
Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Agenda 
 

Wednesday, February 5, 2025 at 10:05 AM 
 
 
 

1. Roll Call 
 
2. Minutes 

 
a. January 8, 2025 

 
3. Applications 

 
a. WF Industrial XIII, LLC Subtenant Application – Pickleball Heaven, LLC 
b. Mastic Dev. Co., LLC 

 
4. Resolutions 

 
a. KCE, NY31, LLC 
b. Sunrise Wind 22 Research Way 
c. WF Industrial XIII, LLC Subtenant – Pickleball Heaven, LLC 
d. Organizational Resolution #24 – 2025 Goals 

 
5. CEO’S Report 

 
Bond Allocation 
Housing Study 
LIBDC Dinner 

a. Logo 
 

6. Executive Session 
 
 
 
 
 
 
 
 
 
 
 
 
The next IDA meeting is scheduled for Wednesday, March 26, 2025. 



 

Town of Brookhaven 

Industrial Development Agency 

January 8, 2024 

Meeting Minutes 

 

Members Present: Frederick C. Braun, III 
   Martin Callahan 
   Mitchell H. Pally 
   Ann-Marie Scheidt 
   John Rose 
   Felix J. Grucci, Jr. (via Zoom) 
 
Excused Member: 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 
   Howard Gross, Weinberg, Gross & Pergament, LLP (via Zoom) 
   Terance Walsh, Nixon Peabody, LLP (via Zoom) 
   Andrew Komaromi, Harris Beach Murtha, PLLC 
   Phil Denava, Key Capture Energy 
   John Anzalone, Harris Beach Murtha, PLLC 
   Tim Shea, Certilman Balin, LLP 
   Daniel Baker, Greenberg Traurig, LLP 
   Alec Ornstein, Ornstein Leyton Company 
   Joseph Rossi, Nord Development Group 
   Eric J. Russo, Vanbrunt, Juzwiak & Russo, PC 
   Brian Egan, Village of Patchogue 
 
Chairman Braun opened the IDA meeting at 12:17 P.M. on Wednesday, January 8, 2024, in the 

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

Farmingville, New York.  A quorum was present. 

 

Mr. Rose made a motion to enter executive session to discuss the medical, financial, credit or 

employment history of a particular person or corporation, or matters leading to the appointment, 

employment, promotion, demotion, discipline, suspension, dismissal or removal of a particular 

person or corporation.  The motion was seconded by Mr. Callahan and unanimously approved.   
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At 1:06 P.M., Mr. Callahan made a motion to exit 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.   

 

Meeting Minutes of November 20, 2024 

The motion to accept these Minutes as presented was made by Mr. Rose, seconded by Ms. 

Scheidt, and unanimously approved. 

 

Meeting Minutes of December 4, 2024 

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

Scheidt.  All voted in favor. 

 

CFO’s Report 

Ms. LaPonte presented the Operating vs. Budget Report for the period ending November 30, 

2024.  There were two closings in November and the typical expenses were noted.  Cyber 

insurance costs have increased; interest rates have decreased.  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.  PILOT disbursements will begin shortly. 

 

The motion to accept the CFO’s Report was made by Mr. Pally, seconded by Mr. Callahan, and 

unanimously approved. 

 

TopGolf USA Holtsville, LLC – Resolution  

Mr. Callahan recused himself from this matter and left the meeting.  Prior to the original closing 

of this project, the parent company of TopGolf merged with Calloway Golf Company without 

informing the Agency.  This resolution acknowledges the change and since this does not fit the 

fee schedule Ms. Mulligan will use her discretion to charge accordingly with advice from Mr. 

Gross. 

 

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

voted in favor. 
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Mr. Shea left the meeting and Mr. Callahan returned. 

 

Vineyards at Coram / Ornstein Leyton Company – Application  

Mr. Pally recused himself from this matter and left the meeting.  This application is for 74 senior 

rental units to be built across six buildings with a clubhouse, community garden and a pickleball 

court covering approximately 101,000 square feet on 12.35 acres on the north side of Middle 

Country Road in Middle Island between Birchwood Park Drive and Spring Lake Drive.  This 

project is expected to cost approximately $31.64 million and create 1.5 full-time equivalent 

employees earning between $60,000 to $100,000 per year as well as 75 construction jobs.  

Exemptions from the mortgage recording tax, sales tax, and a 15-year PILOT have been 

requested.  It was noted that a pump station will be constructed so this project is eligible for the 

mortgage recording tax exemption.   

 

Ms. Mulligan noted the units to be set aside for workforce and affordable housing; Mr. Baker 

detailed the project approvals and costs and requested the Board consider approving that only 

twelve units be set aside as affordable and workforce.  Mr. Ornstein provided more information 

on how the pump station will be installed and the associated costs involved.  It was agreed that 

fifteen units will be set aside for workforce and affordable housing. 

 

The motion to accept the application was made by Mr. Braun, seconded by Ms. Scheidt and all 

voted in favor. 

 

The project representatives left the meeting and Mr. Pally returned. 

 

KCE NY 31, LLC – Application 

This application is for a 50-megawatt battery energy storage system to be located on 2.3 acres at 

the former Shoreham Power Plant at a cost of $85 million.  Approximately 20 construction jobs 

are expected to be created.  The labor will be locally sourced but the specialized equipment is not 

available on Long Island.  The applicant is requesting a sales tax exemption, a 20-year PILOT 

and an exemption from the mortgage recording tax; this project is not eligible for the mortgage 
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recording tax under the new policy.  Mr. Anzalone and Mr. Denava provided further details on 

this project to the Board.  They hope to close by the end of the first quarter of 2025, break 

ground in 2026 and have the system operational in 2028. 

 

Mr. Pally made a motion to accept the application.  The motion was seconded by Ms. Scheidt 

and approved with Mr. Rose voting no.  The motion passed. 

 

CEO’s Report 

 

Ferrandino & Sons Development Group, LLC 

A request was received from this project in November for a 20-year PILOT.  A 15-year PILOT 

would be standard, a 20-year PILOT would be a deviation from the Uniform Tax Exemption 

Policy.  Mr. Russo and Mr. Rossi detailed their need for a 20-year PILOT and how project costs 

have increased.   

 

Mr. Grucci made a motion to have Camoin Associates prepare a study comparing a 15-year 

PILOT to a 20-year PILOT.  The motion was seconded by Mr. Braun and unanimously approved. 

 

MDS Building Ventures, LLC – Resolution 

This project updated the rental amounts between their three related companies which requires 

Agency consent.  Ms. Mulligan also requested the authority to handle requests like this. 

 

The motion to approve this change and grant Ms. Mulligan the authority to handle these types of 

requests was made by Mr. Callahan and seconded by Ms. Scheidt.  All voted in favor. 

 

CEO’s Report (Revisited) 

 

Ronk Hub Phase 2A 

Mr. Pally made a motion to ratify extending the sales tax exemption until June 30, 2025.  The 

motion was seconded by Ms. Scheidt and unanimously approved. 
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Housing Study 

The Governance Committee recommended selecting Camoin Associates to conduct the housing 

study.  Mr. Rose made a motion to approve selecting Camoin Associates and authorize payment 

of up to $25,000.  The motion was seconded by Ms. Scheidt and all voted in favor. 

 

The Members were asked to complete their board assessments, fiduciary responsibility forms 

and harassment training. 

 

LIBDC Dinner Meeting 

Ms. Scheidt made a motion to approve a sponsorship of $5,000 to host a dinner meeting.  The 

motion was seconded by Mr. Braun and approved with Mr. Pally recusing himself. 

 

LIBDC Membership 

The cost of this membership may increase to $950.  Mr. Braun made a motion to approve this 

expense which was seconded by Mr. Callahan.  The motion was approved with Mr. Pally 

recusing himself. 

 

Legislative Update 

The Governor vetoed legislation that would require representatives from school boards and 

unions to serve on IDA boards.  Legislation was approved that IDAs consider the extent to which 

a project would provide onsite daycare at their facility.  The Agency will comply with this law 

change. 

 

Organizational Resolutions 

 

Resolution #1 – Appointment of Lisa M. G. Mulligan as Chief Executive Officer 

Resolution #2 – Appointment of Lori LaPonte as Chief Financial Officer 

Resolution #3 – Appointment of Jocelyn Linse as Executive Assistant 

Resolution #4 – Blank  

Resolution #5 - Appointment of Amy Illardo as Director of Marketing & Project Development 
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The motion to approve resolutions #1 through #5 was made by Mr. Pally and seconded by Mr. 

Grucci.  All voted in favor. 

 

Resolution #6 – Appointment of Legal Counsel 

Resolution #7 – Appointment of Insurance Broker of Record 

Resolution #8 – Slate of IDA Board Officers 

Resolution #9 – Adoption of Committee Charters & Establishment & Appointing of Governance, 

Finance & Audit Committees 

Resolution #10 – Adoption of Fee Schedule 

 

The motion to approve resolutions #6 through #10 was made by Mr. Callahan, seconded by Mr. 

Pally, and unanimously approved. 

 

Resolution #11 – Blank 

Resolution #12 – Hourly Requirement 

Resolution #13 – 2025 Meeting Schedule – Meetings will begin at 10:00 A.M. 

Resolution #14 – Appointment of Website Design & Maintenance 

Resolution #15 – Banking & Investing 

 

The motion to approve resolutions #11 through #15 was made by Mr. Pally and seconded by Ms. 

Scheidt.  All voted in favor. 

 

Resolution #16 – Adopting a Mission Statement & Measurement Report 

Resolution #17 – Adopting an Ethics Policy, Procurement Policy & Property & Disposal Policy 

Resolution #18 – Adopting a Uniform Tax Exemption Policy 

Resolution #19 – Adopting a Compensation Policy 

Resolution #20 – Adopting a Policy Concerning Board Member & Employee Loans 

 

The motion to approve resolutions #16 through #20 was made by Mr. Callahan, seconded by Mr. 

Rose, and unanimously approved. 
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Resolution #21 – Adopting a Prevailing Wage Policy 

Resolution #22 – Adopting an Adaptive Reuse Policy 

Resolution #23 – Delegating & Authorizing Execution of IDA Documents 

Resolution #24 – Adopting an Incentive Compensation Policy – This resolution will be revisited 

at the February meeting. 

Resolution #25 – Longevity 

 

The motion to approve resolutions #21 through #25 excluding #24 was made by Mr. Pally and 

seconded by Mr. Rose.  All voted in favor. 

 

Resolution #26 – Adoption of Deferred Compensation Program Policy 

Resolution #27 – Holiday Schedule 

Resolution #28 – Adopting a Travel & Discretionary Policy 

Resolution #29 – Adopting an Accrual Policy for Management Employees 

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

 

The motion to approve resolutions #26 through #30 was made by Mr. Callahan, seconded by Ms. 

Scheidt, and unanimously approved. 

 

Resolution #31 – Audit & Accounting Services – PKF O’Connor Davies in an amount not to 

exceed $25,000 and Jones Little & Co., CPA’s, LLP in an amount not to exceed $2,000. 

Resolution #32 – Adopting a Bereavement Policy 

Resolution #33 – Conflict of Interest Policy 

Resolution #34 – Appointment of Insurance Risk Manager – Contract is being updated. 

Resolution #35 – Approval of Unlawful Harassment & Unlawful Sexual Harassment Prohibition 

Policy 

 

The motion to approve resolutions #31 through #35 was made by Mr. Rose and seconded by Mr. 

Callahan.  All voted in favor. 

 

Resolution #36 – Approval of 2024 Incentive Compensation Policy 
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Resolution #37 – Jury Duty 

Resolution #38 – Employee Health Insurance 

Resolution #39 – Cancer Screening 

Resolution #40 – Appointment of Public Relations Firm 

 

The motion to approve resolutions #36 through #40 was made by Ms. Scheidt, seconded by Mr. 

Callahan, and unanimously approved. 

 

Resolution #41 – Supplemental Benefits Insurance 

Resolution #42 – Shared Services Agreement 

Resolution #43 – Newspaper of Record 

Resolution #44 – Acquisition of Real Property 

Resolution #45 – Blank 

Resolution #46 – Separation Payout 

 

The motion to approve resolutions #41 through #46 was made by Mr. Callahan, seconded by Mr. 

Pally, and unanimously approved. 

 

The motion to close the meeting at 2:52 P.M. was made by Mr. Callahan and seconded by Mr. 

Rose.  All voted in favor. 

 

The next IDA meeting is scheduled for February 5, 2025. 
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Long Island: 70 Maxess Road, Melville, NY 11747    631.427.5665    nelsonpopevoorhis.com 
Hudson Valley: 156 Route 59, Suite C6, Suffern, NY 10901    845.368.1472 

January 20, 2025 

Lisa Mulligan, Executive Director 
Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville, NY 11738 

Re:  Supplemental Analysis on behalf of WF INDUSTRIAL XIII LLC 
Change in Tenant Use for the National Boulevard Warehouse Building, Medford 
SCTM #s 200-812-3-5.9, 5.10 & 5.11 
NPV No. 99124 

Dear Ms. Mulligan: 

Nelson, Pope & Voorhis, LLC (NPV) has been retained by WF INDUSTRIAL XIII LLC to prepare an 
analysis related to the above project.  WF INDUSTRIAL XIII LLC specializes in creating and leasing 
flexible industrial space that serves a variety of industries in the New York metropolitan area.   

In April 2024, WF INDUSTRIAL XIII LLC completed construction of a 129,237 SF single story 
warehouse on National Boulevard in Medford, a project which received Town of Brookhaven 
Industrial Development Agency (IDA) tax benefits.   While the construction of the warehouse has 
been completed; no tenants have been secured, and WF INDUSTRIAL XIII LLC has encountered 
difficulties in leasing the space for the originally intended general distribution warehouse use.   

A unique opportunity has developed to outfit a portion of the building (approximately 55,700 SF) 
with an indoor pickleball facility, to meet the increasing demand for courts for a rapidly growing 
sport. This facility will feature 16 state of the art pickleball courts, locker rooms, and a lounge 
area with a bar to allow for recreational games, tournaments, corporate events, and private 
parties.  As currently proposed, the building will support pickleball use and two additional light 
industrial use tenants.   

This letter summarizes the analysis supporting WF INDUSTRIAL XIII LLC’s request to the Town IDA 
for retaining tax benefits on the modified project to include full use of the industrial building with 
three tenants, including a portion for pickleball courts and associated features. 

According to Section 862 of the New York General Municipal Law (GML), an industrial 
development agency is prohibited from providing financial assistance for any project where 
facilities or property primarily used for retail sales to on-site customers constitute more than 
one-third of the total project cost.   
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Although a sports facility is not typically categorized as retail under a standard definition, for the 
purposes of Section 862 of GML, "retail sales" are defined as business service uses that include a 
sale of tangible personal property to any person for any purpose as defined in NYS Tax Law 
1101(b)(4)(i). or sales of services to such customers as defined in NYS GML 862 (2)(a)(ii).  As 
mentioned above, the IDA is authorized to grant tax incentives for facilities where the project 
cost is less than one-third retail. 
 
NPV has examined the full project costs and those costs attributable to interior uses, including 
the pickleball use and two additional tenants at the Medford facility in support of the application 
for ongoing Brookhaven Industrial Development Agency (IDA) tax deferral incentives for the 
project.  According to the analysis presented herein, the proposed pickleball facility represents 
approximately 13.4% of the total project costs, which is below the one-third threshold for a use 
that falls within the definition of a retail use and thereby allowing continued tax deferment for 
the project.   
 
Attachment A details the cost allocation for the proposed pickleball facility ("Tenant A") as well 
as two other light industrial uses ("Tenant B" and "Tenant C"). The analysis examines the building 
construction expenses and the fit-out costs for each tenant.  If the total construction costs were 
divided equally between the two non-retail tenants and the pickleball use, each tenant would 
account for one-third of the construction costs. However, certain building-related expenses are 
not applicable to the proposed pickleball use, and the fit-out costs for the pickleball facility are 
lower than those for typical industrial uses (which are generally in the range of $125/SF, whereas 
the fit-out costs for the pickleball use will be approximately $27/SF).  Full project costs 
(acquisition, legal fees, interest and soft costs), in addition to solar installation proposed at the 
site which are not attributable to any of the three tenants, increases the investments in the 
property.   
 
Based upon this analysis, the portion of project costs attributed to the pickleball use is 
conservatively expected to be less than 14% of the applicable costs, far less than one-third 
threshold of total costs for a use defined as retail.  The summary table below identifies the total 
construction costs and those associated with Tenant A (the pickleball facility) and future Tenants 
B and C and resulting percentage breakdowns.   
  



Change in Tenant Use  
 National Boulevard Warehouse Building, Medford 

SCTM #s 200-812-3-5.9, 5.10 & 5.11 
January 20, 2025 

 

 

 
Page 3 of 3 

 
 

 
 
 
Please feel free to contact me at keiseman@nelsonpopevoorhis.com or at 631-427-5665 if further 
documentation is required by the IDA to consider our client’s request.  Thank you. 
 
 
Sincerely,  
Nelson, Pope & Voorhis, LLC 
 

 
 
Kathryn J. Eiseman, AICP 
Partner/Division Manager  
 
 
cc: Taylor Mahoney, WF INDUSTRIAL XIII LLC 
 Dan Baker, Esq. 



 

 

 

 

 

 

 

 

 

ATTACHMENT 
 

 

 

 

 

 



Tenant A 
(Pickleball)

Tenant B 
(Industrial Use)

Tenant C
(Industrial Use)

Land Lord 500,000$       
Tenant Costs 1,000,000$       
Total Fit Out by Tenant 1,500,000$      4,595,500$      4,595,500$      

SF 55,709    36,764    36,764    
Cost per SF 26.93$       125.00$        125.00$        

Fit out costs provided for Tenant A by prospective tenant.
Fit out costs provided for Tenant B and Tenant C based upon conservative cost per SF ($125/SF).

Tenant A 
Percentage

Tenant A 
Share of Cost

Tenant B 
Percentage

Tenant B 
Share of Cost

Tenant C 
Percentage

Tenant C 
Share of Cost

ASPHALT 484,100.00$             33.3%  $               161,365.05 33.3%  $               161,365.05 33.3%  $               161,365.05 

BATHROOM ACC 30,837.17$               33.3%  $ 10,278.95 33.3%  $                 10,278.95 33.3%  $                 10,278.95 

CANOPY 30,900.00$               33.3%  $ 10,299.90 33.3%  $                 10,299.90 33.3%  $                 10,299.90 

CARPENTRY 28,510.40$               33.3%  $ 9,503.37 33.3%  $                   9,503.37 33.3%  $ 9,503.37 

CONCRETE 1,850,250.00$          33.3%  $               616,743.83 33.3%  $               616,743.83 33.3%  $               616,743.83 

DOORS 21,007.64$               33.3%  $ 7,002.48 33.3%  $                   7,002.48 33.3%  $ 7,002.48 

ELECTRIC 1,507,703.00$          33.3%  $               502,562.64 33.3%  $               502,562.64 33.3%  $               502,562.64 

EXCAVATION/DRAINAGE 1,285,427.78$          33.3%  $               428,471.64 33.3%  $               428,471.64 33.3%  $               428,471.64 

FENCE 138,597.25$             33.3%  $ 46,198.62 33.3%  $                 46,198.62 33.3%  $                 46,198.62 

FIRE ALARM 57,206.25$               33.3%  $ 19,068.56 33.3%  $                 19,068.56 33.3%  $                 19,068.56 

FIRE SPRINKLER 534,570.00$             33.3%  $               178,188.22 33.3%  $               178,188.22 33.3%  $               178,188.22 

FLOOR-TILE 15,635.40$               33.3%  $ 5,211.75 33.3%  $                   5,211.75 33.3%  $ 5,211.75 

GENERAL CONDITIONS 195,700.00$             33.3%  $ 65,232.68 33.3%  $                 65,232.68 33.3%  $                 65,232.68 

HVAC 176,233.00$             33.3%  $ 58,743.75 33.3%  $                 58,743.75 33.3%  $                 58,743.75 

LANDSCAPE 189,108.00$             33.3%  $ 63,035.37 33.3%  $                 63,035.37 33.3%  $                 63,035.37 

MASONRY 50,470.00$               0.0%  $         -   50.0%  $  25,235.00 50.0%  $                 25,235.00 

OH DOORS & LEVELERS 402,154.68$             0.0%  $         -   50.0%  $               201,077.34 50.0%  $               201,077.34 

PAINT 165,902.15$             33.3%  $ 55,300.16 33.3%  $                 55,300.16 33.3%  $                 55,300.16 

PLUMBING 259,818.95$             33.3%  $ 86,605.45 33.3%  $                 86,605.45 33.3%  $                 86,605.45 

PRECAST PANEL 2,400,000.00$          33.3%  $               799,992.00 33.3%  $               799,992.00 33.3%  $               799,992.00 

ROOF 1,136,810.75$          33.3%  $               378,933.13 33.3%  $               378,933.13 33.3%  $               378,933.13 

SIGN 3,899.67$  33.3%  $ 1,299.88 33.3%  $                   1,299.88 33.3%  $ 1,299.88 

STEEL 3,133,825.00$          33.3%  $           1,044,597.89 33.3%  $           1,044,597.89 33.3%  $           1,044,597.89 

STOREFRONT 215,167.00$             33.3%  $ 71,721.62 33.3%  $                 71,721.62 33.3%  $                 71,721.62 

WATER & SEWER 127,950.90$             33.3%  $ 42,649.87 33.3%  $                 42,649.87 33.3%  $                 42,649.87 

SUPERVISION 288,835.70$             33.3%  $ 96,277.60 33.3%  $                 96,277.60 33.3%  $                 96,277.60 

BUILDER'S FEE 577,671.40$             33.3%  $               192,555.21 33.3%  $               192,555.21 33.3%  $               192,555.21 

Itemized Construction Costs 15,308,292$       4,951,840$       5,178,152$       5,178,152$       

15,308,292$       

2,449,411$      

6,746,006$      

3,253,805$      

6,095,489$      

33,853,003$       

3,500,000$      

37,353,003$       

10,691,000$       

48,044,003$        

Tenant A 
(Pickleball Facility) Total Cost with 

Fit Out

Tenant A 
(Pickleball Facility) - 

Projected Percent of Total 
Cost

Tenant B Total Cost 
with Fit Out

Tenant B Projected 
Percent of Total 

Cost

Tenant C Total Cost 
with Fit Out

Tenant C Projected 
Percent of Total 

Cost
Total Costs

6,451,840$       13.4% 9,773,652$       20.3% 9,773,652$       20.3% 48,044,003$        

Total costs applicable to 3 interior 
tenants 25,999,144$       
Percent of project costs for 3 
interior tenants 54%

Summary of Project Costs

Total Construction Cost Allocations by Interior Tenants

Fit Out Costs

Tenant Portions of  Construction Costs

Site Construction Costs 

Subtotal

Solar installation

Total with solar installation

Interior Tenant Fit Out Costs

Total with fit out for 3 interior tenants

Itemized Construction Costs (see above)

Additional Construction Related Costs

Soft Costs/additional hard costs

Acquisition

Actual development costs for construction, site work and machinery and 
equipment in excess of the intemized costs above

Attorneys, engineering/architectural, and other soft and hard costs

Financial charges































MASTIC BEACH REDEVELOPMENT PROJECT 
TOWN OF BROOKHAVEN, LONG ISLAND 

 

Neighborhood Road sits within the heart of the hamlet of Mastic Beach, serving as the 
community’s Main Street. Historically, Neighborhood Road served as the focal point for this 
seaside community.  The Town of Brookhaven selected Beechwood to redevelop this 37-acre 
area to reestablish this area as a Town Center with a mix of retail, restaurants, commercial and 
public uses, as well as approximately 700 units of housing.  The housing will include townhomes 
as well as multi-family buildings.  This transformative development project will be a catalyst for 
the revitalization and reinvestment into this community improving its economic base and 
housing stock. 

 
• Blight Study completed 2019 
• Urban Renewal Plan completed 2022 – establishing Neighborhood Road Revitalization 

Area (NRRA) including 140 parcels of property within 37.8 acres as an Urban Renewal 
Area. 

• Proposed Master Plan includes approximately 630 units of housing (multi family and 
townhomes), approximately 130,000 sf. of retail and restaurants, public parking garages, 
as well as a Town Center including civic uses and parks.  

• The two 560 unit multi-family buildings include one building encompassing 
approximately 217 rental units and one encompassing approximately 217 for-sale units.  
Both buildings will include 10% affordable units, 10% workforce housing, and public 
parking garages.      

• Connectivity to the Mastic Beach waterfront and beaches. 
• Infrastructure needs include the establishment of a Town Sewer District, construction of a 

Sewage Treatment Plant, new roadways and utilities throughout the redevelopment area.  
Design will address extreme weather events and combine green infrastructure and nature-
based features to ensure climate resilient infrastructure.  



• Commenced SEQRA review Spring, 2024; anticipate construction commencement of 
Phase 1 early 2026. 



THE OMNI 
333 EARLE OVINGTON BLVD, SUITE 901 
UNIONDALE, NEW YORK 11553 
516.880.8484 

JOHN J. ANZALONE 
MEMBER 
DIRECT: (516).880.8108 
FAX: 516.880.8483 
JANZALONE@HARRISBEACHMURTHA.COM 

 

HARRIS BEACH MURTHA CULLINA PLLC 

 
 
January 24, 2025 
 
 
 
VIA ELECTRONIC MAIL 
Town of Brookhaven Industrial Development Agency 
c/o Town of Brookhaven Division of Economic Development 
One Independence Hill 
Farmingville, NY 11738  
Attn: Lisa Mulligan, Executive Director  

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

Dear Ms. Mulligan: 

As discussed, the Town of Brookhaven Industrial Development Agency (the “Agency”) 
posted an updated application form on its website, dated January 15, 2025, which reflects the 
increase in the applicable sales tax rate in Suffolk County from 8.625 % to 8.75 %, which change 
becomes effective on March 1, 2025.  Please let this letter serve as a request to amend the 
application to reflect a calculation of the sales and use tax benefits on the 8.75 %.  This would 
result in a requested sales and use tax exemption of $6,437,926. 

 In furtherance thereof, as well as the change in the Agency’s requirements for granting 
mortgage recording tax exemption benefits, please find enclosed an amended page 15 of the 
application filed by KCE NY 31, LLC reflecting the proposed sales and use tax exemption based 
on the 8.75 % amount, as well as removing the request for mortgage recording tax exemption.  

 Please note that there is no amendment to the proposed project and the changes are solely 
related to the change in the applicable sales tax rate and to conform the project application with 
the Agency’s current policies.  

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

Very truly yours, 

 
John J. Anzalone 

Encls. 



PILOT
1 100,000.00$                                     
2 100,000.00$                                     
3 100,000.00$                                     
4 100,000.00$                                     
5 100,000.00$                                     
6 112,500.00$                                     
7 112,500.00$                                     
8 112,500.00$                                     
9 112,500.00$                                     

10 112,500.00$                                     
11 125,000.00$                                     
12 125,000.00$                                     
13 125,000.00$                                     
14 125,000.00$                                     
15 125,000.00$                                     
16 137,500.00$                                     
17 137,500.00$                                     
18 137,500.00$                                     
19 137,500.00$                                     
20 137,500.00$                                     

KCE NY 31, LLC DRAFT PILOT
YEAR

PROPOSED PILOT BENEFITS ARE FOR DISCUSSION PURPOSES 
ONLY AND HAVE NOT BEEN APPROVED BY THE AGENCY.



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
$85,645,700 Temporary (Construction)

Direct Indirect Total
Jobs 19 11 31

Earnings $3,083,172 $795,099 $3,878,271
Local Spend $8,029,284 $2,760,457 $10,789,741

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

Economic Impacts

1.14.2025
KCE NY 31, LLC
North Country Road Shoreham, NY

Figure 3

0 5 10 15 20 25 30 35

Ongoing

Temporary

Total Jobs

Direct Indirect
$0 $1,000,000 $2,000,000 $3,000,000 $4,000,000 $5,000,000

Ongoing

Temporary

Total Earnings

Direct Indirect

-$8,000,000

-$6,000,000

-$4,000,000

-$2,000,000

$0

$2,000,000

$4,000,000

$6,000,000

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 $4,060,426 $3,276,847
Sales Tax Exemption $6,437,926 $6,437,926

Local Sales Tax Exemption $3,494,874 $3,494,874
State Sales Tax Exemption $2,943,052 $2,943,052

Mortgage Recording Tax Exemption $0 $0
Local Mortgage Recording Tax Exemption $0 $0
State Mortgage Recording Tax Exemption $0 $0

Total Costs $10,498,352 $9,714,773

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

$5,912,999$6,343,825

$5,912,999 $9,714,773

$0
$27,148

$0

Cost*
$5,711,329
$201,670

$6,771,721
$2,943,052

$0

$174,522
$0

$27,148

$201,670 $201,670
$201,670 $201,670
$174,522

$3,878,271
$3,878,271

$0
$3,878,271

$0

KCE NY 31, LLC proposes construction of a 50MW Battery Energy Storage System (BESS) for transmission connected energy storage on 2.28 acres of an 
approximately 47 acres parcel in Shoreham NY owned by the Long Island Power Authority (LIPA).   As per the Brookhaven IDA Uniform Project Evalution 
Criteria Policy, the criteria met for this project include, but are not limited to, that the project advances energy transmission goals and capital investment by 
the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$6,142,155 $5,711,329
$3,878,271

$0 $0

$0 $0

$2,263,884 $1,833,058
$2,231,646 $1,800,819

$32,238 $32,238
$0 $0







THE OMNI 
333 EARLE OVINGTON BLVD, SUITE 901 
UNIONDALE, NEW YORK 11553 
516.880.8484 

ANDREW D. KOMAROMI 
MEMBER 
DIRECT: 516.880.8385 
FAX: 516.880.8483 
AKOMAROMI@HARRISBEACH.COM 

 

 
January 9, 2025 
 
 
 

Lisa M.G. Mulligan, CEO 
Town of Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville, New York 11738 

 
RE: Request for Consent to Related Entity Assignment and Assumption 
 Town of Brookhaven Industrial Development Agency with Sunrise Wind LLC - 22 

Research Way O&M Hub Project – 4702-22-05A 

Dear Ms. Mulligan: 

This firm represents Sunrise Wind LLC and its affiliates in connection with the proposed 
assignment of the above captioned project from Sunrise Wind LLC to a related entity, Orsted Wind 
Power North America LLC. 

Sunrise Wind LLC entered into a Straight Lease Transaction with the Town of Brookhaven 
Industrial Development Agency (the “Agency”) on or about December 1, 2022 (the “Existing IDA 
Transaction”) for the Project (as defined in the Existing IDA Transaction documents), which 
provided for, among other things, payments in-lieu-of taxes (the “PILOT Benefit”). 

In June 2024, the Agency consented to the sale of 50 % of the ownership of Sunrise Wind 
LLC from the original joint venture partner, Eversource Investment LLC, to Orsted DevCo, LLC, 
resulting in a single beneficial owner of Sunrise Wind LLC.  We are writing, at this time, to request 
that the Agency consent to the transfer of the Project from Sunrise Wind LLC to Orsted Wind 
Power North America LLC (the “Transferee”), an upstream entity of Sunrise Wind LLC and a 
direct subsidiary of Orsted DevCo, LLC. 

Importantly, there will be no change in the beneficial ownership of the Project, no change 
in the operations of the Facility (as defined in the Existing IDA Transaction documents) and no 
change in the obligations of the Project operator if the Agency grants the requested consent.  

Further, this request is limited to the 22 Research Way Project and no amendment is sought 
related to Sunrise Wind LLC’s separate agreements with the Agency related to the Sunrise Wind 
New York Cable Project. 

Agency Consent to Transfer of the Project 
 

Sunrise Wind LLC hereby requests the consent of the Agency to the transfer of the Project 
to the Transferee and the assignment and assumption of the Existing IDA Transaction documents 
and associated benefits, including the PILOT Benefit. The assignment and assumption of the 
PILOT Benefit is essential to maintaining the economic viability of the Project. 
 



 
Town of Brookhaven Industrial Development Agency 
January 9, 2025 
Page 2 
 
 
 

No additional financial assistance, or changes to the Project as described in the Existing 
IDA Transaction documents (other than the entity changes described herein), is being requested in 
connection herewith. 
 

We respectfully request that the Agency consider final approval for this request at the 
Agency’s next Board meeting. In connection therewith, we have enclosed the Agency’s 
Application for Financial Assistance (the “Application”) filled in with the Transferee’s 
information.   

We look forward to continue working with the Agency in connection with the foregoing 
and stand ready to answer any questions the Agency may have.  

Thank you in advance for your courtesy and consideration.  

Very truly yours, 

HARRIS BEACH PLLC 
 
 
 
 
Andrew D. Komaromi 
 

CC via email only: 
Nixon Peabody LLP 
Barry Carrigan, Esq. (via electronic mail) 
Orsted Wind Power North America LLC 
Amy Ellis(via electronic mail) 
 



 RESOLUTION   24-2025 
 

TOWN OF BROOKHAVEN 
INDUSTRIAL DEVELOPMENT AGENCY 

ADOPTING AN INCENTIVE/COMPENSATION POLICY  
 

 WHEREAS, pursuant to the Public Authorities Accountability Act of 2005 the Town of 

Brookhaven Industrial Development Agency (the “Agency”) wishes to adopt a policy regarding 

incentive and conditional compensation; and  

 WHEREAS, it is the policy of the Agency to consider granting incentive or conditional 

compensation. 

 NOW, THEREFORE, BE IT RESOLVED, that the Agency may pay incentive and/or 

conditional compensation to any of its employees provided they are employed by the Agency on 

January 1, 2025 through December 31, 2025; 

 BE IT FURTHER RESOLVED, that the maximum 2025 incentive compensation pool 

will be $77,000 thousand dollars ($77,000).  If the full pool is not paid in the year, the money 

does not carry to the next year’s pool; 

BE IT FURTHER RESOLVED, that the collective goals for 2025 incentive 

compensation pool are as follows: 

• Close on projects that certify that in the aggregate they will create/retain 600 

permanent/construction jobs (weighted 25%).  

• Close on projects that certify that they will make investment in the Town of 

Brookhaven of $600,000,000  (weighted 25%).  

• Close 12 projects in the 2025 calendar year (weighted 25%).   

o One of the 12 projects should be an adaptive reuse project, 

a Brownfield cleanup or a revitalization project.  



o Five of the 12 projects should be electrical power 

generating facilities, electrical storage facilities, co-

generation facilities, energy transmission lines or facilities, 

including electrical transmission lines, poles and 

underground conduits, undersea electrical cables, convertor 

stations, electrical interconnect facilities, equipment and  

substations, natural gas pipelines and pumping stations, 

Renewable Energy Systems, and other energy projects 

should be housing projects. 

o Five of the 12 should be housing. 

o Two of the 12 should be industrial/commercial projects. 

• Have 18 accepted projects in progress for the 2026 year (weighted 10%). 

• Continue to grow the Workforce Development program partnerships 

(weighted 5%). 

• Continuation and expansion of a Relationship Development program to reach 

out to existing companies in the Town to ensure they are aware of our services 

and to stay in contact with the IDA projects and their representatives 

including, but not limited to, realtors, attorneys, etc. (weighted 5%). 

• Individual performance (5%). 

 BE IT FURTHER RESOLVED, that each employee may earn a portion of the incentive 

compensation pool as deemed appropriate by the Agency Board of Directors; 

 BE IT FURTHER RESOLVED, that the Agency Board of Directors has flexibility to 

award the incentive compensation as they deem appropriate. 



DATED:   February 5, 2025 

MOTION MADE BY:   

SECONDED BY:   

Unanimously approved 



  August 19, 2024 

z  Page 2 

Tasks to Bid 

#1 Refresh the Website 

Taking into account:  

x Open Health services are a solution, required by law, so HR directors, Operations managers, or Producers 
are trying to easily fix their HR/payroll/benefit problem by contracting with Open Health to both manage 
the program and comply with the ACA laws. 

x Henehan Administrators and Cast & Crew have such a unique relationship, internal Account Reps 
introduce prospects directly to the Open Health Account Reps, which are employed by the Henehan 
Company.  

x Open Health is a simple landing/brochure site. All leads are referred from Cast & Crew Companies. 
x SEO, Advertising, Content Campaigns are NOT needed. 

Website Look & Feel 

x We would like white space and clean to align with health, not the darker colors you find in the 
entertainment space – Following the C&B site with some classic Serif Fonts (H tags) and clean layout may 
be the best guide https://www.candbpayroll.com/. 

x Hero/header Images that show clean, behind the scenes production employees. Only entertainment 
management (discission makers) and entertain employees (Our Service Customers) will ever visit this 
page, so they should be able to blink that they are in the correct place. 

x Cast & Crew logos will not be left on the new site, they want to separate themselves from the branding. 
x Ease of Use, very clear navigation and guidance.  
x Login Buttons to the backend, we will NOT redesign.  
x Minimal number of pages, 5-7, Henehan will provide content. 

 

#2 LOGO Look and Feel 

Current. 

 

Rebrand 2024



GOALS FOR THE REBRAND

To align with your vision, we developed three distinct logo 
concepts, each designed to harmonize modernity with a 
timeless, classic aesthetic that suits your industry and 
brand. Most versions feature sans-serif fonts chosen for 
their professionalism and elegance. In some iterations, we 
subtly incorporated references to the Town of Brookhaven, 
drawing inspiration from the town’s patch while maintaining 
a unique identity and avoiding copyright issues. These 
elements establish a clear connection between the IDA and 
the Town of Brookhaven.

We prioritized creating a logo that feels fresh and modern 
while standing apart from your original design. By 
embracing a timeless aesthetic that conveys sophistication 
without being overly trendy, we ensured the logo remains 
relevant and enduring, resonating across various platforms. 
Each version reflects a refined simplicity that exudes 
professionalism and class.

Finally, all versions adhere to your company’s specified color 
palette, including PMS 2394 C, along with black-and-white 
options. This ensures the logos maintain their elegance and 
professionalism across different backgrounds and 
applications.


CURRENT LOGO



Group One





Group One
For our first design group, we created a classic yet impactful mark that emphasizes simplicity and elegance, featuring the olive branch as a central element. The 
olive branch, a symbol of peace and growth from the Town of Brookhaven patch, has been thoughtfully incorporated. Each leaf on the branch represents one of 
the five key benefits of the IDA, including assistance with the acquisition, construction, reconstruction, and equipping of commercial and industrial facilities.

Also a fishing spear is included, paying homage to Brookhaven’s roots in the fishing industry. Each logo in this group can also be further simplified by using only 
the IDA brand mark, offering versatility while maintaining a strong visual identity. 

Example of a brand mark



Examples In Use
Websites, Business Cards, Letter Head



Jane Doe
Senior Architect / Designer

www.companywebsite.com

your.email@companyname.com

555-555-5555


Address of company, New York, NY, 
10005



Group Two



BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY



Group Two
The next set of logos draws inspiration from the diverse scales and architectural forms of the buildings made possible through IDA’s 
efforts. This design approach reflects the IDA’s role in supporting projects of all sizes, from small businesses to large-scale 
developments, highlighting its commitment to fostering growth, innovation, and community impact.

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY



Examples In Use
Websites, Business Cards, Letter Head



Jane Doe
Senior Architect / Designer

www.companywebsite.com

your.email@companyname.com

555-555-5555


Address of company, New York, NY, 
10005

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY

BROOKHAVEN

INDUSTRIAL
DEVELOPEMENT
AGENCY



Group Three





Group Three
This Industrial Development Agency (IDA) logo is expertly designed to reflect the agency’s acronym, "I.D.A." A lowercase "i" ensures clarity, making it easily 
identifiable, while the "D" is seamlessly integrated through the use of negative space. The "A" is strategically placed behind the "D," creating a harmonious 
balance and maintaining clear readability.

A standout feature of this design is the incorporation of the Brookhaven map as the dot of the "i." This not only symbolizes the scalability of the IDA’s 
initiatives but also represents its mission to elevate the Town of Brookhaven, forging a meaningful connection to the community. The refined blue and black 
color palette reinforces the logo's professional and timeless character.



Examples In Use
Websites, Business Cards, Letter Head



Jane Doe
Senior Architect / Designer

www.companywebsite.com

your.email@companyname.com

555-555-5555


Address of company, New York, NY, 
10005



Fonts and Colors
Fonts Families and Color Gradients



Fonts & Color 

Richmond Display

A B CDEFGH IJ KLMNOP QRSTUVWXYZ
ab c defg hijklmnop qrstuvwxyz
1 234 567 89 0

Group 1

Group 2

!"#$%&'()*%)+,-'./&"-012'341*)./&5-&6-5'7/,5

!'7'.'8'3'9':';'<'='>'?'@'A'B'C'D'E'F'G'H'('I'J'K'L
)'+'"'5'-'M'N'O'%'P'Q','$'&'/'0'R'*'6'1'#'S'T'4'U'V'
W'X'Y'Z'['\']'^'_'`''

!"#$%&'()*%)+,-'./&"-012'341*)./&5-&6-5'7-$%+/,5

!'8'.'9'3':';'<'='>'?'@'A'B'C'D'E'F'7'G'H'('I'J'K'L
)'+'"'5'-'M'N'O'%'P'Q','$'&'/'0'R'*'6'1'#'S'T'4'U'V'
W'X'Y'Z'['\']'^'_'`''

Richmond Display

ABCDEFGHI JKLMNOP QRSTUVWXYZ
ab c de fg h ijklmnop qrstuvwxyz
123 4 567 89 0

Abolition: regular

A B C D E F G H I J K L M N O P Q R S T U V W X Y Z
1 2 3 4 5 6 7 8 9 0  

蘋方-港: Light

A B C D E F G H I J K L M N O P Q R S T U V W X Y Z
a b c d e f g h i j k l m n o p q r s t u v w x y z 
1 2 3 4 5 6 7 8 9 0  

Richmond Display

ABCDEFGHIJKLMNOP QRSTUVWXYZ
ab c defg hijklmnop qrstuvwxyz
123456789 0

Richmond Display

ABCDEFGHIJKLMNOP QRSTUVWXYZ
ab c defg hijklmnop qrstuvwxyz
123456789 0

Group 3

A

100% White

100% Black

Pantone 2394 C

MYRIAD PRO: BOLD FONT

A B C D E F G H I J K L M N O P Q R S T U V W X Y Z
a b c d e f g h i j k l m n o p q r s t u v w x y z
1 2 3 4 5 6 7 8 9 0 

Richmond Display

ABCDEFGHI JKLMNOP QRSTUVWXYZ
ab c de fg h ijklmnop qrstuvwxyz
123 4 567 89 0

#0089CF



Current Logo

BROOKHAVEN
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BROOKHAVEN
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AGENCY



Thank You
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