need for independent senior housing options that will allow residents 

to downsize and age in place. From a real estate market point of view, the Project appears to be well-positioned in a market characterized 

by strong demand fundamentals. Over the last ten years, vacancy rates have remained below 5% in the multifamily rental market, despite 

several new deliveries.  

Impact on School Enrollment 

The Project is an age-restricted 55+ apartment community targeted at seniors wanting to age in place. Therefore, we assume the project 

will have no impact on school enrollment for the local school district. 
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Economic Impacts  

During the Project’s construction phase, we estimate 106 direct jobs 

earning $6.7 million in wages. When coupled with the indirect 

impacts, we estimate the total impact of the Project will be 158 jobs 

earning $10.5 million in wages over the construction period. 

Upon completion of the Project, we estimate a total of 28 ongoing 

(permanent) jobs will be created in the Town due to the spending of 

the new households and the operations of the Project, with total 

annual earnings of $1.5 million (figures may not sum due to 

rounding).1  

Fiscal Impacts  

In terms of fiscal benefits, the Project will increase tax revenues for 

the County, Town, and School District. We estimate that the County 

will earn sales tax revenue of approximately $85,108 during the 

construction period, resulting from a portion of the construction 

phase earnings being spent locally. The Developer has proposed a 

PILOT abatement schedule for the Agency’s consideration with a 15-

year term. Over the life of the PILOT, we estimate the County will 

receive $30,545 in sales tax from the operation phase earnings being 

spent locally and $517,174 in sales tax from new household spending. 

Over that same time, the Project will generate $3.6 million more 

revenue than property taxes without the Project. This additional revenue will be allocated proportionally to the applicable taxing 

jurisdictions. Therefore, we estimate that the fiscal benefits of the Project over the 15-year PILOT, including construction and operation 

phases, would be approximately $4.2 million.  

 
1 Note that the direct and indirect “Construction Jobs” and “Construction Wages” shown are with respect to the County, as such jobs tend to be pulled from a larger labor shed. The direct 

and indirect “Ongoing Jobs” and “Ongoing Wages” shown are with respect to the Town of Brookhaven.  

Summary of Economic Impacts

Direct Indirect Total

Construction Jobs 106 52 158

Construction Wages $6,713,883 $3,801,379 $10,515,262

Ongoing Jobs 20 8 28

Ongoing Wages $1,086,926 $423,270 $1,510,196

Summary of Fiscal Benefits, Local Government

Source Total

Sales Tax, Construction, One-time $85,108 

Sales Tax, Operations, 15 Years $30,545

Sales Tax, Households, 15 Years $517,174

Increase in Property Tax Revenue, 15 Years $3,575,556

Total Fiscal Benefits Over 15 Years $4,208,383
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Regarding the fiscal costs, the Developer has requested a sales tax 

exemption and a mortgage recording tax exemption of $561,000 and 

$112,050, respectively (County portion only). We estimate the cost of the 

PILOT exemption to be $3.3 million over 15 years. The “cost” of the PILOT 

exemption is the difference between the anticipated PILOT payments 

and the estimated taxes on the full assessment. This cost is necessarily 

theoretical, as the Developer has stated that the Project cannot move 

forward without a PILOT inducement.   

Summary of Exemptions

Total

Cost of Sales Tax Exemption, One-Time, Local $561,000

Mortgage Recording Tax Exemption, Local $112,050

PILOT Exemption, 15 Years ($3,260,169)
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Introduction  

The Preserve at East Moriches, LLC is proposing a real estate development project consisting of a 70-unit independent senior living rental 

apartment complex in the Town of Brookhaven on approximately 22 acres of land at 91 Montauk Highway, East Moriches, NY. The Project 

includes a total of 70 units, with 7 units reserved for households earning up to 120% of the area median income (AMI), 7 units reserved for 

households earning up to 80% of AMI, and 56 market-rate units. The Project will also include the construction of an on-site community 

building, several outdoor recreation areas, and a walking path.  

The following analysis included an examination of the local market’s ability to support the Project and the expected economic  and fiscal 

impacts associated with the Project on Suffolk County (the “County”) and the Town. MRB Group modeled the economic impacts of the 

construction of the Project in terms of direct and indirect jobs and earnings in the region. We also modeled the annual economic impacts 

post-construction based on our estimates of “net new” household spending from future occupants of the Site. In terms of fiscal impacts, 

we modeled the fiscal benefit of the increase in tax revenue generated by the Project and the fiscal costs associated with the Developer’s 

requested tax abatement.  
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Multifamily Real Estate Market Review  

Demographics 

There are nearly half a million residents in the Town of Brookhaven. More than one in every three 

residents in the Town of Brookhaven (38%) is over the age of 50. In terms of householders, over 

half of the householders (51%) in the Town are over the age of 55. 

 

 

 

 

Local Real Estate Market 

The Town of Brookhaven’s multifamily real estate 

market is characterized by strong fundamentals of 

high demand and low vacancy. In general, over the last 

ten years, multifamily (for-rent and for-sale) vacancy 

rates have largely remained below 5%. (An unusually 

high number of new deliveries contributed to a 

notable but temporary spike in the vacancy rate 

beginning in 2018.) Historical data from 2014 shows 

that newly delivered units are quickly absorbed in the 

area’s tight housing market.  

 

 

 
Source: CoStar 

Brookhaven Profile

2023

Total Population 485,642      

Population 50+ 185,024       

% of Householders 55+ 51%

Source: ESRI
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As of Q1 2024, an estimated 168,990 housing units were occupied in the Town of 

Brookhaven. These housing units are primarily owner-occupied, with only 19%, or 

32,108, of Brookhaven’s housing units estimated to be renter-occupied. In both the 

Town and County, there is a heavy reliance on owner-occupied housing, with limited 

renter options.   

 

Affordability 

Housing affordability in the Town of Brookhaven also indicates demand for 

additional multi-family residential units. “Brookhaven House and Home 

Expenditures,” shown in the table, encompasses the average annual spending of 

households on mortgage payments (or rent), insurance, tax, and property 

maintenance for owned dwellings. The Spending Potential Index (SPI) is a composite 

measure of household expenditures for the specified region compared to national 

averages. A high SPI means expenditures are relatively high compared to national 

averages, and an SPI of 100 means expenditures are the same as the national 

average.  With a median home value of $371,600, Owned Dwellings in the Town have 

significantly higher home expenditures than the national average. The Town’s SPI of 149 indicates owner-occupied housing may be in short 

supply/high demand. In this case, the tight housing market drives up the price of owner-occupied housing, indicating that new market-

rate rental units would attract “net new” households to the area that would otherwise be priced out of the market. Median housing costs 

of $1,775 per month for Rented Dwelling properties are also higher than the national average, with an SPI of 108.  

Determination of Market Support 

We used market statistics to make conclusions regarding a.) the level of support in the market for the Project and b.) the extent to which 

any of the units of the Project can be considered “net new” to the Town of Brookhaven. The consideration of “net new” units is a factor in 

the following economic impact analysis.  

Rental Units

Total Occupied 

Housing Units

% of all 

Occupied 

Units

Renter-

Occupied 

Units

Brookhaven 168,990 19.0% 32,108

Suffolk County 523,154 17.0% 88,936

Source: ESRI

Brookhaven House and Home Expenditures

Median Home 

Value / Contract 

Rent

SPI

Owned Dwelling $371,600 149

Rented Dwelling $1,775 108

Source: Consumer Spending data are derived from the 2021 and 2022 

Consumer Expenditure Surveys, Bureau of Labor Statistics.
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The Town’s shifting demographics suggest an aging population, with over half of householders over 55. The Town’s real estate market is 

characterized by strong fundamentals, as discussed previously. These trends and factors support the conclusion that the Project is well-

positioned to be supported by the market. 

Determination of “Net New” 

Before calculating the Project’s economic impacts, we must determine how many of the future households of the Project can be considered 

”net new” to the Town. There are several circumstances under which households would be regarded as ”net new”: 

• Out-of-area residents choosing to relocate to the Town because of the Project 

• Current Town residents that would otherwise relocate outside of the Town if the option to live in the Project were unavailable 

• Current Town residents that will move into the Project, freeing up their current Brookhaven residential space that will then be 

occupied by households relocating to the Town 

Based on the project characteristics and market analysis, we consider all units of the Project as ”net new” households for the Town. 
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Economic Impact Analysis  
The Project would have several economic impacts on the County and Town. These impacts include one-time impacts on jobs, earnings, 

and sales during the construction phase of the Project, which we estimate for the entire County. It also includes ongoing impacts related 

to household spending and the operations of the Project, which we estimate for the Town.2 

Methodology 

Both one-time, construction-phase impacts and ongoing, operation-phase impacts have “Direct” and “Indirect” components. For the 

construction phase: 

• Direct jobs, wages, and sales are those that occur on-site related to labor and materials used in the construction of the Project. 

• Indirect jobs, wages, and sales are those caused by the Direct impacts and result from business-to-business purchases (e.g., a 

contractor buying a piece of equipment from a dealer) and from employees spending a portion of their wages locally. 

For the operations phase: 

• Direct jobs, wages, and sales are those jobs created from the operations of the Project (e.g., onsite employment of a maintenance 

person) and from new household spending occurring as a result of the Project. 

• Indirect jobs, wages, and sales are those caused by the Direct impact, such as business-to-business purchases (e.g., a grocery store 

serving the new households will purchase goods from a distributor) and from employees of such businesses spending a portion of 

their wages locally. 

To estimate the Direct and Indirect impacts, MRB Group employed the Lightcast3 economic modeling system. We used data from the 

Developer and publicly available and proprietary data sources as inputs to the Lightcast modeling system. We adjusted the Lightcast model 

where needed to match the Project specifics.  

  

 
2 By their nature, construction-related impacts tend to be somewhat more diffuse, which is why we report them as County-level impacts. Town-level impacts are measured based on the 37 

ZIP codes that closely approximate the Town. See appendix. 
3 Lightcast, formerly “Emsi.,” uses data from the U.S. Bureau of Labor Statistics, the U.S. Bureau of Economic Analysis, the U.S. Census, and other public data sources to model economic 

impacts.  
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Construction Phase 

The Developer has provided estimates of the total cost of construction of the 

Project and the percentage of labor and materials to be sourced from within 

the County. As shown in the table to the right, the Developer estimates that 

85% of its $20.5 million of materials and labor costs4 would be spent locally, 

for a total of $17.4 million of in-region construction spending.  

In-region construction spending of $17.4 million (direct “Sales” in the 

table) was then used as an input in the Lightcast economic modeling 

system, assigning the County as the geography of study. This spending 

results in 106 direct jobs and direct earnings of $6.7 million. The model 

estimates that this will cause indirect impacts of 52 new jobs, $3.8 million 

in new earnings, and $11.2 million in new sales. Therefore, the total, one-

time, construction-phase impacts would be 158 jobs, $10.5 million in 

wages, and $28.7 million in sales.   

Operation Phase 

Construction phase impacts were measured at the County level to account for their dispersed nature. Conversely, the impacts of the 

operation phase are estimated at the Town level. We have used 37 ZIP Codes that approximate the Town of Brookhaven to model 

operational impacts.5  

Operation phase impacts come from two sources. The largest source is the effect of “net new” household spending from the new units 

brought onto the market by the Project. The second source of operation phase impacts is the employment on Site that results from the 

operations of the Project, including maintenance and management personnel.  

 

 

 
4 

Project budget from the Agency application, minus land, legal, and financing costs. 
5 

A complete list of ZIP Codes included in the economic impact analysis is listed in Appendix A, where they are compared to the Town’s boundaries. 

Economic Impact of Construction Phase, One-Time

Direct Indirect Total

Jobs 106 52 158

Earnings $6,713,883 $3,801,379 $10,515,262

Sales $17,425,000 $11,239,750 $28,664,750

Source: Lightcast, MRB

Construction Spending In Region

$ Total % County $ County

Materials & Labor $20,500,000 85% $17,425,000

Source: Developer, MRB
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Households with differing incomes have different spending 

habits. As such, we have utilized different average annual 

household expenditures based on two relevant income 

brackets.6 The first income bracket reflects the spending habits 

of households earning over $100,000 - $149,999 annually. We 

assume that the 63 households in this bracket will occupy all 

of the Project’s market-rate units and those workforce units 

reserved for households earning up to 120% of the area 

median income. The second income bracket displays the 

spending habits of households earning between $70,000-

$99,999 annually, which we apply to the 7 units reserved for 

households earning no more than 80% of the area median 

income.  

The large expanse of the Town’s geographical boundaries and 

the high concentration of retailers suggests that most of the 

households’ needs will be served by local businesses. To be 

conservative, we have estimated that 80% of this spending 

would occur in the Town of Brookhaven. Therefore, given 70 

total units and the spending profiles and percentages shown, 

we estimate a total of $2.6 million of new household spending 

would occur annually in the Town.  

 

 

 

 
6 We used data from the Consumer Expenditure Survey (CEX) of the Bureau of Labor Statistics as of December 2022, specific to the Northeast and the respective income levels.  

Total New Household Spending

Annual per 

HH Spend

% Spent 

in Town
Units

Total New 

Spending

Units with Household Incomes of $100,000 - $149,999

Food $12,381 80% 63          $624,002

Household Furnishings and Equipment $3,006 80% 63          $151,502

Apparel and Services $2,423 80% 63          $122,119

Transportation $13,860 80% 63          $698,544

Healthcare $7,029 80% 63          $354,262

Entertainment $3,781 80% 63          $190,562

Education $1,974 80% 63          $99,490

Personal Care Products and Services $1,002 80% 63          $50,501

Miscellaneous $1,324 80% 63          $66,730

Other $459 80% 63          $23,134

Total, Market Rate Units $47,239 80% 63        $2,380,846

Units with Household Incomes of $70,000 - $99,999

Food $9,214 80% 7            $51,598

Household Furnishings and Equipment $2,744 80% 7            $15,366

Apparel and Services $2,332 80% 7            $13,059

Transportation $10,244 80% 7            $57,366

Healthcare $5,451 80% 7            $30,526

Entertainment $3,171 80% 7            $17,758

Education $1,139 80% 7            $6,378

Personal Care Products and Services $798 80% 7            $4,469

Miscellaneous $1,056 80% 7            $5,914

Other $566 80% 7            $3,170

Total, Affordable Units $43,049 80% 7          $205,604

Grand Total 70        $2,586,450

Source: Consumer Expenditure Survey, U.S. Bureau of Labor Statistics, 2020 - 2021 "Table 3104. Northeastern region by income 

before taxes: Average annual expenditures and characteristics"
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MRB Group then took each of the above line items and applied 

that new household spending to one or more industry codes in 

Lightcast.7 This resulted in an estimate of 17 direct jobs and 

$906,926 in direct earnings that the spending of the new 

households will generate. Taken together with an estimate of 

indirect impacts, total household spending impacts include 23 jobs, 

$1.3 million in earnings, and $3.6 million in sales.  

The Developer stated that it would hire 3 on-site employees for 

operations and maintenance with an average salary of $60,000, 

totaling $180,000 in annual earnings for the three positions. After 

combining the 3 direct jobs with the associated indirect impact of 

2 jobs, the total impacts from operations and maintenance would 

be 5 jobs, $218,231 in earnings, and $911,828 in sales.  

The combined impacts of household spending and impacts from 

operations and maintenance are displayed in the table to the right. 

As summarized in the last column, we anticipate that the Town will 

benefit from 28 jobs, $1.5 million in earnings, and $4.5 million in 

sales annually.  

 

 

  

 
7 For example, for the “Food” line item, we applied one-half of the spending to the “supermarkets and other grocery stores” NAICS code (North American Industrial Classification System) and 

one-half to the “full service restaurants” NAICS code. 

Economic Impact, New Household Spending

Direct Indirect Total

Jobs 17 6 23

Earnings $906,926 $385,039 $1,291,966

Sales $2,586,450 $1,041,603 $3,628,053

Source: Lightcast, MRB

Economic Impact, Operations of Project

Direct Indirect Total

Jobs 3 2 5

Earnings $180,000 $38,231 $218,231

Sales $598,042 $313,786 $911,828

Source: Lightcast, MRB

Economic Impact, Combined Annual Impact

Direct Indirect Total

Jobs 20 8 28

Earnings $1,086,926 $423,270 $1,510,196

Sales $3,184,492 $1,355,390 $4,539,881

Source: Lightcast, MRB
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Fiscal Impact Analysis   
The Project would also have fiscal impacts in terms of new tax revenues.  

PILOT Schedule  

The table to the right displays the Developer’s 

proposed PILOT schedule. The Developer has 

requested a 15-year PILOT term that would abate a 

portion of the improvement value associated with 

the Project. In Year 1, PILOT payments would include 

the Base Land Tax and 6.25% of the improvement 

value. Each year the percentage of the 

improvement value included in the PILOT payment 

will increase by 6.25% until the Project is fully 

taxable in Year 16.  

  

PILOT Schedule 

Tax Year Base Land 

Tax

Projected  

Improvement 

Tax 

Improvement 

Phase-In 

Total 

Improvement 

PILOT 

Total PILOT 

Year 1 $9,259 $395,279 6.25% $24,705 $33,964

Year 2 $9,444 $403,185 12.50% $50,398 $59,842

Year 3 $9,633 $411,248 18.75% $77,109 $86,742

Year 4 $9,826 $419,473 25.00% $104,868 $114,694

Year 5 $10,022 $427,863 31.25% $133,707 $143,729

Year 6 $10,223 $436,420 37.50% $163,657 $173,880

Year 7 $10,427 $445,148 43.75% $194,752 $205,180

Year 8 $10,636 $454,051 50.00% $227,026 $237,661

Year 9 $10,848 $463,132 56.25% $260,512 $271,360

Year 10 $11,065 $472,395 62.50% $295,247 $306,312

Year 11 $11,287 $481,843 68.75% $331,267 $342,554

Year 12 $11,512 $491,480 75.00% $368,610 $380,122

Year 13 $11,743 $501,309 81.25% $407,314 $419,057

Year 14 $11,978 $511,336 87.50% $447,419 $459,396

Year 15 $12,217 $521,562 93.75% $488,965 $501,182

Year 16* $12,461 $531,993 100.00% $531,993 $544,455

*First Year of Full Taxes

Source: Applicant; MRB Group
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PILOT Revenue  

Absent the Project moving forward, the site will generate an estimated $160,120 over 

15 years. Under the proposed PILOT schedule, the Project will generate roughly $3.7 

million over 15 years. As shown in the table to the right, the proposed PILOT 

payments would generate $3.6 million more in revenue for the local taxing 

jurisdictions than the Site without the Project. (Figures may not sum due to 

rounding.)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PILOT Revenue

Tax Year Base 

Land Tax

Total PILOT Increase in 

Revenue

Year 1 $9,259 $33,964 $24,705

Year 2 $9,444 $59,842 $50,398

Year 3 $9,633 $86,742 $77,109

Year 4 $9,826 $114,694 $104,868

Year 5 $10,022 $143,729 $133,707

Year 6 $10,223 $173,880 $163,657

Year 7 $10,427 $205,180 $194,752

Year 8 $10,636 $237,661 $227,026

Year 9 $10,848 $271,360 $260,512

Year 10 $11,065 $306,312 $295,247

Year 11 $11,287 $342,554 $331,267

Year 12 $11,512 $380,122 $368,610

Year 13 $11,743 $419,057 $407,314

Year 14 $11,978 $459,396 $447,419

Year 15 $12,217 $501,182 $488,965

$160,120 $3,735,676 $3,575,556

Source: Applicant; MRB Group
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Sales Tax Revenue, Construction Phase 

As stated in the economic impact analysis on page 11, we anticipate approximately $10.5 

million in direct and indirect earnings in the County will be generated during the Project’s 

construction phase. We assume 70% of the newly generated earnings will be spent in 

Suffolk County. We estimate that 25% of that spending amount will be subject to the sales 

tax. Applying the County’s sales tax rate of 4.625%, we conclude that the construction 

phase earnings will lead to approximately $85,108 in County sales tax revenue throughout 

construction.  

Sales Tax Revenue, Operation Phase  

We estimate $218,231 in total new earnings occurring annually within the County during 

the operation phase associated with new direct and indirect job creation (p. 13). Using the 

same methodology for estimating sales tax revenue for the construction phase, we estimate 

the Project will result in $1,766 in annual sales tax revenue to the County. Escalated at 2% 

per year for 15 years, this totals $30,545.  

 

 

 

 

 

 

 

 

Sales Tax Revenue - Construction Phase

Line Value

Total New Earnings $10,515,262

% Spent in County 70%

$ Spent in County $7,360,683

% Taxable 25%

$ Taxable $1,840,171

County Sales Tax Rate 4.625%

$ County Sales Tax Revenue $85,108

Revenue, one-time $85,108

Source: MRB 

Sales Tax Revenue - Operation Phase

Line Annual Value

Total New Earnings $218,231

% Spent in County 70%

$ Spent in County $152,762

% Taxable 25%

$ Taxable $38,190

County Sales Tax Rate 4.625%

$ County Sales Tax Revenue $1,766

Revenue Over 15 Years $30,545

Source: MRB 
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Sales Tax Revenue, Household Spending  

As identified on page 12, we estimate approximately $2.6 million of annual direct and 

indirect sales in the Town associated with the new household spending by residents of the 

Project. Assuming 25% of those sales are subject to sales tax, we estimate the Project will 

result in $29,906 in annual sales tax revenue. Over a 15-Year PILOT term, escalated at 2%, 

we estimate a total impact of $517,174.  

  

Sales Tax Revenue - Household Spending

Line Annual Value

New Household Spending $2,586,450

% Taxable 25%

$ Taxable $646,612

County Sales Tax Rate 4.625%

$ County Sales Tax Revenue $29,906

Revenue Over 15 Years $517,174

Source: MRB 
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Fiscal Cost 

Shown to the right is the difference in PILOT payments 

under the proposed terms and the estimated full 

property taxes of the project post-construction. Over 15 

years, the project will have a fiscal “cost” of $3.3 million. 

However, the Developer has indicated that the Project 

cannot move forward without an inducement, so this 

“cost” is theoretical.  

  

Cost of Abatement 

Tax Year Base Land 

Tax

Projected  

Improvement 

Tax 

Full Taxes Total PILOT Cost of 

Abatement

Year 1 $9,259 $395,279 $404,538 $33,964 ($370,574)

Year 2 $9,444 $403,185 $412,629 $59,842 ($352,787)

Year 3 $9,633 $411,248 $420,881 $86,742 ($334,139)

Year 4 $9,826 $419,473 $429,299 $114,694 ($314,605)

Year 5 $10,022 $427,863 $437,885 $143,729 ($294,156)

Year 6 $10,223 $436,420 $446,643 $173,880 ($272,762)

Year 7 $10,427 $445,148 $455,576 $205,180 ($250,396)

Year 8 $10,636 $454,051 $464,687 $237,661 ($227,026)

Year 9 $10,848 $463,132 $473,981 $271,360 ($202,620)

Year 10 $11,065 $472,395 $483,460 $306,312 ($177,148)

Year 11 $11,287 $481,843 $493,130 $342,554 ($150,576)

Year 12 $11,512 $491,480 $502,992 $380,122 ($122,870)

Year 13 $11,743 $501,309 $513,052 $419,057 ($93,996)

Year 14 $11,978 $511,336 $523,313 $459,396 ($63,917)

Year 15 $12,217 $521,562 $533,779 $501,182 ($32,598)

$6,995,845 $3,735,676 ($3,260,169)

Source: Applicant; MRB Group



 

Economic and Fiscal Impact Analysis – The Preserve at East Moriches, LLC           Page 19 

       

 

Other Fiscal Costs 

Per the Agency application, the Developer is seeking a sales tax exemption of $1.1 million, the local portion of which is $561,000. The 

Developer is also requesting a mortgage recording tax exemption (MRTE) of $168,075, the local portion of which is $112,050. The tables 

below show the local share of these costs. 

 

  

Cost of Sales Tax Exemption, County

Type Value

Sales Tax Exemption $1,138,500

Local 4.250%

State 4.000%

MCTD 0.375%

Local Exemption $561,000

Source: Applicant

Cost of MRTE Exemption, County

Type Value

MRTE $168,075

Local  0.50%

State 0.25%

Local Exemption $112,050

Source: Applicant
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Appendix A: Zip Codes Used 
 

 

 

 

ZIP Code Description ZIP Code Description

11713 Bellport 11784 Seldan

11715 Blue Point 11786 Shoreham

11719 Brookhaven 11789 Sound Beach

11720 Centereach 11790 Stony Brook

11727 Coram 11792 Wading River

11733 East Setauket 11933 Calverton

11738 Farmington 11934 Center Moriches

11741 Holbrook 11940 East Moriches

11742 Holtsville 11941 Eastport

11755 Lake Grove 11949 Manorville

11763 Medford 11950 Mastic

11764 Miller Place 11951 Mastic Beach

11766 Mount Sinai 11953 Middle Island

11772 Patchogue 11955 Moriches

11776 Port Jeff. Station 11961 Ridge

11777 Port Jefferson 11967 Shirley

11778 Rocky Point 11973 Upton

11779 Ronkonkoma 11980 Yapnik

11780 Saint James
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       October 8, 2024 

 

Town of Brookhaven Industrial Development Agency 

1 Independence Hill 

Farmingville, NY 11738 

 

Town of Brookhaven Local Development Corporation 

1 Independence Hill 

Farmingville, NY 11738 

 

Attn: Lisa M.G. Mulligan, Executive Director 

 

  Re: Port Jefferson Commons Project 

   53-unit Affordable Residential Rental Development 

1601-1605 Main Street, Village of Port Jefferson 

    

Dear Lisa: 

As you may know, this firm represents Port Jefferson Commons, LLC and/or an entity formed on 

its behalf (“Applicant”) in connection with its proposed approximately 73,430 square foot 53-

unit 100% affordable residential rental development project to be located at 1601-1605 Main 

Street in the Village of Port Jefferson (“Project”). Applicant is seeking: 

1. A 30-year payment in lieu of taxes (“PILOT”) from the Town of Brookhaven 

Industrial Development Agency (“Agency”), together with sales tax exemption for 

construction materials and furniture, fixtures and equipment (“FF&E”); and 

2. The issuance of tax-exempt and/or taxable bonds by the Town of Brookhaven Local 

Development Corporation (“LDC”) in an amount not to exceed $18,000,000, to 

partially finance the Project costs, and mortgage recording tax exemption in 

connection with the Project financing. 

Enclosed is an updated executed application for financial assistance being submitted by 

Applicant jointly to the Agency and LDC. 

Applicant 

Applicant will be controlled by Rochester-based Conifer, LLC and Community Development 

Corporation of Long Island. This team has successfully completed affordable housing projects on 

Long Island, including the newly-constructed Port Jefferson Crossing development directly 

adjacent to the Project, which received financial assistance through the Agency. Each 

organization has a strong track record, including successful Conifer projects across the east coast. 
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Background and Purpose 

The Project presents an opportunity to create high-quality affordable housing by furthering 

ongoing municipal revitalization efforts in the Village of Port Jefferson. The Project is in close 

proximity to the Port Jefferson LIRR station and is in furtherance of the Village of Port 

Jefferson’s goals for the area as outlined in its Urban Renewal Plan and 2030 Comprehensive 

Plan Update. The Project also adheres to the State’s Workforce Opportunity Goals. 

The Project 

Applicant proposes to demolish two existing blighted buildings on the .57-acre site and replace 

them with a new construction 73,430 SF sustainable multifamily elevator building with 53 

affordable residential rental units, and approximately 2,485 SF of commercial space. 

The building will consist of 32 one-bedroom units and 20 two-bedroom units targeted at 

households earning 30%, 50%, 60%, and 80% AMI, plus a one-bedroom super’s unit, broken 

down as follows: 

• 5 - 1 BR units at 30% AMI 

• 10 - 1 BR units at 50% AMI 

• 8 - 1 BR units at 60% AMI 

• 9 - 1 BR units at 80% AMI 

• 1 - 1 BR unit for Super/Mgr 

• 7 - 2 BR units at 50% AMI 

• 7 - 2 BR units at 60% AMI 

• 6 - 2 BR units at 80% AMI 

The concrete podium structure will have a 60-space parking garage at the cellar level with 

residential units, commercial space, a fitness room, lobby, mail room, and laundry on the ground 

floor. The remaining 2 stories will be wood frame construction that will include the remaining 

residential units, and a community room on the third floor. 

All residential dwelling units will be ADA compliant, with 6 fully adapted units designated for 

mobility impaired residents, and 3 units adapted for hearing and vision-impaired residents. 

The Project will further advance the NY State and County Special Needs Housing Goal by 

creating a special needs housing community with a set-aside on five of the apartments for 

individuals with intellectual or developmental disabilities. The Project will also provide one unit 

with a preference for veterans. 

The Village of Port Jefferson is highly supportive of this Project and has committed $2,000,000 

in Restore NY funding to benefit this project. 

Construction is anticipated to take 18 months and the Project will be affordable for at least 50 

years. 
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Green Design 

The all-electric building will use highly efficient air source heat pumps for heating and cooling 

and will feature semi-central ERVs for fresh air. The central heat pump domestic water heating 

system will be controlled by a demand and temperature system to reduce energy use. The 

building’s envelope will reduce energy use and increase resiliency with insulation levels above 

code. 

The project will certify to EPA Indoor AirPlus program, DOE Zero Energy Ready Home, and 

Enterprise Green Communities 2020 Plus. Energy Star appliances will be installed in each unit. 

The Project will include three EV charging stations. 

HDFC Ownership Structure 

It is anticipated that the ownership structure will be set up using a housing development fund 

corporation (“HDFC”) to own fee title to the property as nominee for Applicant, which will be 

the beneficial owner pursuant to a nominee agreement to be entered into. 

Applicant will be owned 99.99% by a federal low-income housing tax credit investor (expected 

to be Red Stone Equity Partners or a related entity), and the remaining .01% interest will be 

owned collectively by affiliates of (i) Red Stone, (ii) Conifer, LLC and (iii) Community 

Development Corporation of Long Island. 

Bonds for Project Financing/Mortgage Recording Tax Exemption 

Applicant is requesting tax-exempt bond financing through the LDC in an aggregate amount not 

to exceed $18,000,000 to partially finance the Project costs. It is expected that at closing, there 

will be tax-exempt Series A Bonds in the amount of $9,050,000, which will remain in place long-

term, and tax-exempt Series B Bonds in the amount of $8,500,000, which will be refinanced 

following Project completion with conventional mortgage financing. The bonds will be directly 

purchased by Citibank, N.A. upon issuance. Applicant is also requesting mortgage recording tax 

exemption from LDC in connection with the Project financing to help reduce costs. 

Need for PILOT and Sales Tax Exemption 

Due to the affordability restrictions which will be in place and the financing structure for the 

Project, a 30-year PILOT, coterminous with financing, is necessary in order to make the Project 

financially feasible to finance, construct and operate. In addition, sales tax exemption for 

construction materials and FF&E will partially alleviate the burden of high construction costs. 

If you require any further information, please feel free to contact me. 

      Very truly yours, 

      FORCHELLI DEEGAN TERRANA LLP 

      By: John P. Gordon 

             JOHN P. GORDON 

JPG 

Encls. 



PARTNERSHIP PROPERTY NAME PERCENT INVESTOR TYPE EFFECTIVE DATE
200 East Avenue Associates, L.P. 200 East Avenue 99.99 Limited Partner 11/1/2012
25 Delaware Housing Development Fund Company, Inc. 25 Delaware 100 Sole Member 4/22/2019
25 Delaware Managing Member, LLC 25 Delaware 100 Member 6/16/2021
4301 Watson Blvd, LLC 4301 Watson Blvd 100 Member 3/9/2022
500 Northern Boulevard, LLC 500 Northern Boulevard 100 Member 3/1/2021
Abraham Lincoln Managing Member, LLC Managing Mbr of Abraham Lincoln Preservation, LLC 100 Member 2/19/2013
Admiral Associates II, LLC Admiral Associates II 100 Member 3/2/2022
Admiral Associates III, LLC Admiral Associates III 100 Member 3/2/2022
Admiral Associates, LLC Admiral Associates 100 Member 3/2/2022
Andrews Terrace Co-MM, LLC Andrews Terrace - Conifer Member of GP 100 Sole Member 4/5/2023
Apartments at Three Bridges Holdings LLC Readington 100 Member 4/14/2023
Arc at Union Managing Member, LLC Managing Member of Arc of Monroe Supp. Housing 100 Member 5/4/2020
Arc at Union, LLC Arc of Monroe Supportive Housing Development 100 Member 5/4/2020
Belmont Villas Managing Member, LLC Managing Mbr of HCP Belmont, LLC 100 Member 5/16/2012
Big Tree Glen II, LLC Big Tree Glen 100 Member 3/23/2016
Big Tree Glen Managing Member, LLC Managing Mbr of Big Tree Glen, LLC 100 Managing Member 1/15/2015
Big Tree Glen West, LLC 3645  West Main Street 100 Member 10/31/2014
Biltmore Crossing Managing Member, LLC Managing Mbr of Biltmore Crossing, LLC 100 Member 6/21/2013
Blue Heron Trail I Housing Development Fund Company, Inc. Blue Heron Trail I 100 Member 6/6/2016
Blue Heron Trail I Managing Member, LLC Managing Mbr of Blue Heron Trail I 100 Managing Member 9/23/2015
Blue Heron Trail II Managing Member, LLC Managing Mbr of Blue Heron Trail II 100 Managing Member 9/24/2015
Branchburg East Managing Member, LLC Branchburg East Managing Member 100 Member 10/30/2019
Branchburg Urban Renewal Associates, LLC Branchburg East & West Leaseholder (557 & 559) 100 Member 6/14/2018
Branchburg West Managing Member, LLC Branchburg West Managing Member 100 Member 10/30/2019
Brinkley Hill Managing Member, LLC Brinkley Hill - Managing Member 100 Member 7/2/2015
Brookside II Managing Member, LLC Managing Mbr of Brookside Asso II, LLC 100 Member 6/3/2008
Brown Square I Associates, L.P. Brown Square Village I 99 Limited Partner 6/22/2010
Cambridge II Managing Member, LLC Managing Mbr of CV at Cambridge II, LLC 100 Member 6/3/2009
Cape May Managing Member, LLC Managing Mbr of Cape May Hsg Asso, LLC 100 Member 6/3/2009
Carman Place Managing Member, LLC Carman Place Apartments - Managing Member 100 Member 11/7/2016
Cayuga Meadows Housing Development Fund Company, Inc. Conifer Village at Cayuga Meadows 100 Member 12/10/2015
Cayuga Meadows Managing Member, LLC Managing Mbr of CV at Cayuga Meadows 100 Managing Member 11/24/2015
Chappaqua Station Managing Member, LLC MM of Chappaqua Station, LLC 100 Member 11/22/2013
Clifton Managing Member, LLC Managing Mbr of Clifton Park Sr Hsg, LLC 75 Member 6/3/2009
Conifer Clinton GP, LLC Clinton Woods Project - Conifer Managing Member 100 Sole Member 3/22/2023
Conifer Construction, LLC Construction arm of CR, LLC 100 Member 12/1/2000
Conifer Deptford Managing Member, LLC Managing Mbr of Deptford Hsg Asso, LLC 100 Member 9/17/2008
Conifer Foxtail, LLC Managing Mbr of Foxtail Crossing,LLC 100 Member 3/25/2008
Conifer Great Northern Mall Managing Member, LLC Great Northern Mall - Managing Member 100 Member 7/14/2023
Conifer Greenbriar, LLC Cape May Greenbriar 100 Member 2/18/2009
Conifer Highland Park, LLC Manager of AHEPA Highland Park,LLC 79 Managing Member 6/1/2001
Conifer Horseheads, LLC (Vacant Land) 100 Member 8/3/2004
Conifer HP-BC Limited Partnership General Partner of 128, 258 & 430 78 Limited Partner 5/1/2003
Conifer Jerome Managing Member, LLC Managing Mbr of Bank St Sr Hsg, LLC 100 Member 4/9/2009
Conifer Liberty Homes, LLC (formerly Conifer Liberty Sr Homes, LLC) Managing Mbr of Woodlands Barkley, LLC 100 Member 6/3/2008
Conifer Liberty Housing Development Fund Company, Inc. HDFC Member of Woodlands Barkley, LLC 100 Sole Member 11/24/2008
Conifer Linden Managing Member, LLC Managing Mbr of Linden Lake, LLC 100 Member 2/20/2007
Conifer Management, LLC Management arm of CR, LLC 100 Member 4/12/2002
Conifer Maryland Properties, LLC Borrower under mortgage for Cambridge II 100 Member 10/13/2009
Conifer Medford Managing Member, LLC Managing Mbr of Jones Road LLC 100 Member 6/3/2009
Conifer Mendon Associates Totiakton Manor 60.3 Limited Partner 3/1/2007
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Conifer Montgomery Crossing Managing Member, LLC Montgomery Crossing - Conifer Managing Member 100 Sole Member 2/17/2023
Conifer Morningside, LLC Borrower under SSGA loan fka HP Maryland X, LLC 100 Sole Member 2/17/2006
Conifer Princeton GP, LLC Princeton Senior Project - Conifer Managing Member 100 Sole Member 3/22/2023
Conifer Seneca Managing Member, LLC Managing Mbr of Seneca Place, LLC 100 Member 3/9/2007
Conifer Somerdale Managing Member, LLC Managing Mbr of CiCi Partners, LLC 100 Member 7/23/2010
Conifer Upstate Properties, LLC GP of "HO" properties, 207, 774, 783 & 784 100 Member 11/10/2008
Conifer Verona GP, LLC Verona Project - Conifer Managing Member 100 Sole Member 3/22/2023
Conifer Village at Eastview, LLC The Village East 100 Member 3/4/2010
Conifer Village at Horseheads, LLC Conifer Village at Horseheads 100 Member 11/24/2006
Conifer Warren GP, LLC Woods at Warren - Conifer Managing Member 100 Sole Member 5/4/2023
Conifer Wemrock Managing Member, LLC Wemrock Senior - Managing Member 100 Sole Member 3/22/2023
Conifer Willow II, LLC GP of Willow Landing II Asso, LP 100 Member 3/2/2008
Conifer Woodlands, LLC Managing Mbr of The Woodlands at Northside, LLC 100 Member 12/4/2008
Conifer, LLC Development arm of CR, LLC 100 Member 8/8/2002
Conifer-Keeler Park, LLC Keeler Park - CoMM of GP 100 Member 11/15/2021
Copiague Commons Managing Member, LLC Managing Mbr of Copiague Commons, LLC 100 Managing Member 9/28/2015
Cornwell Heights Senior Housing, L.P. Cornwells Heights Sr Apts 99.99 Investment Limited Partner 6/22/2021
Corpus Christi Managing Member, LLC Managing Mbr of Corpus Christi Sr Hsg, LLC 100 Member 6/12/2013
Courtyard Managing Member, LLC Supervising Managing Mbr of Courtyard @ James, LLC 100 Sole Member 6/28/2024
Courtyard-CCI Housing Development Fund Company, Inc. Courtyard at James - HDFC Member 100 Member 6/28/2024
CSL II Managing Member, LLC Cold Spring Lane II (4%) - Managing Member 100 Member 8/26/2020
CSL Managing Member, LLC Cold Spring Lane (9%) - Managing Member 100 Member 8/26/2020
Cunnington Avenue Apartments, LLC 3 Cunnington Avenue 100 Member 11/1/2023
CV at Webster, LLC Conifer Village at Webster 100 Member 9/11/2012
CV Village at Coram, LLC Fee Owner of Wincoram Commons 100 Member 12/28/2011
Cypress West, LLC Cypress West 100 Member 7/11/2022
D.E. Smith Housing Development Fund Company, Inc. Fee Owner of D. E. Smith Associates, LLC 100 Member 4/10/2012
Delsea Managing Member, LLC Camp Salute 100 Member 3/16/2016
Duffy Managing Member, LLC Managing Mbr of Duffy Urban Renewal, LLC 100 Member 12/19/2013
East Greenwich Housing Associates, LLC East Greenwich 100 Member 5/1/2015
Erie Harbor Managing Member, LLC Managing Mbr of Erie Harbor, LLC 100 Member 8/6/2010
F.I.G.H.T. Redevelopment, LLC Co-Managing Mbr of Ward St Redevelopment 100 Member 1/14/2009
Ferry Family Managing Member, LLC Managing Mbr of Whitman Park Family Housing, LLC 100 Member 1/6/2012
FIGHT Redevelopment Housing Development Fund Company, Inc. HDFC Mbr of Ward St Redevelopment 100 Member 10/15/2009
Fort Hill Housing Development Fund Company Co-GP of Conifer Fort Hill Asso, LP 100 Sole Member 3/1/2007
Fort Hill Preservation Managing Member, LLC Fort Hill 100 Member 9/22/2017
Freehold LIHTC Urban Renewal LLC Freehold 2 100 Member 4/13/2023
GALA General Partner, LLC Managing Mbr of Golden Age Living  Accommodations, L.P. 100 General Partner 1/7/2019
Genesee Riverfront Commons, LLC Co-GP of Genesee Hamilton, LP 100 Member 3/10/2004
Gregory II Managing Member, LLC Managing Mbr of Gregory Phase 2 Associates, LLC 100 Member 9/27/2013
Gregory Managing Member, LLC Managing Mbr of Gregory Urban Renewal Associates, LLC 100 Member 6/13/2012
Haddon Ave Apartments, LLC Camden Medical Mile 100 Sole Member 6/28/2024
Haines Boulevard Housing Associates, LLC Waterford Township-Master Deed holder (577 & 583) 100 Member 8/2/2021
Haines Housing II Managing Member, LLC Waterford Township II - MM 79 Member 8/23/2023
Haines Housing Managing Member, LLC Waterford Township I - MM 100 Member 4/5/2023
Hancock Housing Redevelopment Company, L.P. Read Memorial Senior Apts 99 Limited Partner 10/1/2009
Harding Housing Associates Managing Member, LLC Harding Homes 100 Managing Member 1/5/2016
Harlem Park, LLC Harlem Park 100 Member 1/24/2022
Harris Park Managing Member, LLC Managing Mbr of Harris Park 100 Managing Member 8/21/2014
Hillside/Roosevelt Managing Member, LLC Managing Mbr of Hillside/Roosevelt, LLC 100 Member 3/9/2012
Hilton Senior, L.P. Hilton Manor 95 Limited Partner 10/24/2011
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Interlaken Senior Housing, LLC General Partner of Conifer Interlaken Sr. Hsg. LP 100 Member 12/19/2007
James Street Managing Member, LLC Managing Mbr of James Street Apartments, LLC 100 Member 3/22/2011
Jonesboro Apartments II Managing Member, LLC Jonesboro Road Phase II - Managing Member 100 Member 1/24/2024
Jonesboro Apartments II, LLC Jonesboro Road Phase II 100 Member 1/24/2024
Jonesboro North Apartments, LLC Jonesboro North Apartments 100 Member 8/29/2023
Jonesboro North Managing Member, LLC Jonesboro North Apartments - Managing Member 100 Member 1/24/2024
Keeler Park Housing Associates, LLC Keeler Park - TO BE DISSOLVED 99.99 Investor Member 2/26/2016
Keeler Park Housing Development Fund Corporation Participating Mbr of Keeler Pk Hsg Asso, Inc. 100 Sole Member 10/7/2002
Knoxville Associates Limited Partnership Knoxville Senior Apts. 63.32 Limited Partner 10/1/2015
Lawnside Managing Member, LLC Managing Mbr of Lawnside Urban Renewal, LLC 100 Member 8/14/2012
Macedon Manor Associates, L.P. Macedon Manor 95 Limited Partner 3/30/2012
Marley Meadows Managing Member, LLC Managing Mbr of Conifer Marley Meadows Asso., LLC 100 Member 6/2/2011
Maryland Avenue Housing Associates, LLC Managing Mbr of MD Housing Associates, LLC 100 Member 6/21/2012
Meadowside Associates, LLC Meadowside 99.99 Investment Member 12/20/2019
Merrifield Managing Member, LLC Telestar Court-Managing Member(fka Merrifield Associates LLC 100 Member 10/31/2022
Middle Township Managing Member, LLC Managing Mbr of Middle Township Hsg Asso 100 Member 5/6/2013
Molly Pitcher GP I, LLC General Partner of PA Affordable I 100 Managing Member 9/20/2016
Molly Pitcher GP II, LLC General Partner of PA Affordable II 100 Managing Member 9/20/2016
Monroe Veterans Managing Member, LLC Valor Pointe f.k.a. Monroe Veterans - Managing Member 100 Member 9/8/2022
Monticello Managing Member, LLC Horizons at Monticello Managing Member 100 Member 1/30/2019
New Cassel Managing Member, LLC Managing Mbr of New Cassel Housing, LLC 100 Member 4/10/2012
New Road Housing Managing Member, LLC Managing Mbr of New Road Hsg Asso LLC 100 Managing Member 10/6/2015
New Shakespeare Park Managing Member, LLC General Partner of New Shakespeare Park LP 100 Member 1/29/2008
New York Rural General Partner, LLC GP of NY Rural Preservation Associates, L.P. 100 Member 9/13/2012
North Country Managing Member, LLC Managing Mbr of N Country Preservation Asso, LP 100 Member 2/23/2011
North Creek Run II Managing Member, LLC Managing Mbr of North Creek Run II, LLC 100 Member 3/4/2013
North Creek Run Managing Member, LLC Managing Mbr of North Creek Run, LLC 100 Member 6/3/2009
North Gate Landing Managing Member, LLC North Gate Landing - Managing Member 100 Member 10/6/2022
North Gate Landing, LLC North Gate Landing 100 Member 8/6/2021
North Odenton II Managing Member, LLC North Odenton (4%) - Managing Member 100 Member 4/26/2022
North Odenton Managing Member, LLC North Odenton (9%) - Managing Member 100 Member 9/16/2021
North Spring Run Managing Member, LLC North Spring Run - Managing Member 100 Member 10/6/2022
North Spring Run, LLC North Spring Run 100 Member 11/9/2018
Northview/LeRay Associates, L.P. Northview Apartments 95 Limited Partner 9/6/2012
Northview/LeRay, LLC Managing Mbr of Northview/LeRay Associates, L.P. 100 Member 8/24/2012
Norwich Housing Redevelopment Company, L.P. Norwich Senior Housing 99 Limited Partner 10/1/2009
Oakcrest Managing Member, LLC Managing Mbr of Oak Crest Village Associates, LLC 100 Member 2/20/2014
Overlook East Associates Managing Member, LLC Overlook East - Managing Member 100 Sole Member 8/8/2022
Oxford Crossing Managing Member, LLC Managing Mbr of Oxford Crossing Apts 100 Managing Member 7/21/2014
PA Affordable Housing 4, LLC Purchaser of Arlington & Brandy 100 Member 9/8/2016
Page Homes Associates Managing Member, LLC Managing Member of Rossell Ave Urban Renewal, LLC 100 Member 5/14/2014
Painted Post Village Square Apartments, Inc. Fee Owner of Village Square 100 Sole Shareholder 12/18/2003
Palmyra Route 73 Managing Member, LLC The Cove at Palmyra - Managing Member 100 Member 2/27/2023
Patuxent Cove II Managing Member, LLC Patuxent Cove II 100 Member 8/2/2018
Patuxent Cove Managing Member, LLC Managing Member of Patuxent Cove 100 Member 5/21/2018
Peconic Crossing Managing Member, LLC Managing Member of Peconic Crossing 100 Managing Member 5/20/2015
Peerless Avenue Managing Member, LLC Peerless Avenue Managing Member 100 Member 1/8/2020
Pennsauken Managing Member, LLC Managing Mbr Of 47 Housing Associates, LLC 100 Member 12/17/2013
Pennypack Crossing Managing Member, LLC Pennypack Crossing - Managing Member 100 Managing Member 9/23/2015
Pintail Crossing Housing Development Fund Company, Inc. HDFC for Pintail Crossing I 100 Sole Member 4/16/2018
Pintail Crossing II, LLC Pintail Crossing II 100 Member 4/2/2018



PARTNERSHIP PROPERTY NAME PERCENT INVESTOR TYPE EFFECTIVE DATE
Pintail Crossing Managing Member, LLC Pintail Crossing (Farmington) 100 Member 1/16/2018
Poets Landing Managing Member, LLC Managing Mbr of Poets Landing, LLC 100 Member 1/26/2012
Poets Landing Phase II Managing Member, LLC Poets Landing Phase II 100 Member 7/5/2016
Point and Ravine Managing Member, LLC Point and Ravine Managing Member 100 Member 3/11/2021
Port Jefferson Commons, LLC Port Jefferson Commons 100 Member 8/3/2021
Port Jefferson Crossing Managing Member, LLC Port Jefferson Crossing Managing Member 100 Member 8/6/2020
Ravena Housing Company, L.P. Louis Apartments 99 Limited Partner 10/1/2009
Red Run Associates Managing Member, LLC The Preserve at Red Run 100 Managing Member 9/6/2016
Revere Run Managing Member, LLC Managing Mbr of Revere Housing Associates, LLC 100 Member 8/14/2012
Richmond Hill Managing Member, LLC Managing Mbr of Richmond Hill Redevelopment, LLC 100 Member 11/27/2012
Rio Grande Housing Partners, LLC Ground Lease Holder 100 Member 6/27/2012
Rio Grande Managing Member, LLC Managing Mbr of Route 9 Hsg 100 Member 10/10/2013
Rittenberg Managing Member, LLC Managing Mbr of Rittenberg Urban Renewal Associates, LLC 100 Member 12/4/2013
River Pointe Managing Member, LLC Managing Mbr of River Pointe at Drum Hill, LLC 100 Member 5/27/2008
SET Housing Development Fund Company, Inc. Southeast Towers - HDFC (fee owner) 100 Member 10/31/2017
SET Managing Member, LLC Southeast Towers - Managing Member 100 Member 10/26/2017
Sherburne Housing Redevelopment Company, L.P. Sherburne Senior Housing 99 Limited Partner 10/1/2009
Sidney Housing Company, L.P. Circle Drive Apartments I 66.5 Limited Partner 3/10/2011
Sinclair Way Managing Member, LLC Managing Member of Sinclair Way, LLC 100 Managing Member 9/16/2014
Southeast Towers, LLC Southeast Towers - Entity not being used 100 Member 11/2/2018
Springside Managing Member, LLC Managing Mbr of Springside Urban Renewal, LLC 100 Member 8/14/2012
St. Joseph Managing Member, LLC Managing Mbr of St. Joseph Preservation, LLC 100 Member 1/30/2013
St. Joseph's Housing Development Fund Company, Inc. Fee owner of Property for St. Joseph Preservation, LLC 100 Member 7/30/2014
Tajdeed Redevelopment Managing Member, LLC General Partner of Tadjeed Redevelopmemt 100 Member 6/12/2013
Tamarack Managing Member, LLC Tamarack Urban Renewal - Managing Member (DE) 100 Member 4/18/2019
Tannery Commons, LLC Tannery Commons 100 Member 3/21/2022
The Meadows at Ithaca, LLC The Meadows at Ithaca 80 Member 12/15/2010
The Tower at Park Square Managing Member, LLC The Tower at Park Square (fka Midtown Manor)-Managing Member 100 Member 10/27/2022
The Tower Housing Development Fund Company, Inc. The Tower at Park Square (fka Midtown Manor) - HDFC Member 100 Member 11/17/2022
The Woodlands at Northside II, LLC Woodlands at Northside 100 Member 12/14/2009
Tioga View Managing Member, LLC Managing Mbr of Tioga View Apts, LLC 100 Managing Member 6/11/2015
Towpath Managing Member, LLC Managing Mbr of Towpath III Limited Partnership 100 Member 9/22/2011
Transurban Housing Associates Woodburn Court II 97 Limited Partner 12/21/2006
Trinity Housing Development Fund Company, Inc. 100 Sole Member 2/17/2006
Twin Oaks Managing Member, LLC Managing Mbr of Conifer Twin Oaks, LLC 100 Member 8/10/2010
Village Square Managing Member, LLC Managing Mbr of Village Square Senior, LLC 100 Member 9/27/2011
Vineyard View Managing Member, LLC Vineyard View Managing Member 100 Member 1/14/2019
VOA Cobblestone Place Apartments II, LLC Cobblestone Place at Webster 100 Member 5/1/2015
VOC Liberty Landing Managing Member, LLC Managing Member of VOC Liberty Landing 100 Managing Member 6/18/2018
Warburton Avenue Apartments Managing Member, LLC Warburton Avenue Apartments - Managing Member 100 Member 11/3/2023
Warburton Avenue Housing Development Fund Company, Inc. Warburton Avenue Apartments - HDFC (fee owner) 100 Member 1/30/2024
Washington Township Associates, L.P. Millstream Apartments 99.99 Limited Partner 8/1/2016
Water Street Urban Renewal Associates, LLC Water Street/Swedesboro 100 Member 10/20/2022
West Cohawkin Managing Member, LLC East Greenwich 100 Member 5/6/2021
West Cohawkin Urban Renewal Associates, LLC East Greenwich 100 Member 7/13/2018
Westlake Manager, LLC Managing Mbr of Westlake Mews, LLC 100 Member 8/1/2001
Westminster Way Managing Member, LLC Managing Member for Union Village 100 Member 10/11/2019
Westport Homes Elizabeth, LLC Portside & Westport (fka Elizabethport Homes, LLC) 100 Member 10/12/2022
White Oak Managing Member, LLC Managing Mbr of White Oak Associates, LLC 100 Member 8/14/2012
Whitman Park Managing Member, LLC Managing Mbr of Whitman Park Sr Urban Renewal 100 Member 1/9/2010
Wincoram Commons Commercial, LLC Wincoram Commercial 100 Member 11/25/2013



PARTNERSHIP PROPERTY NAME PERCENT INVESTOR TYPE EFFECTIVE DATE
Wincoram Commons I Managing Member, LLC Managing Member of Wincoram Commons I, LLC 100 Managing Member 6/12/2013
Wincoram Commons II Managing Member, LLC Managing Mbr of Wincoram Commons Phase II, LLC 100 Managing Member 11/15/2013
WNY Rural Preservation Managing Member, LLC C3PO 100 Member 5/9/2017
Woodfield Commons Managing Member, LLC Managing Mbr of Woodfield Commons Asso LLC 100 Member 7/14/2015
Woolwich Managing Member, LLC Woolwich Housing 100 Member 3/8/2016



10/3/2024 12:28 PM

Costs 
Incurred to Date

1070-000-001 Land Acquisition 970,961.11
1070-000-019 Other Construction 9,766.09
1070-000-030 Architect Design 41,093.75
1070-000-031 Architect Supervision 1,760.00
1070-000-032 Architect Reimbursables 3,670.05
1070-000-034 Civil Engineering 335,607.41
1070-000-035 Engineering Reimbursables 10,188.07
1070-000-036 Energy/Sustainability Consultants 6,000.00
1070-000-041 Survey Land 4,345.20
1070-000-043 Geotechnical Engineering 6,925.00
1070-000-047 Legal Fees Organizational 412.94
1070-000-048 Legal Fees Local Approvals 210,588.78
1070-000-052 Legal Fees Other 17,596.00
1070-000-054 Market Study 13,300.00
1070-000-055 Appraisal 10,100.00
1070-000-106 Tax Credit Allocation/Reservation Fee 12,000.00
1070-000-107 Tax Credit Agency Fee 12,000.00
1070-000-163 Permits and Planning Board 11,250.00
1070-000-305 Office & Maintenance  Payroll & Expenses 312.47

Total Project Costs 1,677,876.87

259d Port Jefferson Commons LLC (259d)
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To:
From:
Date:
Subject:

Brookhaven Industrial Development Agency

Todd Shapiro Associates Public Relations

September 26, 2024

Public Relations Plan

Executive Summary

The Brookhaven Industrial Development Agency (IDA) is dedicated to fostering sustainable
economic growth, attracting new businesses, and supporting the retention of existing
businesses in Brookhaven. This public relations plan aims to increase the IDA’s visibility,
highlight its key projects, and build relationships with key stakeholders through media coverage
and community engagement initiatives.

Objectives

● Increase awareness of the Brookhaven IDA’s role in driving economic development and
job creation

● Promote successful projects and key partnerships that have positively impacted the
community

● Build relationships with local businesses, investors, government officials, and community
leaders

● Strengthen public perception of the IDA as a catalyst for sustainable economic growth

Key Messages

● The Brookhaven IDA is a driver of economic growth and job creation
● The IDA offers financial incentives and support to attract and retain businesses.
● Brookhaven is a prime location for investment, with strong infrastructure and community

support

PR Strategies

1. Media Relations
○ Press releases highlighting the IDA’s successful projects, new partnerships, and

business incentives, etc.
○ Op-eds on the impact of economic development and sustainable growth in local

media.
○ Interviews with local and regional media outlets for CEO Lisa Mulligan and

Chairman Frederick Braun to discuss Brookhaven’s role in attracting new
businesses.

2. Community Engagement



○ Public events like ribbon cuttings and groundbreakings to showcase the IDA’s
projects

○ Business of the Month campaign to highlight IDA-supported companies and their
positive contributions to the community

○ Quarterly newsletters to update stakeholders on IDA projects and successes
○ Town hall meetings to engage with community members, gather feedback, and

address concerns







FARRELLFRITZpc

Peter L. Curry
Partner

Direct Dial: 516.227.0772 400 RXR Plaza

Direct Fax: 516.336.2208 Uniondale, NY 11556

pcurry@farrellfritz.com www.farrellfritz.com

Our File No. 
32630/100 

September 30, 2024

VIA EMAIL AND FEDEX
Ms. Lisa M.G. Mulligan

Chief Executive Officer

Town of Brookhaven Industrial Development Agency

One Independence Hill

Farmingville, New York 11738

Re: Middle Country Meadows, LLC (“MCM”)

Ms. Mulligan:

As you are aware, MCM projected a completion date, and the expiration of the right to utilize sales 

tax abatements, of December 31,2024. Construction at Middle Country Meadows (the “Project”) 

commenced with permits for 20 units on February 22, 2022. All these rental units are completed 

and currently occupied, and MGM expects to have a total of 44 units completed by October 15, 

2024. The remaining 14 buildings, including the clubhouse, are all framed and closed in. 

However, due to delays from various agencies, MCM did not obtain its building permits for the 

final 104 units until June 15, 2023, resulting in construction delays. Additionally, MCM received 

approval for the New York State highway work permit to install a traffic light in December, 2023, 

two (2) years after MCM submitted its application package. MCM installed the traffic light, which 

has been operational since August, 2024.

Given the extensive delays and considering MCM’s ongoing diligence in completing this Project, 

I respectfully request that the Agency authorize the extension of the sales tax abatement 

agreement until July 1, 2025.

ALBANY | HAUPPAUGE I NEW YORK | WATERMILL



Ms. Lisa M.G. Mulligan

September 30, 2024

Page 2

Please feel free to contact me with any questions or comments you may have on this request.

Very truly yours,

'Peter L. Curry)

Peter L. Curry

cc: Mr. James Tsunis

Laura K. Fallick, Esq.

FF\14976551.1
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After printing this label:
1. Use the 'Print' button on this page to print your label to your laser or inkjet printer.
2. Fold the printed page along the horizontal line.
3. Place label in shipping pouch and affix it to your shipment so that the barcode portion of the label can be read and scanned.

Warning: Use only the printed original label for shipping. Using a photocopy of this label for shipping purposes is fraudulent and could result in 
additional billing charges, along with the cancellation of your FedEx account number.
Use of this system constitutes your agreement to the service conditions in the current FedEx Service Guide, available on fedex.com.FedEx will not 
be responsible for any claim in excess of $100 per package, whether the result of loss, damage, delay, non-delivery,misdelivery,or misinformation, 
unless you declare a higher value, pay an additional charge, document your actual loss and file a timely claim.Limitations found in the current FedEx 
Service Guide apply. Your right to recover from FedEx for any loss, including intrinsic value of the package, loss of sales, income interest, profit, 
attorney's fees, costs, and other forms of damage whether direct, incidental,consequential, or special is limited to the greater of $100 or the 
authorized declared value. Recovery cannot exceed actual documented loss.Maximum for items of extraordinary value is $1,000, e.g. jewelry, 
precious metals, negotiable instruments and other items listed in our ServiceGuide. Written claims must be filed within strict time limits, see current 
FedEx Service Guide.



































































LIBDC Nov. 18 dinner with keynote speaker Suffolk County Executive Edward P. Romaine

View this email in your browser

Join Us For A
Most Educational Evening!

From: Marlene McDonnell
To: Jocelyn Linse
Subject: LIBDC November Suffolk County IDA Dinner ~ WE"LL SEE YOU THERE!
Date: Monday, September 23, 2024 8:14:55 AM

https://mailchi.mp/cd1ee2bb55bc/0gzkoqtau9-6740587?e=702b051c45
mailto:marlene.mcdonnell@gmail.com
mailto:jlinse@brookhavenida.org


The Long Island Business
Development Council proudly presents its 

Suffolk County IDA dinner November 18
The Radisson Hotel, Hauppauge 

KEYNOTE SPEAKER

Edward P. Romaine
~ Suffolk County Executive ~ 

"SOLAR-UP SUFFOLK"
Suffolk County's Renewable Energy Initiative

Monday, November 18, 2024 
5:30pm to 8:30pm

The Radisson Hotel

https://libdc.us13.list-manage.com/track/click?u=00c5ff5f64b6747726432b45c&id=b488f55b2f&e=702b051c45


110 Vanderbilt Motor Parkway, Hauppauge

FOR MORE INFORMATION ON THIS EVENT
AND OUR KEYNOTE SPEAKER ~ CLICK HERE

 

Make your reservation Today!

COMPANY/ORGANIZATION MEMBERS --- No charge to attend
 INDIVIDUAL SEATS --- $85
TABLE FOR TEN --- $750

TO SPONSOR THIS DINNER AND TO RESERVE YOUR
SEAT/TABLE WITH A CREDIT CARD

CLICK HERE

FOR MORE INFORMATION - CONTACT
MARLENE MCDONNELL

marlene.mcdonnell@gmail.com
516-314-8982

https://libdc.us13.list-manage.com/track/click?u=00c5ff5f64b6747726432b45c&id=356594adc2&e=702b051c45
https://libdc.us13.list-manage.com/track/click?u=00c5ff5f64b6747726432b45c&id=1a727ce131&e=702b051c45
mailto:marlene.mcdonnell@gmail.com


WE'RE LOOKING FORWARD TO SEEING YOU!
 

PRESENTED BY OUR HOST SPONSOR

To learn more about the Long Island Business Development Council, sponsor one
of our annual meetings, update your membership information or to become

a member of LIBDC - visit LIBDC.org.

Copyright © 2024 Long Island Business Development Council, All rights reserved.
You are receiving this email because you are on the LIBDC mailing list and have attended our events.

Our mailing address is:
Long Island Business Development Council

PO Box 204
Commack, NY 11725

Add us to your address book

Want to change how you receive these emails?
You can update your preferences or unsubscribe from this list

https://libdc.us13.list-manage.com/track/click?u=00c5ff5f64b6747726432b45c&id=2711e220c0&e=702b051c45
https://libdc.us13.list-manage.com/track/click?u=00c5ff5f64b6747726432b45c&id=079a79a6cd&e=702b051c45
https://libdc.us13.list-manage.com/vcard?u=00c5ff5f64b6747726432b45c&id=1ab237ebc1
https://libdc.us13.list-manage.com/profile?u=00c5ff5f64b6747726432b45c&id=1ab237ebc1&e=702b051c45&c=b888f0223a
https://libdc.us13.list-manage.com/unsubscribe?u=00c5ff5f64b6747726432b45c&id=1ab237ebc1&t=b&e=702b051c45&c=b888f0223a
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Groundbreaking for $46.7M East Patchogue apartment project  

 

Rendering of Greybarn Patchogue / Courtesy of Brookhaven IDA 

Groundbreaking for $46.7M East Patchogue apartment project  

David Winzelberg //September 26, 2024//   

•  

•  

•  

•  

•  

Listen to this article 

Elected officials and community leaders joined developers in East Patchogue Wednesday at a 
groundbreaking ceremony for a $46.7 million apartment project.  

https://libn.com/
https://libn.com/category/news/
https://libn.com/category/news/real-estate/
https://libn.com/author/davidwinzelberg/
https://twitter.com/intent/tweet?text=Groundbreaking+for+%2446.7M+East+Patchogue+apartment+project%C2%A0&url=https%3A%2F%2Flibn.com%2F2024%2F09%2F26%2Fgroundbreaking-for-46-7m-east-patchogue-apartment-project%2F
https://www.facebook.com/sharer.php?u=https://libn.com/2024/09/26/groundbreaking-for-46-7m-east-patchogue-apartment-project/&t=Groundbreaking%20for%20$46.7M%20East%20Patchogue%20apartment%20project%C2%A0
https://www.linkedin.com/shareArticle?mini=true&url=https://libn.com/2024/09/26/groundbreaking-for-46-7m-east-patchogue-apartment-project/&title=Groundbreaking%20for%20$46.7M%20East%20Patchogue%20apartment%20project%C2%A0
https://pinterest.com/pin/create/button/?url=https%3A%2F%2Flibn.com%2F2024%2F09%2F26%2Fgroundbreaking-for-46-7m-east-patchogue-apartment-project%2F&media=https://libn.com/files/2024/07/Greybarn-Patchogue-courtyard-rendering.png&description=Groundbreaking%20for%20$46.7M%20East%20Patchogue%20apartment%20project%C2%A0
mailto:?subject=Groundbreaking%20for%20$46.7M%20East%20Patchogue%20apartment%20project%C2%A0&body=Elected%20officials%20and%20community%20leaders%20joined%20developers%20in%20East%20Patchogue%20Wednesday%20at%20a%20groundbreaking%20ceremony%20for%20a%20$46.7%20million%20apartment%20project.%C2%A0%20Plainview-based%20Rechler%20Equity%20Partners%20is%20developing%20the%C2%A091-unit%20apartment%20complex...%20You%20can%20read%20the%20content%20in%20details%20following%20link%20https%3A%2F%2Flibn.com%2F2024%2F09%2F26%2Fgroundbreaking-for-46-7m-east-patchogue-apartment-project%2F


Plainview-based Rechler Equity Partners is developing the 91-unit apartment complex called 
Greybarn Patchogue. The 3.4-acre development site at 303 East Main St. was formerly occupied by 
the Mediterranean Manor catering hall and other small businesses.  

The new three-story building will bring 46 one-bedroom apartments and 45 two-bedroom 
apartments with amenities that include a clubhouse, outdoor pool and courtyard. Monthly rents 
will range from $2,922 for the one-bedroom units to $3,507 for the two-bedroom units. Eight of the 
apartments will be designated as affordable and offered at reduced rents of $1,948 a month for the 
one-bedroom units and $2,338 a month for the two-bedroom units, according to documents from 
the Brookhaven Industrial Development Agency, which provided economic incentives for the 
project.  

In addition to the apartment development, Rechler Equity is donating a 1.01-acre parcel at 313 East 
Main St. to the Patchogue Arts Council, which plans to use the space for exhibits, live music 
performances and more. Both the state and county governments have pledged funds for the 
construction of a new 11,800-square-foot arts center on the donated land.  

The Patchogue project will be the second Greybarn community developed by Rechler Equity 
Partners. The developer built a 500-unit Greybarn complex on the 20-acre site formerly occupied by 
a trailer park on Broadway in North Amityville. That community also includes 45,000 square feet of 
retail space.  

Greybarn Patchogue is the second new multifamily project under the Town of Brookhaven’s East 
Patchogue Incentive Overlay District. Construction began in May on a $33.75 million affordable and 
supportive housing project called The Grove on a long-vacant 2.78-acre site at 400 E. Main St. GGV 
Grove Apartments LLC, a group headed by Jericho-based Georgica Green Ventures, is developing 
the three-building rental complex that will bring 55 apartments to renters of households earning 50 
percent to 90 percent of the area’s average median income.  

 





Demand from Amazon, others are fueling plans for 18 million square feet of new warehouses 
on Long Island 

 

Mitchell and Gregg Rechler, co-managing partners of Rechler Equity Partners, in front of the first 
warehouse in their proposed Rechler Business District in Medford, which will total 725,000 square 
feet over multiple warehouse buildings. Credit: Elizabeth Sagarin 

By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated September 26, 2024 
11:44 am 

Share 

Forty-three Nassau Veterans Memorial Coliseums or 18 million square feet. 

That’s how much new warehouse space is being proposed for Long Island by developers seeking to 
profit from low vacancy rates, high rents and retailers’ plans to deliver purchases to customers’ 
doorsteps. 

Fifty-six warehouse projects have been put forward to town planning boards, about half of them in 
the past two years. Together, the warehouses would cost more than $3 billion to construct, 
according to data compiled by Newsday from visits to the building sites and government 
documents. 

"Since COVID-19 happened there’s been a big push for these micro-warehouses to be opened up," 
said Jason F. Maietta, an executive vice president at the real estate firm Colliers, referring to 
retailers' need for more warehouse space to make "last-mile" deliveries to consumers who are 
increasingly shopping online and to resupply brick-and-mortar stores. 

WHAT TO KNOW 

mailto:james.madore@newsday.com?subject=Demand%20from%20Amazon,%20others%20are%20fueling%20plans%20for%2018%20million%20square%20feet%20of%20new%20warehouses%20on%20Long%20Island
https://twitter.com/JamesTMadore


 Fifty-six warehouse projects, totaling 18 million square feet, have been proposed for Long 
Island, according to data assembled by Newsday via visits to the building sites and 
government documents. 

 More than 16 projects have been completed, representing 20.5% of the proposed space, 
and more than 44% has been leased, the data show. 

 Building moratoriums have been put in place by governments in Brookhaven and 
Riverhead town as officials seek to prevent of glut of vacant warehouses, both new and old. 

"Everyone kind of hopped on that train ... Developers [from outside of Long Island] realized that we 
have a big market here and they started to invest hundreds of millions of dollars," said Maietta, who 
oversees the leasing and sale of warehouses and industrial properties in the region for Colliers. 

Sign up for the Daily Business newsletter 

Stay in the know on jobs, retail and all things business across Long Island. 

Sign up 

By clicking Sign up, you agree to our privacy policy. 

New entrants to the market include Rosemont, Illinois-based Venture One Real Estate, which has 
four projects; Kansas City, Missouri-based NorthPoint Development, two projects, and Manhattan-
based Ares, Brookfield Properties, Link Logistics, Rockefeller Group International and Wildflower, 
each with two or three projects. 

One of the prominent building sites — 600 Grumman Rd. West in Bethpage — was purchased by 
San Francisco-based Prologis for a 240,000-square-foot warehouse. The property had been home 
to the headquarters of Grumman Aerospace Corp., which employed thousands of Long Islanders 
for decades. 

Plans for the $106 million warehouse were unveiled more than two years ago but work hasn’t 
progressed beyond demolishing the Grumman office and moving an historic U.S. Navy F-14 Tomcat 
fighter jet to the Cradle of Aviation Museum in Uniondale. 

Asked if the project had been shelved, Prologis spokesman Mattie Sorrentino said, "We plan to 
proceed ... [The warehouse would] create jobs, strengthen the supply chain and contribute to the 
local economy." 

20% built so far 

https://www.newsday.com/privacy


 

A warehouse in Islandia was recently completed by Creation Equity and J.P. Morgan Asset 
Management. Credit: Newsday/James T. Madore 

Of the 18 million square feet of new warehouses proposed for Long Island, 3.7 million, or 20.5%, 
have been constructed so far across 17 projects. More than 1.8 million square feet have been 
leased, based on the Newsday site visits, plus information from developers and commercial real 
estate brokers. 

Those signing leases and the location of their new warehouse include Amazon in Melville and 
Woodmere, cookie manufacturer Tate’s Bake Shop in Shirley, tire distributor Max Finkelstein LLC in 
Hauppauge, and cosmetics sellers Nicka K New York and Absolute New York and food distributor 
Food Authority, all in Melville, according to the database. 

A Flourish map 

A Flourish table 

Construction on most of the warehouses will be completed before the developer finds tenants. 

https://flourish.studio/visualisations/maps/?utm_source=showcase&utm_campaign=visualisation/19552782
https://flourish.studio/visualisations/create-a-table/?utm_source=showcase&utm_campaign=visualisation/19496337
https://flourish.studio/visualisations/maps/?utm_source=showcase&utm_campaign=visualisation/19552782
https://flourish.studio/visualisations/create-a-table/?utm_source=showcase&utm_campaign=visualisation/19496337


Two notable exceptions are 125 Baylis Rd. in Melville, a 103,500-square-foot warehouse built by 
Creation Equity and J.P. Morgan Asset Management for soft drink distributor Keurig Dr Pepper, and 
the first building of the Rechler Business District in Medford, which will largely be occupied by 
natural gas provider KeySpan Gas East Corp./National Grid. 

"Lenders today are a lot more reticent about providing construction loans for buildings that are 
speculative — that don't have some portion of the building preleased," said Mitchell Rechler, co-
managing partner of Rechler Equity Partners. The Plainview firm is Long Island’s largest owner of 
commercial property, with more than 6.5 million square feet in 100-plus buildings. 

He said many of the big warehouses recently built by competitors of Rechler Equity are sitting 
vacant because "they were designed for one specific use, large scale e-commerce, and are not 
adaptable to smaller tenants and other uses ... Many of these buildings aren't going to pencil out 
[i.e. become profitable] due to limited demand for the use that they were built for." 

Rechler said his company is seeing "significant demand from small tenants that may need 10,000 
square feet, but not 100,000 or 75,000." 

Smaller than proposed 

 

The Rechler Business District in Medford will total 700,000 square feet over multiple 
buildings. Credit: Elizabeth Sagarin 

The Rechler Business District project, off Horseblock Road south of the LIE in Medford, will be 
745,000 square feet upon completion. That’s 100,000 square feet smaller than originally proposed 



because KeySpan is leasing 10 acres of land for outside storage, along with renting more than 70% 
of the first building. The utility is expected to occupy that space in late November. 

"As far as the rest of the property, we’re talking to a number of [prospective] tenants who have very 
specific needs," said Ted Trias, director of acquisitions and leasing for Rechler Equity. 

Across the developer’s portfolio of buildings, leasing "activity seems to be in the below 50,000-
square-foot requirement. The big tenants are just not out there right now, but we’re still doing 
business. We’re not waiting for the 100,000-square-foot tenant," Trias said. 

Rechler Equity ended 2023 with a vacancy rate of 1.7%, or less than half the Long Island rate of 
4.4%, according to the research firm CoStar Group in Washington. 

If all the proposed warehouses are built, the amount of vacant space could climb to more than 11% 
in the next five years, based on a report from the consulting firm Camoin Associates in Richmond, 
Virginia, which specializes in economic development. 

"The surge in demand [in 2021-22] may not persist, raising concerns about potential overbuilding in 
the local and regional markets if excessive speculative construction continues," Camoin said in the 
report for the Brookhaven Town Industrial Development Agency. "Recently-built speculative 
developments are taking longer to lease-up ... The oversupply risk has grown." 

 We don’t want to end up with a bunch of empty buildings. 

—Lisa M.G. Mulligan, CEO of Brookhaven Town Industrial Development Agency 

The Camoin analysis, along with the increased number of big warehouse projects being proposed 
for Brookhaven, caused the IDA board in November 2023 to stop taking some developers’ 
applications for tax breaks. The six-month moratorium only affected projects of 100,000 square feet 
or more with no tenants. In April, the moratorium was extended another six months to January 
2025. 

"We had three large projects that had closed with us [for tax-break deals] and we had all of these 
other ones in the hopper," said Lisa M.G. Mulligan, the IDA’s CEO, recalling how the moratorium 
came to be. 

"My board’s thinking was: ‘Let’s take a breath and see if there are going to be end users of these 
warehouses. We don’t want to end up with a bunch of empty buildings,’ ” she said. 

In Brookhaven, developers want to build nearly 7 million square feet of warehouses, or about 40% 
of all that’s been proposed. Riverhead Town is No. 2 with 2.4 million square feet, or 13% of the total, 
according to the database. 

Riverhead also has a moratorium on large industrial developments in Calverton, where six 
warehouse projects have been proposed. The moratorium began in January and was extended until 
Oct. 12 by the town board to allow for zoning changes based on a newly completed master plan. 

The Greater Calverton Civic Association had first called for the moratorium in 2020, citing concerns 
about traffic congestion and the impact on nearby farms. 



"We would have liked to have had [the moratorium] earlier," association president Toqui Terchun 
told Riverhead officials in January. "It would have prevented a lot of [warehouse] applications now 
in the pipeline, and it would have prevented a traffic nightmare." 

'Draconian' moratoriums 

 

Warehouse space is under construction at the former Computer Associates headquarters site in 
Islandia. Credit: Barry Sloan 

The developers’ group Association for a Better Long Island called the moratoriums "draconian" and 
harmful to companies and homeowners. 

"At a time when local government desperately needs the revenue generated by private-sector 
investment, these sweeping moratoriums hurt both local businesses and residents, creating a 
needless self-inflicted economic wound on a region that must encourage growth," said Kyle Strober, 
the association’s executive director. 

In addition, concerns about a glut of vacant new and old warehouses in the future is unfounded, 
according to the real estate firm Colliers. 

Lars R. Remole, one of the firm’s senior research analysts, said Long Island has less available 
warehouse space for rent than in New Jersey and New York City’s outer boroughs. He said 
developers continue to propose projects, build them and secure tenants willing to pay record-high 
rents. 



"What’s being proposed — 18 million square feet — is a small drop in the bucket of the 150 million 
square feet of industrial space on Long Island," he said. "There’s been such strong demand and 
such strong [leasing] activity that I’m not super worried about the space, both old and new, being 
absorbed" by tenants. 

... these sweeping moratoriums hurt both local businesses and residents, creating a needless 
self-inflicted economic wound on a region that must encourage growth. 

—Kyle Strober, executive director of Association for a Better Long Island 

Independent logistics companies, online retailers, food and beverage distributors and 
drugmakers top the list of who’s looking for warehouse space, according to Remole. 

Developer Paul Amoruso said he’s getting inquiries from national companies about a 950,000-
square-foot warehouse project that he and three investment firms have proposed for Islandia, next 
to Jake’s 58 casino along the LIE. 

"There are large tenants that are either here now or floating around, and they’re all inquiring about 
large spaces," said Amoruso, who became a commercial real estate broker in 1984 and then a hotel 
developer. "We’re getting people coming to us and saying, ‘Can we talk to you about more than 
400,000 square feet?’ ” 

He said construction would soon begin on two of the eight warehouses that have been proposed for 
the site of the former Computer Associates International Inc. headquarters, where more than 3,500 
people once worked. The office was demolished in January after Amoruso and his partners couldn’t 
find tenants and decided to capitalize on the demand for warehouses. 

Still, Amoruso said it was a tough decision because he had helped Computer Associates founder 
Charles Wang to build the headquarters more than 35 years earlier. 

Amoruso recalled that in the late 1980s, the 76-acre parcel "was where people got fill [for 
construction projects] and motorcross races took place illegally. Then Charles Wang, [together with 
a real estate developer], bought the property for his company's headquarters. Now, the best use of 
the property is warehouses because trucks can get on the expressway directly without having to go 
on residential streets," Amoruso said. 

He added, "I’ve come full circle with the Computer Associates site." 

 

By James T. Madore 

james.madore@newsday.comJamesTMadore 

James T. Madore writes about Long Island business news including the economy, development, and 
the relationship between government and business. He previously served as Albany bureau chief. 
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Great South Bay Brewery opens third Long Island location 

David Winzelberg //October 7, 2024//   
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Great South Bay Brewery is opening its newest Long Island gastro pub at the Station Yards mixed-
use development in Ronkonkoma.  

The 8,428-square-foot eatery and watering hole at 1 Hawkins Ave., which opens Monday, Oct. 7, is 
Great South Bay’s third location, following its original spot at 25 Drexel Drive in Bay Shore and a 
tasting room at 147 S. Wellwood Ave. in Lindenhurst that opened in April.  

The Great South Bay Brewery at Station Yards in 
Ronkonkoma seats 355 people. / Courtesy of Great South Bay Brewery 

Founded in 2009, Great South Bay Brewery is owned by the Davis family and produces a variety of 
craft beers, including IPAs, stouts, and ales. The Ronkonkoma pub has seating for 355 people 
inside, with an additional 50 seats in its outdoor courtyard, and hosts live music and events.  

Great South Bay sports a full kitchen and offers a menu that features pizzas, smash burgers, 
sandwiches, wraps, salads and a wide variety of shareable fare, including nachos, mozzarella 
sticks, eggrolls and chicken wings. Open seven days, Great South Bay serves a Sunday brunch from 
11 a.m. to 3 p.m.  
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“This is the Davis’s third expansion of GSB anyone who’s familiar with Great South Bay Brewery 
they’re going to find the same great things that they’ve come to know and love about us that 
differentiates us from other bars and restaurants,” Brian Davis, co-owner of Great South Bay 
Brewery along with his dad Doug and brothers Chris and Billy, told LIBN. “We have big open 
spacious areas where people can play cornhole and congregate. We pride ourselves on being 
family friendly. We offer a full menu and delicious beers to pair with it.”  

Great South Bay Brewery was the first tenant signed to retail space at Tritec Real Estate’s Station 
Yards project and the first eatery to open at the Ronkonkoma development. The gastro pub joins 
other Station Yards tenants Bethpage Federal Credit Union, Catholic Health Urgent Care and 
Redefine Meals that are already open and others to open soon, including Lucharitos, The Tap 
Room, Cornucopia Natural Foods, Toast Coffee + Kitchen, Artemis, and Vespa Italian Kitchen & 
Bar.  

The retail, service and restaurant tenants at Station Yards are located in the project’s nearly 
completed phase 2A, also called The Core, which includes 388 apartments, 70,000 square feet of 
retail space, 16,500 square feet of office space and a public plaza. When finally completed, the 
$1.2 billion Station Yards will transform 53 acres around the Ronkonkoma Long Island Rail Road 
station, bringing 1,450 apartments, 360,000 square feet of office space, 195,000 square feet of 
retail space, and a 10,000-square-foot village green.  

“We couldn’t be more excited to be at the new Station Yards and for what the future holds there,” 
Davis said.  
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West Coast firm to begin its second solar project for Brookhaven 
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A California solar energy company is partnering with a White Plains firm to build a $2 million solar 
facility on land owned by the Town of Brookhaven.  

Coast Energy, headquartered in El Segundo, Calif., and White Plains-based i.on renewables LLC, 
are partnering to build a 1.5-megawatt solar generating facility on 3.5 acres at the town’s Holtsville 
Ecology Center at 249 Buckley Road in Holtsville. The town is leasing the land to the solar 
developers and the facility will be connected to PSEG Long Island’s electric grid.  

The Brookhaven Industrial Development Agency closed on economic incentives for the project last 
month.  

This is the second solar project that Coast Energy will build on Brookhaven Town property. Its first 
project, which Coast Energy acquired in 2022, is an 8.6-megawatt facility currently under 
construction on top of the capped Brookhaven landfill.  

“We couldn’t be more pleased to be collaborating with the IDA/Town of Brookhaven and I.On 
Renewables on a second project,” Kip Perry, Coast Energy’s chief development officer, said in a 
town statement. “The Holtsville solar site once again demonstrates how we successfully 
collaborate with solar development partners like Daniel Prokopy at I.On Renewables and help 
leverage and support their project development efforts with our development capital facility that 
can fund pre-NTP activities. It is great to see this in action once again, and the resulting benefit to 
the community speaks volumes about the importance of collaborative relationships. Coast looks 
forward to the completion of another successful project with our partner while continuing to 
support additional development in the region.”  

The operators of the new facility will use the Holtsville Ecology Center installation to provide 
additional solar-generated energy to the residents of the town, including a portion at reduced rates.  

“This project will convert a dormant tract of land into a value-added site for the community that 
delivers affordable electricity to Brookhaven residents,” Frederick Braun, Brookhaven IDA 
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chairman, said in the statement. “The IDA and the Town of Brookhaven have long been leaders in 
bringing renewable energy to Long Island.”  
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