
 

Town of Brookhaven 
 

Industrial Development Agency 
 

MEETING AGENDA 
 

Wednesday, November 16, 2022 at 12:45 PM 
 
 
 
 

1. ROLL CALL 
 

2. CFO’S REPORT 
 

Actual vs. Budget Report – September 30, 2022 
Timely Payments 

 
3. APPLICATIONS 

 
CD Ramsay Realty, LLC / Creative Biolabs, Inc. 
Global Food Solutions, Inc. 
44 Ramsey Owner / Frank Lowe – Galaxy Group LLC Subtenant Application 

 
4. RESOLUTIONS 

 
Global Food Solutions, Inc. 
BLSF, LLC / Brookhaven Landfill Solar Farm, LLC 
Hydro Metal Holdings, LLC / Boilermatic Welding Industries, Inc. 
Peconic River Energy Storage, LLC dba North Street Energy Storage 
Sunrise Wind – 22 Research Way 
44 Ramsey Owner / Frank Lowe – Galaxy Group LLC Subtenant 
Biocogent – Completion Date & Sales Tax Extension 
United Meat Products – Completion Date Extension 

 
5. CEO’S REPORT 

 
Middle Country Meadows 

 
6. EXECUTIVE SESSION 

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



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

$37,799,560 Temporary (Construction)

Direct Indirect Total

Jobs 47 13 60

Earnings $3,845,710 $842,642 $4,688,352

Local Spend $9,299,560 $2,939,663 $12,239,223

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 65 49 114

Earnings $114,465,393 $50,582,176 $165,047,569

             Figure 1

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

Figure 2

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

11.3.2022

Sunrise Wind

22 Research Way East Setuaket

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 $731,080 $654,578

Sales Tax Exemption $1,850,902 $1,850,902

Local Sales Tax Exemption $992,513 $992,513

State Sales Tax Exemption $858,389 $858,389

Mortgage Recording Tax Exemption $0 $0

Local Mortgage Recording Tax Exemption $0 $0

State Mortgage Recording Tax Exemption $0 $0

Total Costs $2,581,982 $2,505,480

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 93:1

State 9:1

Grand Total 64:1

*Discounted at 2% 

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

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

$0 $0

$0 $0

$642,720 $580,015

($731,080) ($654,578)

$37,946 $37,946

$1,335,854 $1,196,647

Sunrise Wind LLC requested benefits for their 22 Research Way Operations and Maintenance Hub located in East Setauket.  The project includes the 

renovation and equipping of the approximately 55,525 sf facility located on 4.5 acres.  This facility will serve as the operations and maintenance hub for the 

Sunrise Wind Farm and cable project.  As per our Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not limited to, 

jobs retained and created and capital investment by the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$170,378,641 $153,116,668

$169,735,921 $152,536,653

$4,688,352

$165,047,569

$4,688,352

$147,848,301

$210,976

$6,653,174

$32,818

$8,826,268 $7,931,906

$8,826,268 $7,931,906

$210,976

$161,048,574$179,204,909

$161,048,574 $2,505,480

$7,427,141

$32,818

$1,155,333

Cost*

$153,116,668

$7,931,906

$1,647,091

$858,389

$1,034,938



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

$7,100,000 Temporary (Construction)

Direct Indirect Total

Jobs 4 1 5

Earnings $309,760 $67,872 $377,632

Local Spend $749,050 $236,780 $985,830

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 70 61 131

Earnings $72,580,783 $45,534,261 $118,115,044

             Figure 1

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

Figure 2

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

Economic Impacts

November 3, 2022

Hydro Metal Holdings/Boilermatic Welding Industries, Inc

20 Pinehurst Drive Bellport

Figure 3

0 20 40 60 80 100 120 140

Ongoing

Temporary

Total Jobs

Direct Indirect

$0 $50,000,000 $100,000,000 $150,000,000

Ongoing

Temporary

Total Earnings

Direct Indirect

-$5,000,000

$0

$5,000,000

$10,000,000

$15,000,000

Net Benefits

Benefits Costs Net Benefits



Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions

Nominal Value Discounted Value*

Property Tax Exemption $256,905 $230,022

Sales Tax Exemption $1,509,388 $1,509,388

Local Sales Tax Exemption $809,382 $809,382

State Sales Tax Exemption $700,006 $700,006

Mortgage Recording Tax Exemption $0 $0

Local Mortgage Recording Tax Exemption $0 $0

State Mortgage Recording Tax Exemption $0 $0

Total Costs $1,766,292 $1,739,409

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 103:1

State 8:1

Grand Total 64:1

*Discounted at 2% 

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

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

$112,116,210$125,356,440

$112,116,210 $1,739,409

$5,315,177

$2,643

$826,805

Cost*

$106,605,372

$5,510,837

$1,039,404

$700,006

$739,200

$16,993

$4,752,000

$2,643

$6,161,619 $5,510,837

$6,161,619 $5,510,837

$16,993

$105,977,638

$377,632

$118,115,044

$377,632

$105,600,006

Hydro Metal Holdings, LLC and Boilermatic Welding Industries, Inc., an affiliated entity, are requesting an assignment and assumption of the IDA benefits for 

the Coast 2 Coast project, which is a 19,000sf building located at 20 Pinehurst Drive in Bellport.  Boilermatic Welding Industries, Inc. is a full-service 

mechanical construction company.  As per our Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not limited to, jobs 

retained and created and capital investment by the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$119,194,821 $106,605,372

$118,492,676

$0 $0

$0 $0

$702,145 $627,735

($256,905) ($230,022)

$3,056 $3,056

$955,994 $854,700



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

$14,000,000 Temporary (Construction)

Direct Indirect Total

Jobs 4 1 5

Earnings $330,002 $72,308 $402,310

Local Spend $798,000 $252,254 $1,050,254

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 63 0 63

Earnings $42,649,153 $0 $42,649,153

             Figure 1

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

Figure 2

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

Economic Impacts

November 3, 2022

Global Food Solutions, Inc.

905 Waverly Ave Holtsville

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 $548,055 $490,706

Sales Tax Exemption $263,494 $263,494

Local Sales Tax Exemption $141,294 $141,294

State Sales Tax Exemption $122,200 $122,200

Mortgage Recording Tax Exemption $0 $0

Local Mortgage Recording Tax Exemption $0 $0

State Mortgage Recording Tax Exemption $0 $0

Total Costs $811,549 $754,200

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 61:1

State 16:1

Grand Total 54:1

*Discounted at 2% 

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

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

$40,360,358$45,090,531

$40,360,358 $754,200

$1,919,212

$2,816

$298,544

Cost*

$38,356,521

$2,003,837

$632,000

$122,200

$266,931

$18,104

$1,715,986

$2,816

$2,238,676 $2,003,837

$2,238,676 $2,003,837

$18,104

$38,535,331

$402,310

$42,649,153

$402,310

$38,133,021

Global Food Solutions, Inc.(GFS), a food manufacturer for school districts, plans to aquire 905 Waverly Ave Holtsville, NY, which is an approx 50,000 sf 

building.  GFS plans to add 10,000 sf to the facility.  As per our Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not 

limited to, jobs retained and created and capital investment by the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$42,851,855 $38,356,521

$43,051,463

$0 $0

$0 $0

($199,608) ($178,811)

($548,055) ($490,706)

$3,256 $3,256

$345,192 $308,639



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

$159,415,586 Temporary (Construction)

Direct Indirect Total

Jobs 132 47 179

Earnings $9,614,828 $1,888,869 $11,503,697

Local Spend $25,506,494 $7,037,461 $32,543,955

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 1 0 1

Earnings $1,404,739 $412,917 $1,817,656

             Figure 1

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

Figure 2

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

Economic Impacts

October 25, 2022

Peconic River Energy Storage, LLC

62, 68, and 74 Weeks Ave Manorville

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 $7,938,762 $6,125,263

Sales Tax Exemption $11,635,072 $11,635,072

Local Sales Tax Exemption $6,239,097 $6,239,097

State Sales Tax Exemption $5,395,975 $5,395,975

Mortgage Recording Tax Exemption $9,564,935 $9,564,935

Local Mortgage Recording Tax Exemption $3,188,312 $3,188,312

State Mortgage Recording Tax Exemption $6,376,623 $6,376,623

Total Costs $29,138,769 $27,325,270

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 1:1

State :1

Grand Total 1:1

*Discounted at 2% 

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

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

$17,928,987$19,299,762

$17,928,987 $27,325,270

$81,795

$80,526

$12,724

Cost*

$17,254,480

$674,507

$15,552,671

$11,772,599

$10,273

$517,666

$66,042

$80,526

$692,710 $674,507

$692,710 $674,507

$517,666

$12,971,293

$11,503,697

$1,817,656

$11,503,697

$1,467,596

Applicant proposes installation and operation of a 150 MW battery enegery storage system on 4.4 acres on Weeks and South Street in Manorville.  As per the 

IDA's Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not limited to, capital investment by the applicant and 

advances in energy transmission goals.  In addition this project helps to advance NYSERDA's CLCPA requirement of 1,500MW of energy storage by 2025 and 

3,000 MW of energy storage by 2030.  

Fiscal Impacts

Additional Comments from IDA

Benefit*

$18,607,051 $17,254,480

$13,321,353

$0 $0

$0 $0

$5,285,698 $4,283,187

$5,177,878 $4,178,201

$93,108 $93,108

$14,712 $11,878









i.on renewables, LLC 

c/o Daniel Prokopy 

707 Westchester Avenue, Suite 116 

White Plains, NY 10604 

daniel@ionrenewables.com 

 

 

October 26, 2022 

 

 

Ms. Lisa Mulligan, CEO 

Brookhaven Industrial Development Agency  

One Independence Hill 

Farmingville, NY 11738 

 

RE: Applicant: BLSF, LLC (dba “Brookhaven Landfill Solar Farm, LLC”) 

 Application: Brookhaven Town Industrial Development Agency 

 Premises: 350 Horseblock Road, Yaphank, NY 11719 

   

Dear Ms. Mulligan,  

 

On July 7, 2022, BLSF, LLC, a limited liability company formerly owned by i.on renewables, 

LLC, entered into a thirty (30) year agreement (the “Lease”) with the Town of Brookhaven to 

lease approximately thirty (30) acres of land at the landfill located at 350 Horseblock Road, 

Yaphank, NY 11719 (the “Premises”) to develop and construct photovoltaic solar arrays (the 

“System” or the “Project”).  

 

BLSF, LLC has received two awards totaling six (6) MW-ac capacity from Public Service 

Enterprise Group Long Island (“PSEG LI”) under the “Solar Communities Feed-In-Tariff 

Program”, whereby PSEG LI will purchase energy produced by the System. The proposed 

Project as currently designed will consist of approximately 16,000 solar modules with a capacity 

of 540 Watts, totaling 8,640,000 MW-dc. A site plan that shows the proposed location of the 

solar facility has been attached to this application. 

 

As of October 21, 2022, i.on renewables, LLC has sold its Membership Interests in BLSF, LLC 

via Membership Interest Purchase Agreement to Coast Energy DevCo, LLC, a project company 

owned by Coast Energy, LLC.  

 

Coast Energy is an investment company located in Manhattan Beach, California that develops, 

constructs, owns and operates solar assets throughout the United States. The Chief Executive 

Officer of Coast Energy is Blair Herbert, who has been making investments in the solar energy 

industry since 2008. Collectively, since 2008, Mr. Herbert and Coast Energy and its management 

team have helped to develop over 2,000 solar projects totaling more than 1 GWs. 

 

i.on renewables will remain intimately involved with the development and construction of the 

solar project until it has been completed and successfully interconnected to the grid. Specifically, 

mailto:dprokopy@sbenergyholdings.com


i.on renewables will continue to serve as the main point of contact for all interactions with the 

Town and the IDA of Brookhaven to coordinate development, construction and legal 

requirements to complete the project.   

 

Coast Energy and i.on renewables will continue to work steadfastly to complete all development 

activities on the project, initiate construction and achieve commercial operation for the project 

under discussion.  

 

If you should have any further questions, please do not hesitate to contact me. We look forward 

to working with the Town and the IDA of Brookhaven to construct the Project. 

 

Thank you. 

 

 

       Sincerely, 

 

 

 

       Daniel Prokopy 

       i.on renewables, LLC 

 

 

 

 



























9/23/ 2022

Dear Supervisor Romaine, Brookhaven Town Council and IDA CEO Mulligan and IDA Board,

We are asking the Brookhaven Industrial Development Association (IDA) to reject the tax
exemption application of BLSF, LLC (I.on Energy). We fully support large scale renewable
energy projects as a requirement for a just transition away from fossil fuels and to support
climate justice. Frontline communities harmed by the Brookhaven Landfill’s air, water and soil
pollution for the past 50 years, should be at the center of any plans for the Brookhaven Landfill.
Landfill redevelopment and remediation plans should be transparent, participatory, inclusive,
collaborative and community-driven.

The following questions should be addressed in a public venue with our elected officials prior to
consideration of this tax exemption.

1. COST What is the cost of this 30 year tax exemption to South Country School District?
Why is it fair that the developer can pay a significant lease to the Town of Brookhaven,
but cannot pay any property taxes to the South Country School District - a
majority-minority majority-economically disadvantaged NYS Target district? The IDA
Cost Benefit Analysis (CBA) provided with the application does not accurately delineate
the cost of this proposed tax exemption to the South Country School District. The CBA
states that the cost of this property tax exemption is $0. This is incorrect. I.on energy is a
private for-profit corporation leasing Town land for a private solar array which will
generate private profit. Under Real Property Tax Law (RPTL), Town land used for these
purposes is taxable. For it to be not taxable “Property must be held for a public use"--
meaning a use that is of benefit to the community at large (see definition in note below).
This requirement is satisfied if the property is devoted to use by the general public or
public agencies. Land or improvements, as well as portions thereof, which are leased to
a private individual or organization are exempt so long as they are held for a public
purpose. Conversely, if land or improvements, or portions thereof, are leased to a
private individual or concern and used for nonpublic purposes they are subject to
taxation for all purposes.” (Emphasis added)
https://www.tax.ny.gov/research/property/assess/manuals/vol4/pt1/sec4_03/sec406_1.ht
m).

Unfortunately there is a pattern of the Brookhaven IDA using CBAs that underestimate
the cost of tax expenditures in the South Country community. A recent example occurred
in December 2021 when the IDA inaccurately stated the Nominal Cost of the Winters NP
property tax exemption when in fact the amount reported was the Discounted cost (P5
https://brookhavenida.org/files/NP%20Winters/CBA.pdf).

New York State’s Climate Leadership and Community Protection Act (CLCPA) commits
NYS by law to 70% renewable energy by 2030 and 100% by 2040. While the local
Caithness fossil fuel power plant enjoys an extremely generous tax exemption via the

https://www.tax.ny.gov/research/property/assess/manuals/vol4/pt1/sec4_03/sec406_1.htm
https://www.tax.ny.gov/research/property/assess/manuals/vol4/pt1/sec4_03/sec406_1.htm


Brookhaven IDA through 2029, at the end of this tax exemption the facility will likely wind
down production to meet the requirements of CLCPA. Unfortunately, our community is
losing millions of dollars in tax revenue while Caithness is operating due to IDA
exemptions, and our community will continue to lose millions in tax revenue after 2030 if
large scale renewable projects like BLSF/I.on are also exempted by the Brookhaven
IDA. If there is money to pay the Town of Brookhaven a hefty lease payment, there is
money for property taxes to support the South Country School District.

2. COMPETITION Why was the 30 acre site non-competitively leased to I.on Energy?
Communication between the Town of Brookhaven FOIL Officer and Town Clerk Donna
Lent stated on August 24, 2021 that “I.on won the award under a bid issued from LIPA”
yet when we reached out to LIPA’s Deputy General Council James Miskiewicz he clearly
stated that LIPA did not select I.on to develop this site. I.on applied for and was accepted
under the Feed-In-Tariff (FIT) program.  There was nothing precluding the Town of
Brookhaven from using a competitive process that would allow other potential
developers to apply for a LIPA Feed-In-Tariff award and potentially offer more
competitive terms for Brookhaven residents. The concerns over this non-competitive
process translate to the other FIT awards I.on energy received for private solar projects
on public Town of Brookhaven land including Brookhaven’s Pennysaver Amphitheater
Car Ports, the Mastic Beach Aquatic Center, the Holtsville Ecology Center and the
Moriches Sports Complex Car Ports.

3. COMPREHENSIVE PLANNING Why is a piecemeal development process being used
for this site?  The site should be developed through a comprehensive planning process -
to have two unrelated solar projects on the landfill site is not efficient nor is it
comprehensive planning. In the site plan below, the blue area is the existing leased area
for the proposed I.on Energy’s private solar project. The yellow area is another potential
solar field currently subject to a Memorandum of Understanding (MOU) under



NYSERDA’s Build Ready program. See site plan below from the NYSERDA MOU:

4. REMEDIATION How does this proposal affect the possibility of landfill remediation? The
Town of Brookhaven refuses to have any public discussions or make any information
publicly available regarding landfill remediation. In 2017 hazardous PFAS chemicals
were found in high levels in both leachate and groundwater monitoring wells;
subsequent Department of Health testing found contamination in downstream private
wells, repeat testing in 2022 confirmed the presence of PFAS in both leachate and
groundwater. Communications from August 2022 with Councilman Loguercio and
Brookhaven Town Recycling and Sustainable Management Commissioner Fetten show
that the Town refuses to disclose its plume remediation plan, nor will the Town disclose
how many residential and agricultural private wells continue to draw water from the
plume.

5. COMMUNITY COMMITMENTS Why are the needs in our diverse community, and the
previous promises about the future of the landfill site being ignored? When the landfill
was sited by the New York State Environmental Facilities Corporation in the 1970s, there
was a public commitment to transform the landfill into a recreational park. There is no
discussion of how these solar arrays honor these prior public commitments.







6. COMMUNITY BENEFITS The IDA hearing notice suggests that this solar array is “for
the benefit of low and moderate income customers” but there is no information about
income-targeted benefits in the Feed-In-Tariff application obtained by FOIL from LIPA,
nor is there any information on any income targeted commitments in the IDA application.
There is no commitment to train nearby residents for these green jobs.

7. ZONING The I.on Energy application states that this project meets zoning requirements
at its current location. However, the landfill area under consideration is currently zoned
residential. See “Town of Brookhaven § 85-813 Solar energy production facilities. A.
Permitted locations. (1) A solar energy production facility may be permitted as a principal
use or accessory use in any L Industrial 1, L Industrial 2, J Business 2, J Business 5 and
J Business 4 District when authorized by special permit from the Planning Board subject
to the requirements of § 85-813B and § 85-107 of this chapter. Nothing herein shall
supersede or limit any other code section contained within this chapter that may pertain
to solar energy production facilities. No solar energy production facility shall be located in
the areas listed in Subsection A(2) below unless a special permit is granted by the Town
Board. Said uses shall be subject to the criteria as set forth in Article VI, § 85-68.” It does



not appear that a solar energy production facility of this size is permitted under
residential zoning.

8. CONFLICT OF INTERESTS IDA Board Member Felix Grucci is listed on his LinkedIn
site as an officer of the company Starlight Properties which owns land across the street
from 350 Horseblock Road. This was confirmed by IDA Chairman Braun in the March
16th minutes of the IDA (available here p14
https://brookhavenida.org/files/3-16-22%20IDA%20Minutes.pdf). If this remains the
case, this should be disclosed as a conflict of interest prior to the IDA considering this
application, and Mr Grucci should recuse himself from this project. If this was true at the
time of the Winters NP application before the IDA, Mr Grucci should have also recused
himself from the Winters NP project which is located adjacent to property owned by
Starlight Properties, and ultimately received almost $80M in tax exemptions from the
IDA.



Best,
Kerim Odekon
Abena Asare
Jennifer Greene
Hannah Thomas
Dennis Nix



11/14/2022

Dear Supervisor Romaine, Brookhaven Town Council and IDA CEO Mulligan and IDA Board,

After the news that “the agency was informed that the membership interest in BLSF, LLC is
being sold to Coast Energy Dev Co, LLC, which is a project company owned by Coast Energy,
LLC.”, we continue to ask the Brookhaven Industrial Development Association (IDA) to reject
the tax exemption application of this project. All our concerns submitted during the initial BLSF
public hearing remain and have not been addressed by the IDA and we are resubmitting that
September letter along with this letter.

We fully support large scale renewable energy projects as a requirement for a just transition
away from fossil fuels and to support climate justice. Frontline communities harmed by the
Brookhaven Landfill’s air, water and soil pollution for the past 50 years, should be at the center
of any plans for the Brookhaven Landfill. Landfill redevelopment and remediation plans should
be transparent, participatory, inclusive, collaborative and community-driven.

In September, we wrote requesting the IDA information on the cost of this 30 year tax
expenditure to the South Country School District. The CBA states that the cost of this property
tax exemption is $0. This is incorrect. BLSF/Coast Energy is a private for-profit corporation
leasing Town land for a private solar array which will generate private profit. The September
27th 2022 minutes re-interate this with Nixon Peabody’s Mr Weir stating “once you put a
commercial project on a Town property, it would be subject to taxation.” In October, I emailed
CEO Mulligan requesting information on the cost of this tax expenditure, my request was denied
and further questions regarding why were ignored. This is not the action of a professional
transparent public agency (see thread below).



If there is money to pay the Town of Brookhaven a hefty lease payment, there is money for
property taxes to support the South Country School District.

The IDA hearing notice suggests that this solar array is “for the benefit of low and moderate
income customers” but there is no information about income-targeted benefits in the
Feed-In-Tariff application obtained by FOIL from LIPA, nor is there any information on any
income targeted commitments in the IDA application. There is no commitment to train nearby
residents for these green jobs. When we reached out to CEO Mulligan re income-targeted
benefits, she cited a June 24th letter to the IDA by BLSF’s Mr Prokopy noting “The output from
the Project will be credited to eligible low- and moderate-income customers, who as a byproduct
of the System’s operation will receive a discount on their electric bill each month”. Prior LIPA
FOIL request re i.on energy did not result in any information surrounding income targeted
benefits. After receiving CEO Mulligan’s note we re-requested information from LIPA and in the
past month since theFOIL was acknowledged LIPA has been unable to provide documentation
surrounding income targeting. Now that Mr Prokopy is selling his membership interest in BLSF,
LLC to Coast Energy Dev Co, LLC, we request the IDA please outline how the solar benefit will
be targeted to low and moderate-income customers and how this will be memorialized and
enforced. What incomes qualify as low and moderate-income to benefit from this solar program?

Our September letter brought up concern regarding Mr Grucci’s potential conflict of interest as
he has an interest in a company (Starlight Properties) which is listed as owning land across the
street from 350 Horseblock road, confirmed by IDA Chairman Braun in the March 16th minutes
of the IDA (available here p14 https://brookhavenida.org/files/3-16-22%20IDA%20Minutes.pdf).



If this remains the case, this should be disclosed as a conflict of interest prior to the IDA
considering this application, and Mr Grucci should recuse himself from this project.

In addition, Ms Eaderesto should have disclosed her role and potential conflict as both IDA
attorney at $300/hr and as a salaried Town of Brookhaven attorney for which she earns over
$150,000/year.

When IDA Board Members Mr Pally and Mr Trotta asked questions about whether there “is any
way” the project could pay school taxes Ms Eaderesto, according to 9/27 IDA minutes, stated
“this particular project, taxing it would be cost prohibitive, it would make this project not viable”.
She provided no detail why the Town of Brookhaven must be kept whole with its lease payments
while the South Country School District gets zero dollars for the next thirty years. The IDA is
robbing one taxing jurisdiction of future taxes for thirty years - the South Country School District
- and paying the Town of Brookhaven this balance via lease payments which are otherwise
higher than if the project paid property taxes. Ms Eaderesto appears to steer the IDA board
away from negotiating any PILOT payments for the South Country school district, yet fails to
disclose that by waiving property taxes, the Town of Brookhaven is able to negotiate lease
payments worth millions over the course of the BLSF lease. My October 3rd request to CEO
Mullligan for “agreements or contracts which define/govern [Ms Eaderesto’s] relationship to the
IDA via FOIL was ignored by the IDA (I was only provided a 1/22 resolution stating that Ms
Eaderesto is agency counsel), as was my October 27th inquiry asking again if there is a
contract governing/outlining Ms Eaderesto’s responsibilities. Ms Eaderesto appears to be in
violation of the IDA’s Conflict of Interest Policy and I am requesting the IDA formally investigate
this potential violation of IDA policy. The South Country School District is a majority minority
majority economically disadvantaged NYS target district. Recent NYS test scores highlight the
discrepancies between district students and both Suffolk and NYS scores, as well as major
discrepancies across sub-groups of students. South Country is a high need school district which
deserves its fair share of property taxes - especially in the case of this project which can afford
to pay millions to the Town of Brookhaven over the lease period, yet leaves South Country kids
and taxpayers with three decades of zero financial contribution.



Best,
Kerim Odekon
Abena Asare



From: lynne Maher <nicasirena1@gmail.com>  
Sent: Monday, November 14, 2022 11:07 AM 
To: Lisa Mulligan <lmulligan@brookhavenny.gov> 
Subject: Coast Energy Development company 
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

 
To the IDA,  
Once again I am finding the Town of Brookhaven IDA being short sighted and having no regard for 
quality of education of the students of South School district and no humanity when it comes to the 
health of the community that has been burdened by the landfill for 50 years. 
While I understand that the purpose of the IDA is industrial development any informed, compassionate 
human would consider the ramifications on the community of slapping a solar farm on a toxic dump 
without asking about remediation and then offer the company tax breaks that effect a school district 
that already has a deficit. 
I realize that appealing to (most in the towns goverment) concern for the already overburned 
community is often a futile exercise, I won't give up. 
Sincerely 
Lynne C. Maher 
Brookhaven,NY 
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From: Santana, Antonio <ASantana@southcountry.org>  
Sent: Monday, November 14, 2022 2:41 PM 
To: Lisa Mulligan <lmulligan@brookhavenny.gov> 
Cc: Felice, Cheryl <CFelice@southcountry.org> 
Subject: South Country CSD Statement 
 
CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless 
you recognize the sender and know the content is safe. 

 
Dear Ms. Mulligan, 
 
As requested, below please find the transcript of the statement I made on behalf of the school district 
and its Board of Education with regards to BLSF, LLC. 
 

The South Country Central School District is aware of a proposed 
project, BLSF LLC, to be situated within the District’s boundaries.  In 
that regard we request the Brookhaven Industrial Development Agency 
consider 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.  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.  The Board of Education would welcome the opportunity to 
discuss any such potential benefit that may accrue to the District. 
 
It was good speaking to you today and will follow up with more information regarding the possibility of 
meeting with our BOE and potentially our legislative committee.  
 
Hope all is well and I will be in touch soon.  
 
Sincerely, 
Antonio Santana 
Superintendent of Schools 
South Country CSD 
189 N. Dunton Avenue 
East Patchogue, NY 11772 
Email: asantana@southcountry.org 
Phone: (631) 730‐1501 
Fax: (631) 286‐6394 
 



Dear Ms. Mulligan, 
  
I would like to submit the following statement on behalf of the school district and Board of Education to 
the IDA public hearing scheduled for today, Monday, November 16, at 10:00 a.m.:  
  

The  South  Country  Central  School District  is  aware  of  a  proposed 
project,  Hydro  Metal  Holdings,  LLC  and  Boilermatic  Welding 
Industries, Inc., to be situated within the District’s boundaries.  In that 
regard we  request  the Brookhaven  Industrial Development Agency 
consider 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.   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.  The Board of Education would welcome the 
opportunity to discuss any such potential benefit that may accrue to 
the District. 

  
In addition, we would like the opportunity to meet with you and perhaps have you come to our 
legislative committee meeting so that we can have a better understanding of the IDA and upcoming 
proposals.  
  
Thank you for the consideration and hope all is well.  
  
Sincerely, 
Antonio Santana 
Superintendent of Schools 
South Country CSD 
189 N. Dunton Avenue 
East Patchogue, NY 11772 
Email: asantana@southcountry.org 
Phone: (631) 730‐1501 
Fax: (631) 286‐6394 
 



BLSF, LLC Proposed PILOT 

 

The facility will receive a 100% exemption for thirty (30) years based on the Agency’s Uniform Tax 

Exemption Policy (UTEP). 

 



PILOT

1 50,053$  

2 51,054$  

3 52,075$  

4 53,116$  

5 54,179$  

6 55,262$  

7 56,367$  

8 57,495$  

9 58,645$  

10 59,818$  

Global Food Solutions DRAFT PILOT

YEAR

PROPOSED PILOT BENEFITS ARE 

FOR DISCUSSION PURPOSES ONLY 

AND HAVE NOT BEEN APPROVED BY 

THE AGENCY.



PILOT

1 24,769$        

2 25,265$        

3 25,770$        

4 26,285$        

5 26,811$        

6 27,347$        

7 27,894$        

8 28,452$        

9 29,021$        

10 29,602$        

YEAR

PROPOSED PILOT BENEFITS ARE FOR 

DISCUSSION PURPOSES ONLY AND 

HAVE NOT BEEN APPROVED BY THE 

AGENCY.

Hydro Metal/Boilermatic DRAFT PILOT



YEAR PILOT

1 300,000.00$           

2 300,000.00$           

3 300,000.00$           

4 300,000.00$           

5 300,000.00$           

6 337,500.00$           

7 337,500.00$           

8 337,500.00$           

9 337,500.00$           

10 337,500.00$           

11 375,000.00$           

12 375,000.00$           

13 375,000.00$           

14 375,000.00$           

15 375,000.00$           

16 412,500.00$           

17 412,500.00$           

18 412,500.00$           

19 412,500.00$           

20 412,500.00$           

Peconic River Energy Storage 

LLC DRAFT PILOT   

PROPOSED PILOT BENEFITS 

ARE FOR DISCUSSION 

PURPOSES ONLY AND HAVE 

NOT BEEN APPROVED BY THE 

AGENCY BOARD



PILOT

1 69,492$  

2 70,882$  

3 72,299$  

4 73,745$  

5 75,220$  

6 76,725$  

7 78,259$  

8 79,824$  

9 81,421$  

10 83,049$  

Sunrise Wind 22 Research Way          DRAFT 

PILOT

YEAR

PROPOSED PILOT BENEFITS ARE 

FOR DISCUSSION PURPOSES ONLY 

AND HAVE NOT BEEN APPROVED BY 

THE AGENCY.



The Omni  333 Earle Ovington Blvd., Suite 1010  Uniondale, NY 11553  516.248.1700  forchellilaw.com 

DANIEL S. DORNFELD 
PARTNER 
DIRECT DIAL: (516) 812-6340 
DIRECT FACSIMILE: (866) 568-7067 
DDORNFELD@FORCHELLILAW.COM 

October 27, 2022 

Town of Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville NY 11738 

Attn: Lisa MG Mulligan, Chief Executive Officer 

Re:  Request for Extension of Time 
Project: Research Property Holdings, LLC/Biocogent, LLC 2021 Facility 

Dear Ms. Mulligan: 

As you are aware, this firm represents Research Property Holdings, LLC and its affiliated entity, 
Biocogent LLC., which acquired the property at 19 Pinehurst Drive, Bellport, NY (the 
“Property”), with the Town of Brookhaven Industrial Development Agency’s (“TOBIDA”) 
assistance.  

As you may recall, the Property is an existing approximately 11,574 square foot industrial 
building.  Applicant acquired the Property, completed the design of modifications need to the 
Property that will allow it to execute its business plan, obtained architectural drawings for the 
modifications, and has begun construction; thanks to the assistance of the TOBIDA. 
Unfortunately, the Pandemic, the resulting supply-chain issues, and the impact both had on 
Applicant’s industry has prevented Applicant from acquiring all the equipment it requires for its 
business and completing the modifications to the building.  Pursuant to the Lease and Project 
Agreement (the “Lease”), that  project was supposed to be complete by the end of 2022. 

Applicant will not be able to acquire all the equipment it needs and make all the modifications to 
the Property which it intended to make by the end of 2022.  Applicant continues to diligently 
pursued the acquisition of the equipment and improvements to the Property and hopes to 
complete it by mid-year 2024; however, due to on-going supply chain uncertainty and economic 
conditions, Applicant may need more time.  By virtue of this letter, we are requesting that 
TOBIDA extend Applicant’s time to complete the project and use of the sales tax exemption to 
December 31, 2024. 



Fortunately, Applicant’s business prospects remain good and it has already leased an additional 
building adjacent to the Property to support operations at the Property (which is also being 
renovated with expected completion date of June 2023) and continues to look for and bid on 
additional buildings in Bellport to expand its “campus.”  This extension will simply allow 
Applicant to execute on its business plan.  
 
Thank you for your consideration.  Should you wish to discuss, please do not hesitate to reach 
out.  
 
 
       Very truly yours, 
 
       Forchelli Deegan Terrana LLP 
 
 
       By: ____________________ 
        Daniel S. Dornfeld 
 
 
Cc:  Joseph Ceccoli 
        Sharon Barkume 
       



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

$12,196,102 Temporary (Construction)

Direct Indirect Total

Jobs 13 5 18

Earnings $975,884 $191,716 $1,167,601

Local Spend $2,588,854 $714,287 $3,303,142

Ongoing (Operations)

Aggregate over life of the PILOT

Direct Indirect Total

Jobs 0 0 0

Earnings $0 $0 $0

             Figure 1

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

Figure 2

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

September 8, 2022

BLSF LLC. UPDATED

350 Horseblock Road Yaphank, NY 11719

Figure 3

Economic Impacts

0 5 10 15 20

Ongoing

Temporary

Total Jobs

Direct Indirect

$0 $200,000 $400,000 $600,000 $800,000 $1,000,000 $1,200,000 $1,400,000

Ongoing

Temporary

Total Earnings

Direct Indirect

-$1,000,000

-$500,000

$0

$500,000

$1,000,000

$1,500,000

Net Benefits

Benefits Costs Net Benefits



Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions

Nominal Value Discounted Value*

Property Tax Exemption $0 $0

Sales Tax Exemption $560,763 $560,763

Local Sales Tax Exemption $300,699 $300,699

State Sales Tax Exemption $260,064 $260,064

Mortgage Recording Tax Exemption $91,471 $91,471

Local Mortgage Recording Tax Exemption $30,490 $30,490

State Mortgage Recording Tax Exemption $60,981 $60,981

Total Costs $652,234 $652,234

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 4:1

State :1

Grand Total 2:1

*Discounted at 2% 

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

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

$0 $0

$0 $0

$9,450 $9,450

$0 $0

$9,450 $9,450

$0 $0

Applicant proposes to construct a 8,640,000MWsolar installation project on approximately 30 acres of capped land at the Brookhaven Landfill.  As per the 

IDA's Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not limited to, capital investment by the applicant and  energy 

production need for the region.  UPDATE: The agency was informed that the membership interest in BLSF, LLC is being sold to Coast Energy Dev Co, LLC, 

which is a project company owened by Coast Energy, LLC.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$1,177,051 $1,177,051

$1,167,601 $1,167,601

$1,167,601

$0

$1,167,601

$0

$52,542

$0

$8,173

$60,715 $60,715

$60,715 $60,715

$52,542

$1,237,766$1,237,766

$1,237,766 $652,234

$0

$8,173

$0

Cost*

$1,177,051

$60,715

$331,189

$321,045

$0

















































PILOT

1 50,053$  

2 51,054$  

3 52,075$  

4 53,116$  

5 54,179$  

6 55,262$  

7 56,367$  

8 57,495$  

9 58,645$  

10 59,818$  

Global Food Solutions DRAFT PILOT

YEAR

PROPOSED PILOT BENEFITS ARE 

FOR DISCUSSION PURPOSES ONLY 

AND HAVE NOT BEEN APPROVED BY 

THE AGENCY.
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