
 

Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Agenda 
 

Wednesday, March 25, 2026 at 12:15 PM 
 

1. Roll Call 
 
2. Minutes 

 
a. December 3, 2025 
b. January 7, 2026 

 
3. CFO’s Report 

 
a. 2025 Audit 

Monthly Update 
b. PARIS 

Timely Payments 
 

4. Applications 
 

a. Brookhaven Logistics Center – Subtenant Application – Home Depot 
b. Amneal 19 Nicholas Drive 
c. September Morning, LLC – Subtenant Application – 53 Ramsey, LLC 

 
5. Resolution 

 
a. Organizational Resolution #24 

 
6. CEO’S Report 

 
a. Scalamander Cove Request 
b. KCE NY 31, LLC Request 
c. Lawrence Aviation Request 
d. Middle Country Meadows Request  

May Meeting Date 
e. Housing 
f. Job Creation Numbers 
g. Fee Schedule – Late Payment Fee 

Ratify Office Closed – February 23, 2026 
NYSEDC Conference Sponsorship – Cooperstown 
LIBDC Sponsorship – Montauk Conference & Brookhaven Dinner 
ABLI/CIBS Event 
Board Assessments  
Bond Allocation 
Website – Bios 

 
7. Executive Session 

 
The next IDA meeting is scheduled for Wednesday, April 15, 2026. 

 
 



 

Town of Brookhaven 

Industrial Development Agency 

January 7, 2026 

Meeting Minutes 

Members Present:  Frederick C. Braun, III 
    Martin Callahan 
    Mitchell H. Pally 
    Ann-Marie Scheidt 
    John Rose 
    Frank C. Trotta (via Zoom) 
 
Also Present:   Lisa M. G. Mulligan, Chief Executive Officer 
    Lori J. LaPonte, Chief Financial Officer 
    Amy Illardo, Director of Marketing 
    Jocelyn Linse, Executive Assistant 
    Annette Eaderesto, IDA Counsel 
    Barry Carrigan, Nixon Peabody, LLP (via Zoom) 
    Howard Gross, Weinberg, Gross & Pergament, LLP (via Zoom) 
    Andrew Komaromi, Harris Beach Murtha, PLLC 
 
Chairman Braun opened the IDA meeting at 12:09 P.M. on Wednesday, January 7, 2026, 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 November 18, 2025 

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

Scheidt.  All voted in favor. 

 

2025 Activity 

Ms. LaPonte informed the Board that there were six recaptures of benefits in 2025, of which five 

were for sales tax; all have been disbursed.  There were ten closings in 2025 resulting in 

investments of $421 million and the creation and retention of 760 jobs. 
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Inland Long Island Residential DST (The Arboretum at Farmingville) – Application & 

Resolution 

This application is for an assignment and assumption of benefits for the Arboretum at 

Farmingville project on Horseblock Road.  This project is already constructed and occupied. 

 

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

seconded by Mr. Rose, and unanimously approved. 

 

Brookhaven Logistics Center – Application & Resolution 

This project has requested that four parcels be added to the existing project.  A public hearing 

was held with a comment received from South Country School District which was provided to 

the Board Members.   

 

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

seconded by Ms. Scheidt.  All voted in favor. 

 

Ms. Eaderesto joined the meeting at 12:15 P.M. 

 

Patchogue SL PropCo, LLC (D & F Patchogue A.l., LLC) – Application & Resolution 

This application is for an assignment and assumption of benefits for the D & F Patchogue A.L, 

LLC assisted living facility.  It was noted that this project was supposed to create 50 jobs, and 

they currently have 109 employees. 

 

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

seconded by Mr. Callahan, and unanimously approved. 

 

Ronk Hub – Resolution  

This resolution is to convey title to real property located east of the existing parking garage as 

part of the condemnation efforts. 
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The motion to approve this resolution was made by Mr. Rose and seconded by Ms. Scheidt.  All 

voted in favor. 

 

At 12:18 P.M., Ms. Scheidt made a motion to enter executive session to discuss matters 

pertaining to the employment history of a particular person, and litigation strategy in the matter 

of the Shoreham Wading River Central School District, Shoreham Wading River Central School 

District Board of Education, and James Smith, Individually and as Vice President of the Board of 

Education of the Shoreham Wading River Central School District against the Town of 

Brookhaven Industrial Development Corporation, and KCE NY 31, LLC (a.k.a.) Key Capture 

Energy, LLC.  The motion was seconded by Mr. Callahan and unanimously approved. 

 

At 12:52 P.M., Mr. Rose 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. 

 

Organizational Resolutions 

Mr. Pally made a motion to approve all resolutions except for #24 listed below with minor 

changes noted.  The motion was seconded by Ms. Scheidt. 

 

   1.  Appointment of CEO/Executive Director – Salary to be edited.  

   2.  Appointment of Chief Financial Officer – Salary to be edited.  

   3.  Appointment of Executive Assistant – Salary to be edited.  

   4. Appointment of Administrative Assistant – New resolution. 

   5. Appointment of Director Marketing and Project Development – Salary to be    

edited.  

   6. Appointment of Legal Counsel 

   7.  Appointment of Insurance Broker of Record 

   8.  Slate of IDA Board Officers – Mr. Grucci has resigned from the Agency; Mr. 

Rose will be named the Assistant Secretary. 
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   9.  Adoption of Committee Charters & Establishment & Appointing of Governance, 

Finance and Audit Committee – Mr. Grucci has been removed from all 

Committees. 

 10. Adoption of Fee Schedule  

 11. BLANK 

 12.  Hourly Requirement 

 13.  2026 Meeting Schedule – The March meeting will be moved to March 25, 2026. 

 14. Appointment of Website Design and Maintenance  

 15.  Banking and Investing   

 16. Adopting a Mission Statement and Measurement Report  

 17. Adopting an Ethics Policy, Procurement Policy and Property Acquisition & 

Disposal Policy  

 18. Adopting a Uniform Tax Exemption Policy 

 19. Adopting Compensation Policy 

 20. Adopting a Policy Concerning Board Member and Employee Loans 

 21. Adopting a Prevailing Wage Policy 

    22. Adopting an Adaptive Reuse Policy 

    23. Delegating and Authorizing Execution of IDA Documents 

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

             25.      Longevity – This resolution will be edited to longevity starting at $1,000 and 

increasing to $2,500.  

 26. Adoption of Deferred Compensation Program Policy 

    27. Holiday Schedule 

    28.  Adopting a Travel & Discretionary Funds Policy 

    29. Adopting an Accrual Policy for Management Employees  

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

 31. Audit and Accounting Services – The amount for PKF O’Connor Davies will be 

$26,500 and the amount for Jones Little & Company will be $2,000. 

    32. Adopting a Bereavement Policy 

    33.      Conflict of Interest Policy 

    34.      Appointment of Insurance Risk Manager 
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 35.     Approval of unlawful harassment & unlawful sexual harassment prohibition    

policy 

    36. Approval of 2025 Incentive Compensation 

    37. Jury Duty 

 38. Employee Health Insurance – FSA and HSA have been added to the resolution. 

    39.  Cancer Screening 

    40.    Appointment of Public Relations Firm 

 41. Supplemental Benefits Insurance 

    42. Shared Services Agreement 

  43.  Newspaper of Record 

  44. Acquisition of Real Property 

45. Document Retention and Disposal Policy – This is a new resolution that adopts 

New York State’s Document Retention and Disposal Policy. 

 46.  Separation Payout 

 

All voted in favor. 

 

CEO’s Report 

Board assessments, fiduciary responsibility forms, financial disclosure/ethics forms and related 

party confirmations are due.  The Board Members were also asked to complete the annual 

harassment training. 

 

Long Island Business Development Council (LIBDC) Membership 

Mr. Trotta made a motion to approve renewing membership with LIBDC at an expense of $950.  

The motion was seconded by Ms. Scheidt and approved with Mr. Pally recusing himself. 

 

New York State Economic Development Council (NYSEDC) Updates 

An update from NYSEDC was included in the meeting packets setting their goals for the new 

year. 
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The Board expressed gratitude to Mr. Grucci for his many years of good work and service to the 

Agency. 

 

The motion to close the IDA meeting at 1:03 P.M. was made by Mr. Callahan and seconded by 

Ms. Scheidt.  All voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, February 4, 2026. 

 



Town of Brookhaven 

Industrial Development Agency 

December 3, 2025 

Meeting Minutes 

Members Present: Frederick C. Braun, III 
Martin Callahan 
Mitchell H. Pally 
Frank C. Trotta 
John Rose 

Excused Members: Felix J. Grucci, Jr. 
Ann-Marie Scheidt 

Also Present: Lisa M. G. Mulligan, Chief Executive Officer 
Lori J. LaPonte, Chief Financial Officer 
Amy Illardo, Director of Marketing 
Jocelyn Linse, Executive Assistant 
Annette Eaderesto, Counsel 
Barry Carrigan, Nixon Peabody, LLP 
Howard Gross, Weinberg, Gross & Pergament, LLP (via Zoom) 
Andrew Komaromi, Harris Beach Murtha, PLLC 
Francis Lee, Integrated Structures 
Dan Dornfeld, Forchelli, Deegan & Terana 

Chairman Braun opened the IDA meeting at 3:05 P.M. on Wednesday, December 3, 2025, in the 

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

Farmingville, New York.  A quorum was present. 

CFO’s Report 

Ms. LaPonte presented the Budget vs. Actual Report for the period ending October 31, 2025.  

Expenses are in line with the budget and interest rates at both banks are decreasing to 3.5%.  The 

audit has started. 

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 budget was filed 

timely with the State in November. 
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The motion to approve the CFO’s Report was made by Mr. Rose and seconded by Mr. Pally.  All 

voted in favor. 

 

Integrated Structures 17 Old Dock, LLC – Resolution 

A comment was received from the South Country School District at the public hearing which 

was shared with the Board.  This will be the second project with Integrated Structures; eleven 

full-time equivalent employees are expected to operate at this new location. 

 

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

unanimously approved. 

 

At 3:13 P.M., Mr. Pally made a motion to enter executive session to discuss litigation strategy in 

the matter of the Shoreham Wading River Central School District, Shoreham Wading River 

Central School District Board of Education, and James Smith, Individually and as Vice President 

of the Board of Education of the Shoreham Wading River Central School District against the 

Town of Brookhaven Industrial Development Corporation, and KCE NY 31, LLC (a.k.a.) Key 

Capture Energy, LLC.  The motion was seconded by Mr. Trotta and all voted in favor. 

 

At 3:27 P.M., Mr. Pally made a motion to exit executive session and resume the regular agenda.  

The motion was seconded by Mr. Rose and unanimously approved.  No action was taken in 

executive session. 

 

Topgolf Callaway Brands Corp. and LGP TG Aggregator, LLC (Topgolf USA Holtsville, 

LLC) – Application & Resolution 

Topgolf Callaway is selling 60% of its Topgolf stake to LGP TG Aggregator, LLC.   

 

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

seconded by Mr. Pally.  The motion was approved with Mr. Callahan recusing himself. 

 

Four L Realty Co.  – Astor Pharmaceuticals, LLC – Subtenant Application & Resolution 
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Ecommerce Holdings, LLC rented warehouse space at the Four L Realty Co. facility and is 

owned by the same people as Astor Pharmaceuticals, LLC.  ECommerce Holdings, LLC is 

leaving the facility, and Astor Pharmaceuticals, LLC will be moving into the facility. 

 

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

seconded by Mr. Rose, and unanimously approved. 

 

CEO’s Report 

 

KCE NY 31, LLC Request 

This project had an extension on their resolution acceptance until the end of the year; they are 

now requesting an extension until the end of February 2026. 

 

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

voted in favor. 

 

2026 Meeting Schedule 

The motion to approve the 2026 meeting schedule was made by Mr. Callahan, seconded by Mr. 

Rose, and unanimously approved.  All meetings will be held at noon. 

 

Spec Warehouse Moratorium 

Mr. Callahan made a motion to extend the moratorium on spec warehouse projects that is due to 

expire at the end of the year to December 31, 2026.  The motion was seconded by Mr. Trotta and 

all voted in favor. 

 

New York State Economic Development Council (NYSEDC) February Conference Sponsorship 

Mr. Pally made a motion to sponsor this conference at a cost of $5,000.  The motion was 

seconded by Mr. Callahan and approved with Mr. Braun abstaining from voting. 

 

Uniform Tax Exemption Policy (UTEP) 
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Camoin Associates put together a proposal to conduct a study for updating the UTEP.  It is 

planned to be ready for the February meeting. 

 

The motion to close the IDA meeting at 3:37 P.M. was made by Mr. Callahan and seconded by 

Mr. Trotta.  All voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, January 7, 2026. 

 

 

 

 

 



Battery storage facility condemned after fire in Orange County, ordered to shut down 

(update) 

An Orange County village has condemned a battery energy storage facility that 

caught fire last month, ordering it shut down and citing what officials say were 

safety failures and unauthorized operation. 

The action follows a lithium-ion battery fire that broke out at the Convergent 

Energy facility at 28 Church St. Extension in Warwick around 10:30 p.m. on Friday, 

Dec. 19, according to a detailed update released by the Mayor’s Office. 

Warwick officials said the Building Department has issued a Notice of Violation 

and a Condemnation Order, and that the facility does not hold a valid Certificate 

of Compliance and should not have been operating at the time of the fire. 

Village officials said air monitoring conducted during the incident detected 

hydrogen cyanide at 0.5 parts per million at a monitor placed adjacent to the 

facility while the fire was actively burning — about half of the federal maximum 

allowable level. Downwind monitoring locations, including Memorial Park, 

showed zero readings, officials said. Continuous air monitoring continued 

through Dec. 22 as battery temperatures declined. 

The blaze was limited to a single battery cell, though exterior paint on adjacent 

cells ignited, according to fire officials. Lithium-ion battery fires cannot be 

extinguished with water and are typically allowed to burn out, making air-quality 

monitoring a key concern throughout the incident. 

The system has since been disconnected from the power grid, internally 

disengaged, and tarped, with damaged batteries expected to be removed. 

Village officials said the site has a history of safety issues. In 2023, a similar 

battery storage unit at the Warwick School Bus Garage caught fire, and the 

Church Street facility experienced an overheating event. Both incidents were 

attributed to moisture infiltration, officials said. Following those events, the 

Village Board and Village Engineer requested enhanced safety monitoring, which 

village leaders say was dismissed by both the battery manufacturer and 

Convergent Energy. 

Village legal counsel has formally notified Convergent that the company will be 

responsible for all costs related to cleanup, testing, engineering, and police 

https://dailyvoice.com/ny/warwick/cause-probed-in-battery-facility-fire-in-warwick-operator-defends-safety-measures/
https://dailyvoice.com/ny/warwick/cause-probed-in-battery-facility-fire-in-warwick-operator-defends-safety-measures/


services. The village has also requested additional surface, soil, and water testing 

and is in the process of retaining an independent consulting engineer.  

As previously reported by Daily Voice, the fire reignited community concerns 

about battery energy storage systems in residential areas. Town of Warwick 

officials enacted a moratorium on new battery storage facilities following the 

2023 incident, a restriction that remains in place.  

https://dailyvoice.com/ny/warwick/cause-probed-in-battery-facility-fire-in-warwick-operator-defends-safety-measures/
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Denied by IDA, spec industrial project still moves forward  

David Winzelberg//March 9, 2026//   

The Blueprint: 

 Ares Industrial Real Estate Income Fund is developing two speculative warehouse 

projects in North Bellport and Yaphank. 

 Brookhaven Industrial Development Agency denied tax breaks for the North Bellport 

project due to the absence of secured tenants. 

 Industrial vacancy rates in eastern Suffolk are higher (8.2%) compared to western 

Suffolk (3.4%) as of Q4 2025. 

Despite a rare rejection for IDA benefits, a global investment firm has begun work on two 

speculative industrial projects on Long Island.  

Ares Industrial Real Estate Income Fund (AIREF), a subsidiary of Ares 

Management Corporation, is performing site-clearing work for a project that will bring four 

warehouse buildings totaling 528,000 square feet to a 52-acre site on the east side of 

Station Road, south of Woodside Avenue and north of Sunrise Highway in North Bellport.  

https://libn.com/author/davidwinzelberg/
https://libn.com/tag/north-bellport/?taxo-tag-body
https://libn.com/tag/yaphank/?taxo-tag-body
https://libn.com/tag/ares-management/?taxo-tag-body
https://libn.com/tag/ares-management/?taxo-tag-body


The developer is also planning to build a 332,970-square-foot warehouse and distribution 

building on a 25.6-acre site in Yaphank. The wooded property is bordered by the Long 

Island Rail Road to the north, Station Road to the west and the sports complex Baseball 

Heaven to the east.  

Though the Town of Brookhaven has approved both projects, the Brookhaven Industrial 

Development Agency denied AIREF’s 2024 bid for tax breaks for the North Bellport 

project, because the developer had not yet secured tenants to occupy the buildings. After 

the denial, AIREF did not apply for IDA benefits for the Yaphank project. 

“Our board has a moratorium on spec industrial projects,” Lisa Mulligan, Brookhaven 

IDA CEO, told LIBN. “If they had an end user, we’d be happy to work with them.”  

AIREF officials were unable to be reached for comment.  

While industrial leasing activity remains robust throughout most of Nassau and Suffolk 

counties, some new spec developments in eastern Suffolk have been slower to find 

tenants. The overall vacancy rate for Long Island industrial real estate was 5 percent at the 

end of last year, though the industrial vacancy rate in eastern Suffolk was 8.2 percent, 

according to a report from Cushman & Wakefield.  

Brokers acknowledge that there are definitely more vacancies at industrial properties east 

of Veterans Memorial Highway (Route 454) than to the west. In fact, the vacancy rate for 

western Suffolk was just 3.4 percent in Q4 2025.  

“Western Suffolk County offers a sweet spot for multi-tenant complexes between 10,000 to 

25,000 square feet,” said Gary Chimeri, principal of Paramount Properties Group, who sold 

both the North Bellport and Yaphank parcels to AIREF. “As you push east of 454, you will 

find the vacancy rate doubles as only a handful of Long Island companies can afford to buy 

and fulfill this type of new product, hence the presence of institutional financing.”  

An outlier of that trend is the easternmost area of Suffolk. Mostly due to a growing demand 

amid a lack of product. The East End has a lower vacancy rate that even Nassau, which had 

an industrial vacancy rate of 5.2 percent in Q4 2025.   

“Once you get to the commercial areas serving the North Fork and South Fork, the vacancy 

rate goes back down to 3.4 percent,” said David Pennetta, executive managing director for 

Cushman & Wakefield. “Now that we have year-round residents on both forks, Calverton 

and Westhampton are the last two industrial areas serving the East End.”  

But brokers agree that finding appropriate tenants for new spec developments to the east 

of central Suffolk have been difficult to attract.  

https://libn.com/tag/town-of-brookhaven/?taxo-tag-body
https://libn.com/tag/spec-industrial-projects/?taxo-tag-body
https://libn.com/tag/brookhaven-ida/?taxo-tag-body
https://libn.com/tag/brookhaven-ida/?taxo-tag-body
https://libn.com/tag/industrial-vacancy-rate/?taxo-tag-body


One of the last spec industrial projects that received economic incentives before the 

Brookhaven IDA put its moratorium in place was a three-building development totaling 

about 550,000 square feet from Manhattan-based Wildflower Ltd. and Barings called 

the Brookhaven Logistics Center. The $162 million project that was built on a 42.1-

acre portion of a 71.4-acre parcel of vacant land west of Sills Road on the north side of 

Long Island Expressway. The spec development has yet to be filled.  

Tags: Brookhaven Logistics Center, Town of Brookhaven, Ares 

Management, Yaphank, Brookhaven IDA, spec industrial projects, North Bellport, industrial 

vacancy rate 
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Illinois-based investor seeks to buy Arboretum rental complex in Farmingville for 

$190M 

Listen • 4:39Automated narration. Learn more 

 

The owner of the 292-unit housing development in Farmingville, seen in June, is in 

contract to sell the complex to an Illinois investor, records show. Credit: Rick Kopstein 

By Celia Youngcelia.young@newsday.comUpdated January 13, 2026 5:55 am 

Share 

An Illinois-based investment group wants to buy a 292-unit rental complex in Farmingville 

for $190 million, less than two years after the development opened to residents. 

A company affiliated with Oak Brook, Illinois-based real estate investment firm Inland 

Private Capital Corp. signed a contract in November to buy The Arboretum at Farmingville, 

according to an application the company filed with the Brookhaven Industrial Development 

Agency on Dec. 12. 

Manhattan-based BRP Companies developed the roughly 62-acre rental complex, which 

offers a mix of townhomes, apartments and single-family houses for market-rate rent, plus 

a handful of affordable units, south of Horseblock Road, Newsday previously reported. The 

development was built on land that was formerly a farm and nursery. 

mailto:celia.young@newsday.com?subject=Illinois-based%20investor%20seeks%20to%20buy%20Arboretum%20rental%20complex%20in%20Farmingville%20for%20$190M
https://www.newsday.com/business/farmingville-arboretum-housing-laifvezv


The potential sale underscores how valuable rental properties are for investors, 

because these homes can command high rents amid the Island’s scarce housing supply, 

said Michael Florio, the CEO of Long Island Builders Institute, a trade association 

representing the home building industry on Long Island.  

“It’s basic economics,” Florio said. 

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. 

Rents at available units range from $3,784 to $5,732 per month depending on the size of 

the rental, according to the Arboretum's website.  

The complex also includes space for a 24,000-square-foot commercial building that 

Michael Kelly, the president of Farmingville-based Kelly Development, plans to break 

ground on this spring, Kelly said. The potential sale would not include his commercial 

project, Kelly said. 

Transfer of IDA tax breaks 

BRP spent at least $141 million on the project, according to a letter sent to the IDA in 

2021. Other investors in the project included the private equity firm BlackRock, according 

to a BRP news release from May last year.  

BRP secured 15 years of tax relief from the Brookhaven IDA through 2037, according to 

the 2021 agreement with the IDA. That 15 years of relief amounted to about $10 million 

in forgone property tax revenue, according to a 2021 Town analysis. When the developer 

first applied for the tax benefits in 2019, it argued that the savings were needed to “to 

ensure the financial viability” of the development, according to its IDA application.   

The IDA approved the transfer of those tax incentives to Inland in its board meeting on Jan. 

7. If the sale closes, Inland would receive the tax savings through 2037, said Daniel Baker, 

an attorney with Greenberg Traurig representing Inland. 

Inland plans to “own and operate” the multifamily complex, according to its IDA 

application. A representative for Inland declined to comment on the possible sale. 

BRP was required to set aside 30 apartments as affordable housing, Newsday 

reported. Rents for the affordable units ranged from around $2,600 to $2,900, depending 

https://www.newsday.com/privacy
https://livethearboretum.com/floorplans/
https://brookhavenida.org/blog/notice-of-third-supplemental-public-hearing-brookhaven-venture-llc
https://brookhavenida.org/files/venture/Lease%20Agreement%20Brookhaven%20Venture.pdf
https://brookhavenida.org/blog/notice-of-fourth-supplemental-public-hearing-brookhaven-residences-llc
https://brookhavenida.org/files/venture/applications.pdf
https://www.newsday.com/business/farmingville-arboretum-housing-laifvezv
https://www.newsday.com/business/farmingville-arboretum-housing-laifvezv


on a unit's size and the renter's income. Those units will remain affordable, said Lisa 

Mulligan, CEO of the Brookhaven IDA.  

The property tax savings likely contributed to making the Arboretum a strong investment 

opportunity, said Shimon Shkury, president and founder of Manhattan-based Ariel Property 

Advisors, an investment sales and advisory firm. 

Typically, property tax savings help an investor recoup the money they spend to acquire a 

property more quickly. Market-rate rental complexes with few numbers of affordable 

apartments, like the Arboretum, are attractive to investors, Shkury added. 

It’s also fairly common for IDAs to transfer tax benefits when ownership changes, said Greg 

LeRoy, the executive director of Good Jobs First, a government watchdog nonprofit. But he 

said tax abatements limit the dollars school districts collect from tax revenue. 

Tax abatements “are extremely costly to school districts, and if you incentivize new housing 

units, that means more student enrollment and more costs for the school districts,” LeRoy 

said.  

But Mulligan said the development was built on vacant land, and even with the tax breaks, 

it would produce more revenue for the town than had the site remained empty. 

The deal would expand Inland’s presence on Long Island. 

Inland, through its subsidiaries, owns at least three properties on Long Island: a self-

storage facility in Yaphank, a building occupied by a CVS in Levittown and a 109-

unit apartment property in Long Beach. 

By Celia Young 

celia.young@newsday.com 

 

https://inland-investments.com/property/devon-self-storage-84-long-island-avenue-yaphank-ny-11980
https://inland-investments.com/property/cvs-0218-2970-hempstead-turnpike-levittown-new-york-11756
https://inland-investments.com/property/10-west-apartments-10-west-broadway-long-beach-new-york-11561
mailto:celia.young@newsday.com


Fires, freeze on wind projects buffeting plans 
for LI battery storage facilities 
Listen • 9:50Automated narration. Learn more 

Battery storage units behind the Town of Brookhaven’s vehicle control and 
maintenance facility in Patchogue, in August. Credit: Newsday/John 
Paraskevas 
By Mark 
Harringtonmark.harrington@newsday.comMHarringtonNewsUpdated January 
12, 2026 8:03 am 
Share 

New York State’s plans for scores of battery-energy storage plants by 2030 
face new headwinds this year after another fire at an upstate battery plant in 
December, Suffolk County’s rejection of a variance for a proposed plant in 
Holtsville and the federal government’s freeze on wind-energy arrays designed 
to feed the batteries. 

mailto:mark.harrington@newsday.com?subject=Fires,%20freeze%20on%20wind%20projects%20buffeting%20plans%20for%20LI%20battery%20storage%20facilities
https://twitter.com/MHarringtonNews


Developers who had planned large battery plants for Long Island already faced 
waves of opposition from most Long Island towns with moratoriums on 
construction of the plants, following fires at three plants in New York State in 
2023. One of those, in East Hampton, has been back in operation since 
summer after a devastating 30-hour fire that required a near complete 
reconstruction. 

Proponents of the batteries, which are part of Gov. Kathy Hochul’s plan for a 
carbon-free grid by 2040, say battery-plant fires have been greatly reduced in 
recent years and new plants in the state are subject to strict new fire codes 
that went into effect this month. The codes mandate intense scrutiny of the 
plants’ designs, continuing inspections and faster emergency response plans. 

But 2025 was bookended by fires at plants in January and December that have 
provided fuel for opponents who say the plants don’t belong near residential 
areas, schools and evacuation routes. A massive fire at a plant in Northern 
California last year burned for days at one of the country’s largest such plants. 

WHAT NEWSDAY FOUND 

 Plans for battery-energy storage plants in New York State face 

challenges from a number of sources. 

 Developers with designs on Long Island plants have faced waves of 

opposition from most towns with some moratoriums on construction of 

the plants. 

 Long Island battery facility plans vary from one of less than an acre to 

another of more than six acres. 

Last month, a battery plant in upstate Warwick had a third fire in two years 
and the site has since been condemned by Warwick village,  which issued 
violations because the plant lacked a valid certificate of compliance, according 
to media reports. The owner of that plant, Convergent Energy and Power, 
noted the fire was extinguished within 24 hours without injuries and 
maintained air quality around the facility “was safe,” spokeswoman Kate Siskel 
said in an email. 



“It is important to note that the safety measures in place for this system — and 
all of Convergent’s systems in New York State — meet or exceed applicable 
codes and rules,” Siskel wrote, adding the company is addressing the missing 
certificate of compliance “directly with the Village. 

“Battery storage is a proven technology, and the risks are well-understood, so 
fires are rare, but that does not mean they never happen," Siskel said, 
noting Convergent is “confident in our ability to manage risks.” 

But those assurances do little to assuage those who live in Long Island areas 
that have been identified as potential battery sites. 

“It tells me that these things can still go on fire,” said Doug Augenther, a 
Glenwood Landing resident who lives less than a mile from the proposed site 
of a since-withdrawn battery plant. “Are they getting safer? Yes, but as long as 
the electrolyte in them is highly flammable, there will be fires.” 

The battery facilities planned for Long Island vary in size from less than an acre 
for a facility operating on Brookhaven Town land in Patchogue to more than 6 
acres for the planned Holtsville plant. The plants feature row upon row of large 
storage containers, each filled with hundreds of thousands of AA-size lithium-
ion batteries like those used in other electronic products. 

The batteries are used safely in countless rechargeable electronic products and 
utility storage systems, but improper use, poor design or damage can cause 
them to catch fire and, in the worst scenario, experience an extremely high 
temperature thermal runaway process that is exceedingly difficult to 
extinguish. 

Fire wasn’t the concern of Suffolk County’s health services department when it 
rejected a variance for a planned battery in Holtsville that is moving closer to 
construction. It was the potential impact on groundwater in a deep-recharge 
well that is one-third of a mile from the site and 50 feet below the surface. 

As Newsday reported, the county in October declined to issue a variance for 
the plant because of the planned storage of more than18,000 gallons of 
petroleum distillate oil and 99 gallons of electrolyte containing lead, arsenic 
and sulfuric acid, among other fluids. 



Savion Energy, a division of Shell that is developing the Holtsville Battery 
Storage plant, subsequently sued Suffolk in an attempt to overturn the 
rejection. Suffolk County and Savion declined to comment on the lawsuit. 

But the Suffolk County Water Authority has been monitoring the planned 
placement of battery storage plants across the county for months, and in 
Holtsville in particular, said Jeff Szabo, the authority’s chief executive. 

“We most certainly had a lot of questions about these types of facilities,” 
Szabo told Newsday, adding the agency has mapped out proposed sites across 
Suffolk to gauge which are within potential impact zones of its wells. 

As for offshore wind, the Trump administration’s latest stop-work order for 
those projects has halted most work on one 924-megawatt array, Sunrise 
Wind, that was scheduled to send its power to Long Island, with batteries in 
Brookhaven Town part of the plan to store any excess power when wind 
power isn’t being used by the grid. Offshore wind plants produce most of their 
energy in low-demand winter time, so storing large amounts of the power 
around the Holtsville landing point is key. 

LIPA last year said it would defer to the state to arrange new contracts for 
battery-energy storage plants, which store hours of energy to operate sections 
of the grid. 

Hochul, whose vision for 6,000 megawatts of batteries across the state by 
2030 is the driving impetus for the plants, has defended the need for them in 
spite of recent events. 

“While other states are rapidly investing in storage to stabilize their grids and 
lower costs, doing nothing risks leaving New York's economy behind and 
forcing New Yorkers to pay,” Hochul spokesman Ken Lovett said in an email. 
He pointed to the new fire-code regulations for batteries and noted the 
Warwick facility where the fires took place “predate the new regulations.” 

Hochul faces a reelection challenge this year and her anticipated Republican 
opponent, Nassau County Executive Bruce Blakeman, has been a critic of 
battery storage in residential communities. Earlier this year, his spokesman, 
Chris Boyle, issued a statement saying Blakeman opposed the Empire Wind 
project off Jones Beach “as well as the lithium battery storage facilities and will 
continue to advocate against both.” 



The viability of projects, including in the face of continuing moratoriums, may 
be leading some developers to reduce their exposure. A list by the New York 
State Independent System Operator of projects seeking to connect to the 
electric grid has been whittled to 20 projects on Long Island as of November. 
The figure had been more than 50 last spring. Only one of the current projects 
listed is in Nassau, at the Barrett power plant in Island Park. New to the list is 
79.9 megawatt plant called the Holtsville Brookhaven Battery Storage plant. 

Kelly Cooper, a spokeswoman for Savion, said despite the absence of Savion’s 
Setauket Energy Storage plant from the NYISO November queue, the proposal 
“remains an active project.” 

But it could face new scrutiny from the Brookhaven Town Board as developers 
request building permits and other approvals this year. Brookhaven stands to 
gain $139 million over 25 years from offshore wind. 

Asked how Brookhaven would view permit requests, Supervisor Dan 
Panico said, “We may evaluate the land-use applications when the time is right, 
but right now there needs to be a lot more work done by the applicants and 
the state of New York because you cannot expect the town board or any town 
to do this outreach for you.” 

Panico noted any application that needs a change of zone “likely has a much 
higher bar with regard to being successful.” 

The Setauket project has a parcel that would require such a change. And he 
said the Warwick fire won’t help. 

“Any fire certainly does not assuage the reasonable fears that residents have,” 
he said. 

Hochul’s administration has been more visible in recent months in support of 
battery storage, holding a forum on Long Island in November and touting the 
new fire safety codes. 

In an interview with Newsday in late November, David Sandbank, senior vice 
president of integrated energy solutions at the New York State Energy 
Research and Development Authority, which administers the state’s battery 
programs, said the new fire-safety standards position New York “one of the 



leading states in the country right now if not the world with the highest 
standards.” 

Asked why the state doesn’t wait for a safer technology to power the 
batteries, he said, “It’s not so much the chemistry or the technology; it’s the 
standards you put around it.” 

“Lithium ion is the prominent technology for all batteries across the world,” 
Sandbank said. “It’s very affordable and its mass produced and easier to 
deploy, and we have a lot of experience with it.” 

NYSERDA is also investing in non-lithium approaches for the future, too, he 
said, but for now lithium ion “happens to be the most effective, power dense 
and most affordable technology.” 

Asked if NYSERDA this year plans to exert its authority and override local 
moratoriums, Sandbank said, “I can’t answer about what we’re prepared to do 
or not prepared to do, but I think this should be an ongoing conversation.” 

He continued, “What’s now more critical is to educate the communities, the 
fire departments about our lessons learned from the data so that they can 
make the decisions on the setbacks from the local perspective.” 

For the Hauppauge Fire District, the setbacks would mean moving a planned 
79-megawatt plant it opposes at least a mile away from homes, schools and 
major roadways, Hauppauge Fire District spokesman Louis Marcus said. He 
said he isn’t convinced the newer codes will matter. 

“Every time they say they’re safe, another one catches fire,” Marcus said. The 
fire in Warwick, he added, “blows apart the theory that these systems have 
been redesigned and are firesafe.”  

 
By Mark Harrington 
mark.harrington@newsday.comMHarringtonNews 
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Biocogent, maker of skin care ingredients, plans $10 million expansion in North 

Bellport 

Listen • 4:20Automated narration. Learn more 

 

Daniel Gonzalez, manager at Biocogent, inspects inventory inside the company’s 

warehouse in Bellport. Credit: Dan Palumbo 

By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated March 13, 2026 

10:20 am 
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If you use brand-name skin creams to look younger, treat acne or sun damage, chances are 

some of the ingredients were developed by a biotechnology company in Suffolk County. 

Biocogent LLC supplies more than 60 active ingredients to major manufacturers of well-

known skin care products in 14 countries. 

The technology startup is in the middle of an expansion that involves moving from 12,000 

square feet at Stony Brook University’s Long Island High Tech Incubator to a three-building 

campus in North Bellport. The project, valued at more than $10 million, will likely wrap up 

in December or early next year. 

Biocogent needs the additional space because it anticipates increased demand for its 

ingredients.  
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“When we’re done, we’ll have more than tripled our space and increased our production 

output by six times,” said Joseph Ceccoli, the company’s president and founder. 

Sign up for the Daily Business newsletter 

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

Sign up 
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Biocogent is the latest example of a local startup to be founded and nurtured in a business 

incubator on a university campus and then graduate into space off campus. The Stony 

Brook incubator has more than 70 graduates, including medical imaging company 

SynchroPET and public companies Intellicheck and VasoMedical.  

Economic developers and economists said startups are a vehicle for turning inventions 

from university researchers into commercial products and to create jobs. 

The state has invested tens of millions of dollars to establish “a research corridor” in 

Nassau and Suffolk counties that ties together universities, research laboratories, business 

incubators and manufacturers to foster the growth of startups such as Biocogent.  

 

Joseph Ceccoli, president and founder of Biocogent, which supplies active ingredients to 

major manufacturers of well-known skincare products. Credit: Dan Palumbo 

https://www.newsday.com/privacy


Ceccoli opened Biocogent 15 years ago in the Stony Brook incubator. He said access to 

professors, students and libraries has been integral to the startup’s development. 

Biocogent has 44 employees and expects to add at least four more in the next few years. 

“We have a lot of Stony Brook graduates and we intend to always keep a tether to the 

university,” Ceccoli said during a tour of the company’s office and warehouse at 15 

Pinehurst Dr., which opened two years ago. 

Ceccoli said Biocogent is putting the finishing touches on a new factory at 19 Pinehurst Dr., 

which is slated to open this fall, and then will convert 9 Sawgrass Dr. to a research and 

development operation. The latter will open late this year or early next year, he said. 

Biocogent is among three local companies to recently be awarded allocations of low-cost 

electricity from the state Power Authority to support new buildings and equipment 

purchases. Biocogent won 556 kilowatts for seven years. 

The other power recipients are: 

CubicAcres, a vertical lettuce farm in Calverton, which received 176 kilowatts to support a 

$15 million expansion that will bring its workforce to at least seven employees. 

Modern Italian Bakery in Oakdale, which won an additional allocation of 140 kilowatts to 

support the purchase of $150,000 in refrigeration equipment. In return, the company will 

add at least two jobs to its workforce of 160 employees. 

Lewis M. Warren Jr., an authority trustee and commercial banker from Nassau County, told 

Newsday the low-cost electricity helps businesses locally and across the state to “stay 

competitive and grow within our communities." 

Besides the power authority, Biocogent’s expansion is being supported by Empire State 

Development, the state's primary business-aid agency, and the Brookhaven Town Industrial 

Development Agency. 

ESD awarded $1.5 million in grant funds and tax credits. The IDA awarded tax 

breaks totaling about $1.5 million in deals lasting 10 to 15 years, according to public 

records. 

IDA chief executive Lisa M.G. Mulligan said the agency wants to help tech startups that are 

graduating from the Stony Brook incubator to remain in Brookhaven. "I've been talking with 

Biocogent for years because we want them to expand here, to create jobs here," she said. 

Without the government assistance, Ceccoli said Biocogent wouldn’t be able to continue 

“inventing and investing to stay relevant." 



 

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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Atria Senior Living seeks to buy 2 assisted living facilities on Long Island 
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The Village Walk Assisted Living and Memory Care in Patchogue earlier this month. Credit: 

Newsday/J. Conrad Williams Jr. 

By Celia Youngcelia.young@newsday.comUpdated January 28, 2026 5:36 am 

Share 

Atria Senior Living Inc., one of the nation’s biggest operators of assisted living facilities, is 

seeking to expand its presence in the region with the purchase of two new centers on Long 

Island. 

Atria plans to buy two existing facilities — the Village Walk in Patchogue and the Village 

Green in Levittown — from Levittown-based D&F Development Group, according to 

documents filed with the Nassau County and Brookhaven industrial development 

agencies. 

If the deals close, Louisville, Kentucky-based Atria will benefit from thousands of dollars in 

continued tax breaks for both the facilities. The benefits were approved by the Nassau and 

Brookhaven IDAs. Peter Florey, principal and co-founder of D&F group, said he hopes to 

finalize the sales next month. 
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Atria has 11 assisted living centers on Long Island, according to the company’s website. 

The possible purchases come amid high demand for senior living facilities nationwide as 

the baby boomer generation ages, said Peter Delaney, a senior vice president at Kaufman 

Hall, a Chicago-based health care consulting firm. 

WHAT NEWSDAY FOUND 

 Atria Senior Living Inc. wants to buy two Long Island facilities, the Village Walk in 

Patchogue and the Village Green in Levittown. 

 If the deals close, Atria would benefit from tax breaks originally awarded to the 

developer D&F Development Group by the Nassau County and Brookhaven IDAs. 

 Combined, the two facilities have just under 250 beds for seniors, and a handful of 

units at the Patchogue facility are reserved for those who need memory care. 

“That population over 80, the primary consumer resident of senior facilities, is projected to 

grow,” Delaney said. 

The assisted living industry is a billion-dollar industry in New York State, according to the 

American Seniors Housing Association, a business association for senior housing 

providers. 

IDA tax breaks for Patchogue, Levittown facilities 

The Brookhaven Industrial Development Agency approved the transfer of D&F's existing 

property tax benefits on the Patchogue facility, which has 146 beds, to Atria in January. 

Those benefits will give Atria property tax savings through 2032, when the benefits are set 

to expire, IDA documents show. 

In December, the Nassau County Industrial Development Agency also approved the 

transfer of property tax benefits, set to expire in 2039, to Atria for the 103-bed Levittown 

facility, according to Nassau IDA documents. 

In 2022, 2023 and 2024, D&F saved about $2.3 million on property taxes on the Levittown 

facility and about $2 million on property taxes on the Patchogue facility, according 

to annual reports from the Nassau and Brookhaven IDAs. 

Atria plans to spend $36.4 million to buy Village Walk at 131 East Main St. in Patchogue, 

according to an application filed with the Brookhaven IDA. Atria said it would “continue to 

operate” the facility “as a senior assisted living and memory care community." 

Nassau IDA documents do not show how much Atria is spending to buy the assisted living 

facility on Schoolhouse Road in Levittown, north of the Hempstead Bethpage Turnpike.  
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Atria declined to comment on the possible purchases or on its plans for both facilities. 

Need for memory care 

D&F Development built both the facilities in the late 2010s, and Florey said he decided to 

sell the facilities to focus on other projects, such as new affordable housing developments. 

The Village Walk in Patchogue opened in 2018, Newsday reported. Rents start at $5,210 for 

lower-priced rooms, or $9,700 for rooms that include memory care, according to Village 

Walk’s website. The facility employed 109 people as of 2024, according to the Brookhaven 

IDA's 2024 annual report. 

The facility offers memory care for residents with Alzheimer’s disease, dementia and other 

conditions, according to its website — services that Long Islanders increasingly need, 

Florey said. 

“Most assisted living projects now include some components of memory care,” he said. 

“It’s unfortunately a growing need.” 

The Village Green opened in Levittown around 2020, Florey said. 

The facility was built on the former site of a bowling alley, and Atria committed to creating 

76 full time jobs, Newsday reported. As of 2024, Village Green employed 130 staffers, 

according to Nassau County's 2024 annual report. 

Expanding Atria’s reach 

Atria is one of the largest operators of senior living communities in the United States, 

according to the American Seniors Housing Association. 

As of 2024, Atria ranked as the third largest U.S. senior housing operator, with 33,241 

housing units over 274 properties, according to the association's 2024 report of the top 50 

operators in the country. 

Of those top 50 operators, the top five companies controlled one-third of the 549,197 

senior housing units managed by those 50 firms. 

Large operators tend to have the advantage in the industry, because they can spread staff 

around multiple locations, decrease costs and offer more benefits to employees, Kaufman 

Hall’s Delaney said. 

By Celia Young 

celia.young@newsday.com 
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Riverhead town plans fresh start at Enterprise Park at Calverton 
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There have been a host of proposals for the EPCAL site, from a recent aviation pitch to an 

indoor ski mountain and resort. Credit: Newsday/John Paraskevas 

By Tara Smithtara.smith@newsday.com@taramsmithMarch 5, 2026 5:00 am 

Share 

Riverhead Town officials are ready for a fresh start at Enterprise Park at Calverton after a 

State Supreme Court justice threw out all but one claim a venture aerospace company 

alleged against the town in a lawsuit over the canceled $40 million sale of the property. 

In the Feb. 27 ruling, Justice David Reilly dismissed 16 of 17 claims in the complaint filed by 

Calverton Aviation & Technology, which sought to transform the 1,643-acre site into a high-

tech aviation and industrial hub. 

The decision dismantles the company's effort to force Riverhead to close the deal 

and clears the town of allegations of breaching contracts, fraud and other claims. But 

litigation will continue as Reilly's ruling clears the path for a trial on a surviving claim of 

tortious interference. 

Riverhead Town Supervisor Jerry Halpin called the decision a “win” for residents and said 

he wants to explore ideas big and small for the site. 
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“It’s an opportunity to create a brighter future,” Halpin said in an interview. “It’s time to get 

busy and start putting that property to work for the taxpayers.” 

Allegation of IDA 'escape hatch' 

Calverton Aviation & Technology is a subsidiary of Triple Five Group, whose portfolio 

includes the Mall of America and American Dream malls. The company argued in its 

lawsuit that Riverhead Town used its Industrial Development Agency as an “escape hatch” 

to kill the deal, which had been pending since 2018. 

Reilly declined to dismiss the claim of tortious interference, which occurs when a 

defendant maliciously causes a third party to breach a contract with a plaintiff, resulting in 

damages. The judge wrote it “can sometimes be a sublime connivance within a proper 

process to achieve a specific outcome” in his decision. 

Ronald Rossi, a Manhattan attorney representing Calverton Aviation & Technology, said 

CAT plans to proceed to trial on that claim and appeal the dismissals. 

Despite dismissing most of the claims, Rossi said the judge “left in place the heart of CAT’s 

claim” that Riverhead interfered with an independent review by the Riverhead Industrial 

Development Agency “through its undue political influence and tactics,” he wrote in an 

email. 

In 2022, CAT and Riverhead Town struck a new agreement to move the sale along and 

which called for the IDA to analyze CAT’s financial capability of developing the site. The 

town's IDA denied the application in October 2023, prompting the town board to declare 

the contract null and void. 

In the lawsuit, CAT alleged that negative comments made by town officials served as 

“marching orders” to the IDA and the board “bowed to political pressure” ahead of a 2023 

town election during which Enterprise Park became a contentious issue. 

Riverhead Town Attorney Erik Howard said tortious interference could be difficult to prove 

in court. 

“While the case isn’t over, this decision is a big win that narrows legal paths for CAT to 

pursue,” Howard wrote in an email. 

Future of the site 

A notice of a pending lawsuit remains in place on the site, limiting the town’s options for the 

property until the legal issues are resolved. 

https://www.newsday.com/long-island/towns/epcal-sale-ida-transfer-land-lease-vote-brexmwxl
https://www.newsday.com/long-island/towns/riverhead-industrial-development-agency-calverton-aviation-and-technology-ktogcgh8


But lawmakers and residents are envisioning the future of the site, where Grumman once 

built F-14 jets. After the plant closed, in 1998 the U.S. Navy sold the property to Riverhead 

for $1, intending it be used for economic development to offset 4,000 lost jobs and tax 

revenue. 

John McAuliff, coordinator of the community group EPCAL Watch, said the town should 

conduct a "serious investigation” into the best long-term uses based on resident feedback 

and development specialists. 

Past ideas have varied widely, from CAT’s aviation pitch to an indoor ski mountain and 

resort that failed to launch. 

Mark Haubner, of Aquebogue, served on an ad-hoc committee formed by former 

Supervisor Tim Hubbard on the site's future — one Halpin said he intends to continue 

meeting with. 

Haubner described Enterprise Park as a “blank canvas” that should most importantly 

generate lasting careers. 

“That’s where we’re focused right now: Are people going to be able to get good jobs and 

stay in Riverhead or want to come to Riverhead?” Haubner said in an interview. “How many 

people go away to college and never come back? There’s a brain drain there.” 

The EPCAL site 

 Grumman once built F-14 jets there. After the plant closed, in 1998 the U.S. Navy 

sold the property to Riverhead for $1, intending it be used for economic 

development to offset 4,000 lost jobs and tax revenue. 

 In 2022, Calverton Aviation & Technology and Riverhead Town struck a new 

agreement to move the sale along that called for the town's industrial development 

agency to analyze CAT’s financial capability of developing the site. 

 The IDA denied the application in October 2023, prompting the town board to 

declare the contract null and void. 

By Tara Smith 

tara.smith@newsday.com@taramsmith 
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Felix J. Grucci Jr., ex-congressman, steps away from Brookhaven IDA role 
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Felix J. Grucci Jr. on election night on Nov. 5, 2002, at the Bohemia Holiday Inn.  Credit: 

Newsday/John H. Cornell Jr. 

By Carl MacGowancarl.macgowan@newsday.comCarlMacGowanUpdated January 7, 

2026 7:54 am 
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Felix J. Grucci Jr., a former congressman, ex-Brookhaven town supervisor and retired 

fireworks executive, has stepped down from his post on the town's Industrial Development 

Agency. 

The Republican, 74, of East Patchogue, had served for more than a decade on the seven-

member IDA board. He said he resigned to focus on caring for his wife, Madeline, who has 

been in failing health. 

Town officials did not immediately name a replacement. The IDA considers requests for tax 

breaks from developers and businesses seeking to relocate to Brookhaven. 

“It has a lot to do with life’s challenges,” Grucci said of his resignation on Tuesday. “Her 

health care needs consume all my time, and I could not prepare and work productively as a 

member of the board.” 
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Felix Grucci’s career 

 Executive vice president/chief financial officer of Fireworks by Grucci. Retired in 

2013. 

 Brookhaven town councilman, 1993-1995. Brookhaven Town supervisor, 1997-2000 

 U.S. House of Representatives in New York's 1st District, 2001-2003 

Grucci's resignation from the unpaid role had been announced Monday by Supervisor Dan 

Panico during a town board meeting.  

Panico recalled first meeting Grucci as a junior high school student about 25 years ago 

when Grucci was the town's supervisor. 

"He was a gentleman then, and everyone I ever met says he is a true gentleman," Panico 

said. 

Grucci's family operates Bellport-based Fireworks by Grucci, a world-renowned 

pyrotechnics company that has provided fireworks displays for presidential inaugurations 

and the Olympics. Grucci retired from the company in 2013 after serving as its chief 

financial officer. 

After two years on the town council, Grucci was elected Brookhaven supervisor in 1996, 

succeeding fellow Republican John LaMura, who declined to seek reelection. 

LaMura's administration had been marred by a corruption scandal linked to Port Jefferson 

auto dealer John McNamara, who pleaded guilty to federal fraud charges in 1992 for 

running a multibillion-dollar Ponzi scheme. The scandal led to guilty pleas by two former 

Brookhaven officials and the acquittal of two others, Newsday reported at the time. 

Grucci was credited by some with restoring faith in town government in the scandal's 

aftermath.  

“He is one of the most important people who have ever served in the Town of Brookhaven 

and Suffolk County in a variety of different roles," said Mitchell Pally, a former executive 

director of the Long Island Builders Institute, and an ex-MTA board member who served on 

the IDA with Grucci.  

“I think the nature of Brookhaven has improved tremendously over the years in its services 

and its ability to provide for its citizens, and [much] of that started when Felix was 

supervisor,” Pally said in a phone interview. 



Grucci was elected to an East End House seat in 2000 and served a single term before 

losing a narrow race to Democrat Tim Bishop in 2002. Bishop won by less than 3,000 votes 

out of 167,791 cast. 

Bishop recalled Grucci was gracious in his defeat after a sometimes bruising 

campaign. “By today’s standards, it was a relatively tame race," Bishop said on 

Tuesday. "Our personal interactions were certainly civil.” 

Suffolk County and Brookhaven Republican chair Jesse Garcia said Grucci's political 

career was marked by a “big heart” and "attention to detail.” 

“He always cared about what government could do to improve the lives and the economy 

of the residents of the Town of Brookhaven and really all of New York," Garcia said in a 

phone interview. “He brought his business acumen at a time when it was really needed.” 

Grucci said he had no plans to reenter government, but added if offered a position he 

would "consider it seriously." 

“I am most proud of the fact that the people of the town of Brookhaven and the First 

Congressional District have put their faith in me,” he said. “In the fireworks business, you 

learn to keep your head low. You learn to keep your head lower in politics.” 

 

By Carl MacGowan 

carl.macgowan@newsday.comCarlMacGowan 

Carl MacGowan is a Long Island native who covers Brookhaven Town after having 

previously covered Smithtown, Suffolk County courts and numerous spot news and feature 

stories over his 20-plus year career at Newsday. 

 

mailto:carl.macgowan@newsday.com
https://twitter.com/CarlMacGowan










Am1's length tenant 

F. PROPOSED AREA TO BE OCCUPIED

19,000 square feet

G. PROPOSED USE BY SUBTENANT

Bakery manufacturing

H. DOES PROPOSED USE AND OCCUPANCY COMPLY WITH ALL 

PLANN1NG, ZONING, BUILDING, HEAL TH AND ENVIRONMENT AL 

LAWS, REGULA TIO NS AND REQUIREMENTS, AND ALL COVENANTS, 

AGREEMENTS AND DECLARATIONS OF RECORD?

Yes.

I. PROPOSED SUBLEASE TERMS

TERM:

10 years and 3 months

COMMENCEMENT DA TE: 

Upon substantial completion of Landlord's Work. 

GUARANTORS: 

Healthy Choice, LLC 

BASE RENT: 

$16.00 per square foot for the first 6 months following rent abatement period, $26.00 per 
square foot for the next 6 months.  

BASE RENT INCREASES: 

3% 

5 























































































Home Depot U.S.A., Inc.

NP/Winters Long Island Industrial, LLC 2021     

Brookhaven Logistics Center, LLC 

 



Brookhaven Logistics Center, LLC   

3315 N. Oak Trafficway, Kansas City, MO 64116  

Andrew Villari  

Development Manager    

N/A

Farrell Fritz, P.C.    

100 Motor Parkway, Suite 300, Hauppauge, NY 11788      

Peter L. Curry, Esq. 

(516) 227-0722

N/A



No

No

Parcel "B&C" Sills Road, Yaphank, NY 11980     

0200 663.00 3.00  029.001

50.64 Acres

414,000 sq ft          

District 0200, Section 664, Block 2, Lot 059.001
District 0200, Section 704, Block 3, Lot 013.001



Unrelated

N/A

Home Depot U.S.A., Inc.         

2455 Paces Ferry Road, Atlanta, GA 30339-4024       

Refer to Exhibit A       

Headquartered at 2455 Paces Ferry Road, Atlanta, GA 30339-4024       

HD Operations Holding, Company, Inc.  (100%)     

Principal address at 2455 Paces Ferry Road, Atlanta, GA 30339-4024    



414,000 Square Feet      

Warehouse and Distribution Center utilizing light rail located on Premises  

Yes

15 years

May 2027            

$23.40/sqft          

1.75%  

N/A



Construction of 414,000 sq ft distribution center,    

installation of rail track, construction of outdoor paved parking and material

storage area.    

$157,000,000      

Partnership cash equity and construction financing.

The tenant will construct and install all operational, structural, mechanical,

electrical, and logistics system and associated office and workforce support spaces.      

$11,000,000         

Cash  



See Salary and Fringe Benefit Details in Exhibit C

Yes

Yes, refer to Exhibit B.

0

200 FTE (includes Subtenant direct jobs & third party logistics jobs operating on site) 

Fair Market Rent was determined using a percentage of the estimated 
project cost. 



There is no mortgage on the property.     







Exhibit A

Source: The Home Depot 10-K Annual Report (1/21/2026)
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Home Depot U.S.A., Inc. 
2455 Paces Ferry Rd NW 
Atlanta, GA 30339 
Re: NP/Winters Long Island Industrial, LLC 2021 Facility 

Town of Brookhaven Industrial Development Agency 
c/o Town of Brookhaven Division of Economic Development 
One Independence Hill 
Farmingville, New York 11738 
Attention: Lisa Mulligan, CEO 

Dear Ms. Mulligan, 

March 9, 2026 

On behalf of Home Depot U.S.A., Inc. ("Home Depot"), I am pleased to submit a formal request 
for sales tax exemptions related to the construction and equipping of a new proposed distribution 
center in partnership with NorthPoint Development as outlined in the Application for Consent to 
Sublease for the Town of Brookhaven Industrial Development Agency's (ID A's) consideration. 

Home Depot is currently evaluating its U.S. footprint and looking for ways to improve 
efficiencies in its stores and distribution centers. As such, Home Depot is making a significant 
investment in updating their supply chain with state-of-the-art distribution facilities throughout 
the U.S. As part of this investment strategy, Home Depot is considering developing a distribution 
center in the New York market. 

Home Depot requests the IDA to consider a sales tax exemption to offset approximately 
$11,000,000 in investment to prepare and equip the facility. This is in addition to North Point's 
investment in constructing the building. As the tenant, Home Depot will construct and install all 
operational, structural, mechanical, electrical, and logistics systems, as well as the associated 
office and workforce support spaces. Of the total $11,000,000, Home Depot estimates that 
$5,500,000 will be subject to the 8.75% sales tax. As such, the estimated value of the exemption 
to Home Depot would be approximately $481,250, depending on actual expenditmes subject to 
sales tax. 

The proposed distribution center at the NP/Winters Long Island Industrial, LLC 2021 Facility 
would serve customers with same-day and next-day delivery specializing in big and bulky 



building material SK Us that are most effectively handled utilizing light rail and flatbed trucks 
( e.g., lumber, building materials, flooring, etc.). Therefore, in addition to the construction jobs 
and 200 new, full-time jobs (Home Depot direct jobs and third-party logistics jobs) generated by 
the project, residents and local construction companies in the region will benefit from an 
enhanced delivery service of the tools and materials needed on a same-day or next-day basis, 
where and when needed. 

Home Depot appreciates the Agency's consideration of this submission and remains committed 
to working with stakeholders to advance this project. 

Senior Director - Tax Counsel 
Home Depot U.S.A., Inc. 



VFARRELLFRITZPc 
ATTORNEYS 

Laura K. Fallick 
Associate 

Direct Dial: 516.227.0735 
Direct Fax: 516.336.2225 
lfallick@farrellfritz.com 

VIA FEDERAL EXPRESS AND E-MAIL 
Ms. Lisa M.G. Mulligan 
Chief Executive Officer 

March 12, 2026 

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

Re: Amneal Pharmaceuticals LLC 2019 Facility 
Application for Extension of Economic Benefits 

Dear Ms. Mulligan and Members of the Board: 

400 RXR Plaza 
Uniondale, NY 11556 
www Jarrel !fritz. com 

Enclosed please find: (i) an application for financial assistance for Amneal Pharmaceuticals LLC 
(the "Applicant"); and (ii) a Short Environmental Assessment Form relating to the above-
referenced project (the "Project") located at 19 Nicholas Drive, Yaphank, New York (the "Yaphank 
Property"). A check in the amount of $4,000.00 representing the application fee will follow under 
separate cover. 

I also attach a business plan outlining the proposed Project, which includes renovations to be 
performed the Yaphank Property as well as at 50 Horseblock Road, Brookhaven, New York (the 
"Horseblock Property"). The Town of Brookhaven Industrial Development Agency (the "Agency") 
previously granted benefits to an affiliate of the Applicant for the Horse block Property, which have 
since expired. The Applicant intends to submit an application for economic assistance relating to 
significant improvements to be made at the Horseblock Property under separate cover. 

The Applicant is a subsidiary of Amneal Pharmaceuticals, Inc. (the "Company"), a publicly traded 
global biopharmaceutical company that has developed and delivered a diverse portfolio of generic 
and specialty pharmaceuticals for nearly 25 years. The Company is committed to expanding 
affordable access to high-quality medicines and has developed the Amneal Patient Assistance 
Program, which has helped thousands of eligible patients obtain their medications at no cost. The 
Company's continuing success and growing demand for its products and services necessitate 
modifying its facilities to increase production capacity, diversify its product offerings and 
accelerate revenue growth while maintaining the highest quality standards. The Applicant has 
also partnered with Suffolk County Community College to develop a tailored training program 
designed to prepare local residents for careers in pharmaceutical manufacturing. 

The Company currently employs approximately 780 individuals in its two facilities in the Town of 
Brookhaven, and anticipates creating additional positions to support its upcoming projects. 

The Applicant's renovations at the Yaphank Property will support another expansion of 



Ms. Lisa M.G. Mulligan 
Town of Brookhaven Industrial Development Agency 
March 12, 2026 
Page 2 

manufacturing at the Horseblock Property. The Applicant originally acquired the Horseblock 
Property as a 110,000-square-foot building. Since then, the Applicant has renovated and 
expanded the facility into a 352,544-square-foot, three-story building, and employment at the 
facility has grown from approximately 150 employees to nearly 780. 

Now, in response to increased demand and technological advancements, the Applicant plans to 
undertake a strategic expansion of its New York operations to further support activities at the 
Brookhaven facilities. As part of this initiative, approximately 77,000 square feet of existing 
warehouse space at the Horseblock Property will be redeveloped into a state-of-the-art 
pharmaceutical manufacturing facility dedicated to advanced dosage form production (e.g., oral 
solids and liquids, injectables, ophthalmics, etc.). This redevelopment represents a 
transformative investment in Brookhaven's life sciences infrastructure and further reinforces the 
Town's position as a center for high-value pharmaceutical manufacturing. 

To ensure uninterrupted operations during the planned renovation of the Horseblock Property, 
the Applicant will relocate existing warehousing functions to the Yaphank Property. In connection 
therewith, the Applicant seeks (x) an extension of the term of its existing lease and real estate tax 
abatement transaction with the Agency for the Yaphank Property for an additional five years to 
facilitate these objectives, and (y) sales tax abatements on certain materials and equipment to be 
installed and utilized at the Yaphank Property. 

We respectfully request that the foregoing matter be added to the agenda of the Agency's March 
board meeting. 

Please do not hesitate to contact me with any questions. 

cc: Edward Angelini, Esq. 
Peter L. Curry, Esq. 

Enclosures 

FF\50522006.4 

Very truly yours, 

 tt  
Laura K. Fallick 



Town of Brookhaven Industrial Development Agency 
c/o Town of Brookhaven Division of Economic Development 
One Independence Hill 
Farmingville, NY 11738 

To Whom It May Concern: 

March 10, 2026 

53 Ramsey LLC is a wholly owned subsidiary of Healthy Choice LLC, a family-owned 
business established in 1998 by its owners, Mr. Sid Sohail and Dr. Shahid Rasul, who 
are brothers. Healthy Choice currently owns 15 food-oriented businesses in New York, 
consisting of Starbucks, Au Bon Pain, Taco Bell, Pizza Hut, and UC Trading, a 
wholesale food products distributor that supplies these businesses. These businesses 
currently generate revenues over $17,000,000 per annum and employ over 150 
workers. 

53 Ramsey LLC was created to address the growth of Healthy Choice's bakery 
business, and this new state-of-the-art facility, located in a brand-new building, will 
enable Healthy Choice to further grow and expand its market share in various bakery 
items, as well as supplying food preparation items for various other products sold at 
Healthy Choice's various operations. At this new facility, 53 Ramsey LLC, will be 
employing +/- 35 workers, who will be operating various new highly energy efficient 
Rational brand ovens. There will be installation of walk-in freezers, walk-in refrigerators, 
commercial dough proofers, and various other equipment necessary for the tenant's 
operations. In addition to the above equipment, 53 Ramsey will also be constructing 
offices, bathrooms, and locker rooms for its employees. Its total initial investment in this 
facility is estimated to be+/- $1,250,000. 

The advantages of setting up this new facility will enable Healthy Choice to dramatically 
increase its total production capabilities, as well as to seek more customers interested 
in its various bakery products. It is expected that this new and growing business will be 
yet another company locating in the Town of Brookhaven, attracted by the economic 
development incentives that rookhaven is offering. 

Sincerely, 

Sid Sohail, President 
53 Ramsey LLC 



ALBANY   |   HAUPPAUGE   |   NEW YORK   |   WATER MILL

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. 
38736/101 

March 13, 2026 

VIA E-MAIL- lmulligan@brookhavenida.org 

Ms. Lisa M.G. Mulligan 
Chief Executive Officer 
Town of Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville, NY 11738 

Re: 53 Ramsey Road, Shirley, New York - Subtenant Application 

Dear Ms. Mulligan and Members of the Board: 

This firm submitted an Application for Consent to Sublease for 53 Ramsey LLC on March 10, 
2026.  I had a subsequent conversation with Lisa Mulligan and Barry Carrigan, where I confirmed 
that I had been informed that approximately one-third of the baked goods to be produced at the 
facility would contain cannabis-infused ingredients.  I understand that Agency has a policy against 
providing financial assistance to projects involved in the cannabis industry.    

At this time, I propose that the Agency consent to the sublease.  This manufacturing facility will 
bring 35 employees to Brookhaven. It will also help lease up a project catering to small and 
medium-sized businesses that can grow and prosper in the Town.  I also propose that the 
subtenant pay a PILOT payment equivalent to an allocated portion of the real estate taxes 
otherwise chargeable against the project without a PILOT Agreement.  Thus, the Agency would 
not provide financial assistance to this subtenant, and the entire building would end up making 
greater PILOT payments than originally agreed between September Morning LLC and the 
Agency.   

I hope that this letter provides context for this somewhat unique situation, and look forward to 
meeting with the Board on March 25th to discuss this matter further. 

Please do not hesitate to contact me with any questions. 

Very truly yours, 

Peter L. Curry 
Peter L. Curry 

cc: Barry Carrigan, Esq. 

FF\50553350.1 



4894-5596-9407.2  

Date: August 16, 2023 

At a meeting of the Town of Brookhaven Industrial Development Agency (the 
“Agency”), held at 1 Independence Hill, 2nd Floor, Farmingville, New York 11738 on the 16th 
day of August, 2023, the following members of the Agency were: 

Present: Frederick C. Braun III, Chairman 
Martin Callahan, Treasurer 
Ann-Marie Scheidt, Secretary  
Frank C. Trotta, Asst. Treasurer  
Mitchell H. Pally, Member 

Recused: 

Excused: Felix J. Grucci, Jr., Vice Chair  
Gary Pollakusky, Asst. Secretary 

Also Present: Lisa M. G. Mulligan, Chief Executive Officer 
Lori LaPonte, Chief Financial Officer 
Amy Illardo, Director of Marketing and Project Development 
Terri Alkon, Administrative Assistant 
Annette Eaderesto, Esq., Counsel to the Agency  
William F. Weir, Esq., Transaction Counsel  
Howard Gross, Esq., Transaction Counsel (via Zoom) 

After the meeting had been duly called to order, the Chairman announced that among the 
purposes of the meeting was to consider and take action on certain matters pertaining to 
establishing a policy to decline any projects related to the cultivation, production, distribution, 
sale, and/or use of cannabis located in the Town of Brookhaven. 

The following resolution was duly moved, seconded, discussed and adopted with the 
following members voting: 

Voting Aye Voting Nay 

Braun 
Callahan 
Scheidt 
Trotta 
Pally 



4894-5596-9407.2  

RESOLUTION OF THE TOWN OF BROOKHAVEN 
INDUSTRIAL DEVELOPMENT AGENCY APPROVING A 
POLICY TO DECLINE INVOLVEMENT IN ANY PROJECT 
RELATED TO THE CULTIVATION, PRODUCTION, 
DISTRIBUTION, STORAGE, SALE AND/OR USE OF 
CANNABIS OR RELATED THERETO 

WHEREAS, by Title 1 of Article 18-A of the General Municipal Law of the State of 
New York, as amended, and Chapter 358 of the Laws of 1970 of the State of New York, as 
amended from time to time (collectively, the “Act”), the Town of Brookhaven Industrial 
Development Agency (the “Agency”), was created with the authority and power among other 
things, to assist with the acquisition of certain industrial development projects as authorized by 
the Act; and 

WHEREAS, the mission of the Agency is to improve the quality of life for Brookhaven 
Town residents by promoting and assisting the growth of businesses that will increase 
employment opportunities, increase the commercial tax base, and are sensitive to the quality of 
the environment; and 

WHEREAS, the New York State Marijuana Regulation and Taxation Act (the 
“MRTA”), enacted on March 31, 2021, legalizes the production, sale, and use of marijuana in 
New York State; and 

WHEREAS, board of directors of the Agency (the “Board”), have discussed the MRTA; 
and 

WHEREAS, the Agency has agreed to adopt a policy to not have any involvement with a 
project located in the Town of Brookhaven, that may be used in connection with cultivation, 
production, distribution, storage, sales and/or use of cannabis (“Cannabis Projects”); and 

WHEREAS, the Agency intends to adopt a policy with respect to Cannabis Projects in 
accordance with the provisions of this Resolution;  

NOW, THEREFORE, BE IT RESOLVED by the Agency (a majority of the members 
thereof affirmatively concurring) as follows: 

RESOLVED: The Agency hereby determines and finds as follows: 

Section 1. The Agency determines that it will not be involved whether directly or 
indirectly with any project that includes the cultivation, production, distribution, storage, 
sale, and /or use of cannabis within the Town of Brookhaven. 

Section 2. This Resolution shall take effect immediately. 



4894-5596-9407.2  

STATE OF NEW YORK ) 
:  SS.: 

COUNTY OF SUFFOLK ) 

I, the undersigned Chief Executive Officer of the Town of Brookhaven Industrial 
Development Agency, DO HEREBY CERTIFY: 

That I have compared the annexed extract of the minutes of the meeting of the Town of 
Brookhaven Industrial Development Agency (the “Agency”), including the resolutions contained 
therein, held on the 16th day of August, 2023, with the original thereof on file in my office, and 
that the same is a true and correct copy of the proceedings of the Agency and of such resolutions 
set forth therein and of the whole of said original insofar as the same related to the subject 
matters therein referred to. 

I FURTHER CERTIFY that public notice of the time and place of said meeting was duly 
given to the public and the news media in accordance with the New York Open Meetings Law, 
constituting Chapter 511 of the Laws of 1976 of the State of New York, that all members of said 
Agency had due notice of said meeting and that the meeting was in all respects duly held. 

IN WITNESS WHEREOF, I have hereunto set my hand as of the 16th day of August, 
2023. 

By: ___________________________________ 
Chief Executive Officer 



SCALAMANDER COVE LLC 
249-12 Jericho Tpke., Ste. 230

Floral Park, NY 11001

January 8, 2026 

Brookhaven Industrial Development Agency 
One Independence Hill 
Farmingville, NY 11738 

Attn: Lisa M.G. Mulligan 
CEO 

Re: Scalamander Cove, Middle Island, NY 
Pines Barrens Credit Certificate 

Dear Lisa, 

I hope this finds you well. As I said in our recent discussion, we have had some success in locating the 
Pine Barrens credits that we need for the Scalamander Cove project. 

Having said that, we need to obtain a total of 14 and we are not there yet. I realize this has taken a long 
time but I think you understand the reasons for that. To demonstrate our good faith, I have provided 
copies of the credits we are purchasing. 

Accordingly, we require a nine month extension in the hope that it will provide enough time to acquire 
all the necessary credits. 

Thank you so much for all your help. It is greatly appreciated. 

PJA/PAL 
Enc. 
Cc: Sam Glass, Esq. 

Very truly yours, 
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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 23, 2026 

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: Request for an Extension of Time to Close on Key Capture Energy, LLC / 
KCE NY 31, LLC – Shoreham LIPA Facility - No # North Country Road, 
Shoreham, NY 

Dear Ms. Mulligan: 

We are writing to request an extension of time to close the above noted transaction with 
the Agency for the reasons noted herein. As you may know, this firm represents KCE NY 31 LLC 
(the “Company”) in connection with the request for financial assistance from the Town of 
Brookhaven Industrial Development Agency (“Agency”) for the Company’s development of a 
new battery energy storage system facility (the “Project”) at the former Shoreham Nuclear Power 
Site owned by the Long Island Power Authority (“LIPA”). As noted in the Lead Agency Letter 
transmitted to the Agency on October 29, 2024, LIPA has previously acknowledged that the 
Company would enter into an agreement with the Agency and, for that reason, included the Agency 
as an involved agency during the coordinated SEQRA review for the Project.  

The Company received an approving resolution on February 5, 2025 from the Agency for 
financial assistance for the Project, which approving resolution is effective for 180 days from its 
adoption (i.e., August 4, 2025), all in accordance with the Agency’s policy regarding applications 
and timeframes regarding acceptance, inducement and inducement/authorization resolutions 
adopted August 16, 2023 (the “Resolution Policy”). At the Agency’s July 16, 2025 meeting, the 
time to close was extended to September 18, 2025. The time to close was further extended at the 
Agency’s September 18, 2025 meeting through the end of 2025.  

After the approving resolution was passed, on March 17, 2025, the Company forwarded 
the draft Agency transaction documents (the “Transaction Documents”) to LIPA, as the land 
owner, for its review and approval for the Company to execute. On April 2, 2025, LIPA 
acknowledged receipt of the Transaction Documents. On April 8, 2025, LIPA advised that it had 
retained outside counsel, Farrell Fritz, to review the Transaction Documents. On July 31, 2025, 
Farrell Fritz confirmed that it had completed their review of the Transaction Documents with LIPA 
and provided their comments. After review by the Company, all comments were provided to Nixon 
Peabody on August 5, 2025.  On August 18, 2025, Nixon Peabody provided its response to our 
office and Farrell Fritz. 



January 23, 2026 
Page 2 

The Company has accepted the form of documents provided by Nixon, which remain 
subject to comments to LIPA.  As to the closing due diligence items, by email dated February 21, 
2025, Emma Feary, then paralegal for Nixon Peabody, confirmed that the Company had provided 
all due diligence items except for the title report, certificates of insurance and comments to the 
Transaction Documents.  The title report was, thereafter, provided to Nixon Peabody on June 2, 
2025, and certificates of insurance will be provided once the closing is scheduled.  

On January 21, 2025, counsel to LIPA advised our office that that it provided Nixon 
Peabody with its comments to the revised documents circulated by Nixon Peabody. Given the 
ongoing LIPA discussions with Nixon Peabody, and contingency of LIPA’s consent, the Company 
is requesting an extension to close until the end of April 2026, all in accordance with the Fifth 
“Resolved” Paragraph of the Resolution Policy.   

Thank you for your cooperation and consideration.  Please feel free to contact me if you 
would like to discuss this matter or require further information. 

Very truly yours, 

John J. Anzalone 



Ms. Lisa Mulligan, CEO 

i.on renewables, LLC 
c/o Daniel Prokopy 

707 Westchester Avenue, Suite 116 
White Plains, NY I 0604 

dagipl(?vionrenewables.com 

Brookhaven Industrial Development Agency 
One Independence Hill 
F armingville, NY 11738 

RE: Applicant: Lawrence Aviation Solar Farm, LLC 
Application: Brookhaven Town Industrial Development Agency 

. t f k  i.on Jrables

February 02, 2026 

Premises: I 00 Sheep Pasture Road, Port Jefferson Station, NY 11733 

Dear Ms. Mulligan, 

I am writing to you on behalf of the Applicant, Lawrence Aviation Solar Farm, LLC. 

At a meeting of the Town of Brookhaven Industrial Development Agency (the "Agency") held 
on August 19, 2026, the members of the Agency adopted the attached resolution authorizing the 
acquisition of  a leasehold interest in and title to Lawrence Aviation Solar Farm, LLC, a special 
purpose vehicle established for a ground-mounted solar photovoltaic project located at the 
former Lawrence Aviation Industries property in Port Jefferson Station (the "Project"). 

Although the solar market continues to face significant challenges-particularly the impact of 
the recently enacted "One Big Beautiful Bill," which eliminates the Federal Investment Tax 
Credit for projects that are not under construction by July 4, 2026-the Lawrence Aviation Solar 
Farm Project is in its final stage of development and continues to move forward. An institutional 
investor has been identified, and i.on renewables, as developer, is currently negotiating final 
agreements with that investor. 

The Town of Brookhaven has reviewed and approved the Site Plan for the Project (Resolution 
2026-117). The New York State Department of Environmental Conservation ("NYSDEC") is 
completing its review of the application. Based on our most recent communication with 
NYSDEC on January 30th, we expect to receive the remaining approval within the next several 
weeks. 



Upon receipt ofNYSDEC's approval, the Applicant intends to submit its application for a Town 
of Brookhaven Building Permit in order to commence construction at the beginning of Q2 2026. 
However, until all discretionary approvals have been obtained, the investor is unable to close, 
which in turn delays the closing schedule with the Agency. 

Accordingly, on behalf of the Applicant, we respectfully request a six ( 6) month extension of the 
closing deadline with the Agency. 

We appreciate the Agency's continued support of this important renewable energy project and 
thank you for your consideration of this request. 

Sincerely, 

 o.-:,<_ J   Le..  
Daniel Prokopy Y 
i.on renewables LLC 
On behalf of Lawrence Aviation Solar Farm, LLC 
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Brookhaven Industrial Development Agency 
1 Independence Hill 
Farmingville, NY 11738 
Attn: Lisa Mulligan 

RE: Middle Country Meadows/ Request for 90 Day Extension 

Good afternoon Lisa: 

I hope all is well. 

We will be completing all the buildings at Middle Country Meadows by the end of the 
month. However, we will still be working on the remaining site work, which cannot be 
completed until the weather permits. Therefore, we respectfully request our final 90-day 
extension. 

Additionally, our grand opening of the clubhouse will take place in April. I will be sending 
you and the board an invitation shortly, and I hope you will be able to attend. 
Thank you for your time and consideration. 

One Rabro Drive• Suite 100 • Hauppauge, NY 11788 • Phone: (631) 582-8300 • Fax: (631) 582-8340 • www.northwindgroup.com 
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EXECUTIVE SUMMARY 
The July 2025 report prepared by Camoin Associates studied the influence that the Brookhaven IDA’s tax benefits 
have on the financial viability of a multifamily residential development project, examining the implications of 
potentially adjusting those policies to better serve the community at large. Specific key findings include: 

 IDA incentives materially drive feasibility — Sales and mortgage recording tax exemptions, along with
PILOT agreements, significantly reduce upfront and ongoing costs sufficiently to benefit a prototypical
project above standard feasibility thresholds, and without these incentives, the prototype would not meet
typical benchmarks.

 Lowering workforce affordability from 120% AMI to 80% AMI remained feasible — The analysis also
found the protype project’s Internal Rate of Return (IRR) stayed above the feasibility threshold of 12.5% and
Net Present Value (NPV) remained positive even when the required workforce set aside provided for
households was set in accordance with incomes at or below 80% AMI.

Following on from that analysis, the IDA has posed additional questions regarding how to best structure any changes 
to their Uniform Tax Exemption Policy (UTEP). This additional analysis seeks to determine i) whether high-end, 
luxury-positioned projects actually require subsidies given the premium rental rates they command, and ii) whether 
an overall rent cap for IDA-assisted projects might better target public benefits toward moderate- and middle-
income households without reducing overall housing production.  

To address these lines of inquiry, this analysis builds on the pro forma structure created in the original July 2025 
analysis and tests a set of scenarios that vary the availability and structure of IDA benefits, affordability set-asides, 
and rent constraints. This review is directly tied to the desire to ensure that those projects receiving IDA support 
truly meet the “but for” criteria and to guide the IDA in remaining focused on projects that both require support to 
proceed and advance workforce-oriented housing objectives. 

Organizationally, these inquiries are broken into two distinct lines of analysis. Part 1 addresses the necessity of IDA 
support for high-end, luxury multifamily developments, while Part 2 goes on to measure the financial impacts of 
imposing a rental rate cap on projects seeking IDA assistance. 

Part 1 — High-end development: incentives remain a pivotal financial area of support — 
Constructing a financial pro forma for a prototypical high-end, luxury multifamily development involved making 
several adjustments to the conventional specifications that were the basis of the original 2025 analysis. This new 
prototype increases unit sizes by about 18%, while raising construction costs per square foot by 7% to $315. It also 
assumes higher luxury rental rates of $3,800 for one-bedroom units and $5,070 per month for two-bedroom units 
— about 34% higher than seen for the conventional buildout analysis but only 10% higher on a per square footage 
basis. 

Including typical IDA benefits—mortgage recording tax exemption, sales tax exemption, and a 15‑year PILOT—the 
high‑end baseline scenario remains financially feasible. Under the anticipated UTEP update, the project incorporates 
the following affordability requirements:  

 5% of units affordable to households at or below 50% AMI
 5% of units affordable to households at or below 65% AMI
 10% of units affordable to households at or below 80% AMI (updated UTEP workforce requirement)

With the standard IDA benefits and requirements in place, the revised high‑end scenario (1.1 below) produces an 
IRR of 17.3% (well above the 12.5% feasibility threshold), and an NPV of approximately $4.3 million.  
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Removing the 10% workforce set‑aside further increases returns, raising the IRR to 20.0% and the NPV to $7.1 
million (scenario 1.2). This shows how the availability of IDA incentives and the presence or absence of workforce 
requirements interact to shape the project’s financial outlook. 

Overall, the Part 1 scenario testing provided three key findings regarding luxury developments charging 
prevailing high-end rental rates: 

 PILOT availability remains a decisive factor, despite notably higher revenue.
 Sales and mortgage tax exemptions also provide a meaningful benefit, but to a lesser degree.
 Removing the workforce housing requirement increases returns but does not eliminate dependency

on PILOT support.

Eliminating or shortening the PILOT quickly degrades returns on the high-end project to below feasibility thresholds, 
even when the requirement to include workforce units is removed. A 15-year PILOT without sales and mortgage tax 
exemptions (scenario 1.3) remains viable with an IRR of 17.0% and an NPV of $4.3M, while shortening this to a 7-
year PILOT (scenario 1.4) remains financially viable but yields returns just slightly over the minimum required 
thresholds, with the IRR dropping to 12.7%, and the NPV registering $207,000.  

Returns become notably inadequate to justify investment, however, when the PILOT agreement is eliminated entirely 
— even when the construction-period tax exemptions remain (IRR of 11.5% and NPV of negative $1.0M in scenario 
1.5). Finally, when all IDA benefits are removed (scenario 1.6), the measures of financial viability degrade even further 
with an IRR of 8.5% and an NPV of negative $3.7M. 

These results indicate that high-end, luxury-oriented developments continue to require IDA tax support just 
as more conventional projects to remain financially feasible — at least when charging the currently prevailing 
rental rates.  

Scenario

Workforce 
Housing 

Requirement
Mtg Rec/Sales 

Tax Exemptions
PILOT
Term

Internal Rate 
of Return 

(IRR)
Net Present 
Value (NPV)

Financialy 
Viable

Conventional Build Baseline Yes $2,449,900 15 13.8% $884,600 Yes
1.1-High-End Baseline Yes $3,545,900 15 17.3% $4,301,500 Yes
1.2-No Workforce Requirements
With Short-Term Exemptions
15 Yr PILOT No $3,545,900 15 20.0% $7,075,300 Yes
1.3-No Short-Term Exemptions
15 Yr PILOT No $0 15 17.0% $4,324,500 Yes
1.4-No Short-Term Exemptions
7 Yr PILOT No $0 7 12.7% $207,300 Yes
1.5-With Short-Term Exemptions
No PILOT No $3,545,900 0 11.5% -$951,900 No
1.6-No Short-Term Exemptions
No PILOT No $0 0 8.5% -$3,700,500 No

High-End Development Financial Feasibility by Degree of IDA Support

Source: Camoin Associates
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Part 2 — Introducing maximum rental rate threshold for IDA funding eligibility — This portion 
of the report extends this analysis by identifying the specific rental levels at which luxury projects can proceed 
without IDA benefits, thereby informing the appropriate level at which an average rent cap might be set. 

This intention would be to structure the maximum rental rate such that IDA benefits continue to support 
moderate‑income projects without suppressing overall development. Modeling shows that, for high‑end projects 
without IDA support, financial feasibility is reached only when average rents measure levels consistent with 
approximately 170% of AMI, well above prevailing luxury market rental rates which equate to a 130% of AMI level. 
Rents tied to a level of income measuring 160% of AMI or below produce IRRs below the 12.5% threshold, along 
with negative NPVs, indicating such projects would not proceed without incentives. 

These results identify a clear tipping point. Conventional projects, and those with moderately finer finishes and 
greater amenities priced at or below roughly 160% of AMI, only remain feasible with standard IDA benefits 
(even without a 10% set aside for 80% AMI households), while an ultra‑high‑end development targeting rents 
at or above the 170%‑of‑AMI range is able to achieve financial viability without subsidy. An average rent cap 
applied to the market‑rate units of IDA‑assisted projects can therefore distinguish between developments that 
require public support and those that can proceed independently, while preserving flexibility in unit mix and 
maintaining overall housing production. 

Note, however, that during the course of this analysis, no properties were identified that charge this level of rent. 
The Carriage House project may well charge $7,500 for its most high-end units, but the average reported rental rate 
drops to $4,100 — well below the $5,000 average rate that would be seen at a property charging above a cap 
limiting the average to levels consistent with 170% of AMI. 
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Policy Considerations — The results of analysis found in Part 2 of this report demonstrate how an average rent 
cap might allow the IDA to better align incentives with its workforce‑housing mission while also avoiding unintended 
reductions in housing production. A suggested feasibility boundary emerges as part of this analysis: projects with 
average market-segment rents at or below 150% to 160% of AMI require standard IDA benefits to be viable, whereas 
high‑end developments capable of achieving rents at or above 170% of AMI are able to proceed without public 
assistance.  

An average‑rent cap applied to market‑rate units could provide an effective mechanism for sorting projects into 
these categories. With a cap applied to the weighted average rather than to each unit individually, developers could 
retain flexibility in unit mix and amenity levels, reducing the risk of distortions that might otherwise suppress 
production. This approach encourages proposals that remain consistent with workforce‑oriented rent levels while 
allowing ultra‑premium projects to move forward independently when market conditions support higher pricing. 

Taken together, the findings suggest that a well‑calibrated average rent cap can focus IDA resources on projects 
that both require public support and meet community affordability goals. At the same time, the policy creates a 
transparent and predictable framework that limits subsidy exposure to high‑end developments with the wherewithal 
to proceed without IDA support. 

If the IDA elects to proceed with an income-restricted component within its incentive framework, an eligibility cap 
consistent with this analytical workup suggests a level of 150% to 160% of AMI. A threshold at this level would 
better align affordability requirements with prevailing construction costs and achievable market rents, particularly 
for newly constructed multifamily housing, while still advancing workforce housing objectives. Setting the threshold 
below this level risks undermining project feasibility and deterring participation altogether; by contrast, a 150% AMI 
standard preserves the practical viability of development while targeting households that are increasingly priced 
out of new housing opportunities in the region. 

It may be, however, that imposing this type of rental rate threshold might not result in a substantive change 
in development activity in Brookhaven. Further analysis would be required to determine whether existing or 
planned properties currently charge, or intend to charge, rents at or above a $5,000 cap. Absent such conditions, 
this approach would be unlikely to prompt any meaningful reconfiguration of projects expected to move forward. 

Note, as well, that imposing a lower affordability threshold could constrain the development of high-end properties. 
A rental rate cap, for example, set at 130% of AMI as a condition of IDA support, would likely preclude most luxury-
oriented development. In response, developers pursuing this segment would either need to reconfigure projects to 
support more moderate pricing or redirect investment to markets offering more favorable conditions. 
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PROJECT OUTLINE 
Background 

Camoin Associates conducted a series of financial feasibility scenarios in July 2025 to evaluate the Town of 
Brookhaven IDA’s incentive programs in supporting new multifamily residential development. This analysis defined 
a prototypical project using prevailing financial assumptions (lending rates, capitalization rate), market 
characteristics (unit sizes, rental rates, operating expenses), construction parameters (land and construction costs), 
and IDA-related policy considerations, including tax benefits and associated requirements. Based on these inputs, 
and informed by consultation with local sector experts, a baseline financial pro forma was developed to assess 
market feasibility, including required returns, debt service capacity, and related financial indicators. 

Using this baseline, the Camoin Associates Financial Feasibility Model was applied to test the effects of modifying 
or removing IDA incentives and affordability requirements. 

The resulting financial analysis identified several key findings related to the feasibility of residential development. 
Two findings are particularly relevant to subsequent analysis: 

 IDA tax exemptions materially affect feasibility —  Sales tax and mortgage recording tax exemptions,
along with PILOT agreements, reduce both upfront and long-term project costs and support financing
structures that would otherwise be difficult to achieve. Absent these incentives, the prototype project would
not meet standard feasibility thresholds. Consistent with developer statements, without the benefits
provided by the IDA, the typical residential development could not move forward.

 Lower workforce housing income limits remain feasible under the prototype scenario — Reducing
the workforce housing threshold from 120% to 80% of Area Median Income (AMI) did not materially impair
project feasibility, with the IRR remaining above the 12.5% benchmark, and Net Present Value (NPV)
remaining positive.

Based on these findings, the Brookhaven IDA anticipates revising its Uniform Tax Exemption Policy (UTEP), reducing 
the workforce housing set-aside requirement such that 10% of all units be priced affordably and made available to 
households earning at or below 80% of AMI, as defined by HUD. This requirement is in addition to the Town’s 
separate, townwide mandates that 5% of units be reserved for households earning at or below 50% of AMI and an 
additional 5% be reserved for households earning at or below 65% of AMI. 

These policy determinations were informed by Camoin Associates’ analysis of a prototypical development 
characterized by prevailing market rental rates and unit sizes typical of recent or ongoing multifamily projects within 
the Town. 

Need for additional analysis 

Not all multifamily developments, however, align with these assumptions. In particular, some projects are designed 
to serve a narrower segment of the market, offering larger units, higher-end finishes, and more extensive amenities, 
and with rents set at premium levels well above those affordable to most Brookhaven households. 

The presence of these upscale developments raises the question of whether luxury-oriented multifamily projects 
that command premium rents require public subsidy to be financially viable. While the IDA remains focused on 
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supporting housing opportunities for local workers, it is also committed to providing financial assistance to only 
those projects that would not otherwise proceed. Consistent with the “but for” standard, subsidies are intended to 
provide for development that would not occur in the absence of IDA support. Accordingly, this analysis examines 
whether IDA assistance is, in fact, necessary for high-end developments to achieve sufficient profitability to move 
forward. 
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PART 1 — FINANCIAL MEASURES OF 
HIGH-END RENTAL DEVELOPMENT 
In contrast to the multifamily development specified in the original July 2025 study, the following analysis evaluates 
the financial returns of a new, more luxurious rental property. While many elements of the original specification 
remain in place, several components have been reevaluated in order to define a new high-end baseline development 
scenario. 

Having established this revised baseline, alternative scenarios are then evaluated, with the financial performance of 
each configuration compared to this initial high-end prototype. 

MAINTAINING CONSISTENCY WITH ORIGINAL ANALYSIS 
To the extent possible, specifications of the new multifamily development mirror those of the original July 2025 
analysis, introducing as few variable changes as necessary. This approach enables the most consistent comparison 
between results. 

Site Expenses — The price of land and site preparation remains unchanged from the original July 2025 analysis 
at $3.65M, as does the inclusion of 180 parking spaces and the associated development cost of $410,000. 
Architectural, engineering, and legal costs (listed below as “Additional Fees”) of $2.03M are likewise held consistent 
with the prior study. 

General Scope — As with the original analysis, the development assumes a 120-unit multifamily project 
consisting of 45 one-bedroom units and 75 two-bedroom units, for a total of 120 apartments.  

Operating Expenses — Operating expenses per unit are also carried over from the original July 2025 study. 
Despite the higher anticipated development costs and rental rates, it is assumed that utilities, repairs and 
maintenance, and general administrative expenses would not scale proportionally with construction costs or rental 
income. To minimize the number of adjusted variables, operating expenses are therefore held constant at $8,300 
per unit in the first year of operation. Holding expenses constant while revenues increase results in a lower operating 
expense ratio: whereas the original study reflected operating expenses equal to 24% of revenue, the revised high-
end baseline reflects an operating expense ratio of roughly 20%. 
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Project Financing Parameters — Financial assumptions were drawn from multiple sources, including 
RealtyRates.com, CoStar, ApartmentLoanStore.com, and discussions with officers at several development firms. 
These parameters are listed below but for additional detail on these elements, please refer to the original report as 
provided to the Brookhaven IDA, Fostering Housing Development (July 2025). To maintain consistency, financing 
assumptions from the original study are applied unchanged in this follow-up analysis. 

Occupancy — To account for periodic vacancy and non-payment, estimated gross revenues include a 5% 
reduction from total potential revenue, consistent with the original study. 

Mill Rates — An effective tax rate of 2.374% (equivalent to $23.74 per $1,000 of equalized valuation) is again 
applied to calculate annual property taxes. 

 Construction 7.5%
 Permanent 6.2%

Term 30 Yrs
Loan Origination Fee 1.0%
L/V Ratio 80.0%
Equity Contribution 20.0%
Debt Coverage Ratio 1.20
Cap Rate 5.5%

Lending

Additional Measures

Financial Metrics - 1Q2025

Source: realtyrates.com, CoStar, 
apartmentloanstore.com, Developer Interviews
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Affordable Unit Rental Rates — The Town of Brookhaven requires new multifamily developments to reserve 
5% of units for households earning at or below 50% of Area Median Income (AMI) and an additional 5% for 
households earning at or below 65% of AMI. Affordable rents are defined as 30% of household income. To qualify 
for IDA support, developments must also reserve an additional 10% of units at a workforce affordability level. In line 
with anticipated revisions to the Uniform Tax Exemption Policy (UTEP), this threshold is set to 80% of AMI. 

For consistency with the July 2025 analysis, the same affordable rental rates are applied in the high-end 
development scenarios, based on HUD-published AMI figures. Although market-rate units are larger and command 
higher rents under the revised specifications, affordability requirements constrain rents for income-restricted units 
to the same levels used previously. 

One-
Bedroom

Two-
Bedroom

Income at 50% of AMI $1,465 $1,660
Income at 65% of AMI $1,905 $2,155
Income at 80% of AMI $2,345 $2,655

Affordable Rental Rates by Size of Unit

Source: Camoin Associates

Note: Household size for one-bedroom units assumed at 1.5 persons and 
two-bedroom units at 2.5 persons.
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ADJUSTED HIGH-END PROJECT SPECIFICATIONS 
Increased Unit Size — The original analysis assumed average unit sizes of 800 square feet for one-bedroom 
units and 1,100 square feet for two-bedroom units. A review of recent luxury projects indicates unit sizes are 
approximately 18% larger. For this analysis, one-bedroom units are increased to 950 square feet and two-bedroom 
units to 1,300 square feet, resulting in a total living area of 140,300 sf. While the original conventional quality analysis 
called for an additional 5% of space for common areas, under this high-end specification, that figure is increased to 
10%. This yields a total building area of 155,900 square feet. 

Cost of development — The original construction cost assumption of $293 per square foot was based on 
RSMeans data and corroborated through local market review. Review of more expensive build quality, also available 
through RSMeans, in combination with materials provided by the IDA for high-end residential developments, 
indicate that luxury construction costs are higher, averaging approximately $315 per square foot due to upgraded 
materials and finishes. 

Under the original analysis, the average development cost was approximately $356,000 per unit. Under the revised 
high-end specification, average cost increases to $460,000 per unit. While higher than the earlier estimate, this figure 
remains consistent with comparable luxury developments in the area, where per-unit costs range from $400,000 to 
$585,000.

Area Calculations 1BR 2BR Wtd Avg 1BR 2BR Wtd Avg
Number of Units 45 75 120 45 75 120
Unit Size (sf) 800 1,100 988 950 1,300 1,169
Total Area (sf) 36,000 82,500 118,500 42,750 97,500 140,250
Common Spaces (5%/10%) 6,200 15,600
Total Building Area (sf) 124,700 155,850

Cost Calculations
Building CPSF $293 $315
Total Building Cost $36,567,500 $49,092,800
Parking* $410,400 $410,400
Acquisition Cost & Site Work $3,650,000 $3,650,000
Additional Fees $2,033,800 $2,033,800
Total Cost of Construction $42,661,700 $55,187,000
Average Cost Per Unit $355,500 $459,900

Source: Camoin Associates

Conventional Quality Property
Rental Rates for Financial Analysis - Conventional Quality and High-End Properties

High-End Property

*Note:  1.5 parking spaces/unit at $2,280/space
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Rental Rates — Similar to the cost per square foot of development, the rental rates per square foot are notably
higher for luxury rentals as compared to those found in the broader market. Based on CoStar and other sources, 
the original July 2025 analysis assumed market rents of $3.65 per square foot per month for one-bedroom units 
and $3.40 for two-bedroom units, yielding monthly rents of $2,920 and $3,740, respectively. For the high-end 
analysis, comparable luxury properties were reviewed, indicating rents of approximately $4.00 per square foot for 
one-bedroom units and $3.90 per square foot for two-bedroom units. 

When applied to the larger unit sizes, these rates produce monthly rents of $3,800 for one-bedroom units and 
$5,070 for two-bedroom units.

1BR 2BR Wtd Avg 1BR 2BR Wtd Avg
Mkt Rental Rate/SF $3.65 $3.40 $3.48 $4.00 $3.90 $3.93
Unit Size (sf) 800 1,100 988 950 1,300 1,169
Mkt Rental Rate/Unit $2,920 $3,740 $3,433 $3,800 $5,070 $4,594

High-End Property
Rental Rate Calculations

Rental Rates for Financial Analysis - Conventional Quality and High-End Properties

*Note: Conventional quality figures are as seen in the original July 2025 report

Conventional Quality Property*

Source: Camoin Associates
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A NEW HIGH-END BASELINE FINANCIAL ANALYSIS 
To evaluate the feasibility of high-end development, a revised baseline pro forma was constructed reflecting higher 
construction costs, larger units, and elevated rental rates. All other financial parameters — lending terms and return 
thresholds — remain unchanged from the July 2025 study. 

Under the revised UTEP framework, the high-end baseline includes the same affordability requirements: 5% of units 
at or below 50% of AMI, 5% at or below 65% of AMI, and 10% at or below 80% of AMI. With these assumptions, the 
high-end baseline yields an IRR of 17.3% and an NPV of approximately $4.3M — nearly five times the level seen 
under the conventional build scenario. This reflects a higher revenues stream that more than offsets the increase in 
construction and financing costs. 

ALTERNATIVE SCENARIOS 
As anticipated, financial returns for the high-end multifamily development exceed those of the more conventional 
project. Given that IDA tax exemptions are intended to support the provision of affordable housing for area workers, 
it is unclear whether applying these incentives to high-end luxury developments — affordable only to the highest-
income households — advances that objective. 

To evaluate this issue, additional scenarios assess the financial viability of high-end multifamily development based 
on differing degrees of IDA support, including the removal of mortgage recording and sales tax exemptions, and 
the shortening or removal of PILOT agreements. In these scenarios, the 10% workforce housing requirement tied to 
IDA participation is eliminated, allowing those units to be rented at market rates, while the Town’s requirements 
that 5% of units serve households at or below 50% of AMI and an additional 5% serve households at or below 65% 
of AMI remain in effect. With varying configurations of IDA benefits, alternative scenarios are evaluated using the 
Camoin Associates Financial Feasibility Model, assessing their viability based on projected IRR and NPV. 

Scenario Descriptions — Beyond the conventional buildout scenario, six distinct configurations of the high-
end development were constructed, measuring the impact of IDA support on the financial viability of the high-end 
multifamily rental project. These are: 

1.1) The high-end baseline scenario with costs and rental rates described above represents a development 
taking advantage of all of the IDA’s typical benefits, including the mortgage recording tax and sales tax 
exemptions, as well as a 15-year PILOT agreement. This scenario is highly successful in terms of financial 
returns, with an IRR of 17.3% and an NPV of $4.3M.  

1.2) Similar to the high-end baseline but without providing for workforce housing. Not surprisingly, removing 
the workforce housing requirement but retaining all available IDA benefits proves even more financially 

10% Workforce 
Pct of AMI PILOT

Construction 
Period Benefits

Internal Rate of 
Return (IRR)

Net Present Value 
(NPV)

Original Study Baseline 120% of AMI 15 Yrs $2,654,100 15.4% $1,964,400
New IDA UTEP 80% of AMI 15 Yrs $2,449,900 13.8% $884,600

New High-End Baseline 80% of AMI 15 Yrs $3,545,900 17.3% $4,299,400

Pro Forma Results - Conventioinal and High-End Build Level Benefits and Returns

Source: Camoin Associates

Conventional build level and rental rates

High-End build level and rental rates
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rewarding —  allowing an additional 10% of units to be rented at market rates boosts IRR to 20.0% and 
elevates NPV to $7.1M. 

1.3) No mortgage recording or sales tax exemptions are provided, but this configuration maintains a 15-
year PILOT agreement. There is no workforce housing set-aside. This scenario remains viable with a healthy 
17.0% IRR and an NPV of nearly $4.3M. 

1.4) No mortgage recording or sales tax exemptions are provided, but this configuration maintains a 7-year 
PILOT agreement. There is no workforce housing set-aside. Under this scenario, IRR drops to 12.7% and 
the NPV falls to just $207,000 placing this configuration on the borderline of financial feasibility. 

Eliminating the PILOT proves to be the factor with the most pronounced impact on project viability. 

1.5) Maintaining the mortgage recording and sales tax exemptions, but no PILOT agreement is included. There 
is no workforce housing set-aside. These conditions prove untenable , with IPR dropping below 12% and 
NPV registering a negative $1.0M. 

1.6) No mortgage recording or sales tax exemptions are included, and there is no PILOT agreement. There 
is no workforce housing set-aside. The IRR continues to fall, dropping below 9% and NPV measuring a 
negative $3.7M. 

Scenario

Workforce 
Housing 

Requirement
Mtg Rec/Sales 

Tax Exemptions
PILOT
Term

Internal Rate 
of Return 

(IRR)
Net Present 
Value (NPV)

Financialy 
Viable

Conventional Build Baseline Yes $2,449,900 15 13.8% $884,600 Yes
1.1-High-End Baseline Yes $3,545,900 15 17.3% $4,301,500 Yes
1.2-No Workforce Requirements
With Short-Term Exemptions
15 Yr PILOT No $3,545,900 15 20.0% $7,075,300 Yes
1.3-No Short-Term Exemptions
15 Yr PILOT No $0 15 17.0% $4,324,500 Yes
1.4-No Short-Term Exemptions
7 Yr PILOT No $0 7 12.7% $207,300 Yes
1.5-With Short-Term Exemptions
No PILOT No $3,545,900 0 11.5% -$951,900 No
1.6-No Short-Term Exemptions
No PILOT No $0 0 8.5% -$3,700,500 No

High-End Development Financial Feasibility by Degree of IDA Support

Source: Camoin Associates
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Limited Opportunities for Segmenting Projects at Prevailing High-End Rental Rates — The IDA 
supports multifamily residential development to the extent that it advances the availability of workforce housing. 
Although town requirements and anticipated UTEP policies require that 20% of units in IDA-assisted projects be 
income-restricted, there is concern that, in some cases, incentives could extend financial benefits to developments 
that might otherwise proceed without public support. 

This analysis shows that high-end multifamily developments generate higher returns than more conventional 
projects when leased at prevailing luxury rental rates. Even so, the assumption that such developments would remain 
financially viable without IDA assistance if the 10% workforce housing requirement were removed is not supported 
by these findings. As with conventional projects, IDA incentives remain a determining factor in enabling high-end 
developments to proceed. 

While upscale multifamily projects produce substantially higher gross revenues, they also incur significantly higher 
construction and financing costs. These added costs offset much of the revenue gain, such that net operating income 
at current high-end market rents is insufficient to support development without IDA assistance in the form of near-
term tax exemptions and a structured PILOT agreement, even in the absence of the 10% workforce housing set-
aside. 

POLICY IMPLICATIONS 
This analysis indicates that IDA incentives play a determining role in the feasibility of high-end multifamily rental 
development under current market conditions, just as with conventional buildout scenarios. Although luxury-
oriented projects can generate higher gross revenues than conventional developments, these gains are largely offset 
by higher construction and financing costs. As a result, even high-end developments generally require a 
combination of tax exemptions and a structured PILOT agreement to achieve minimum feasibility thresholds at 
prevailing market rents. 

These findings raise important considerations regarding the application of IDA incentives. While current Town 
requirements and anticipated UTEP policies call for 20 percent of units in IDA-assisted projects to be income-
restricted, the analysis indicates that high-end developments may still require public support even in the absence 
of workforce housing requirements. This suggests that assumptions regarding the ability of luxury projects to 
proceed without assistance at prevailing high-end rental rates may be overstated. 

If high-end developments were deemed ineligible for IDA incentives, developers would retain the ability to adjust 
their investment strategies toward projects that do qualify for such benefits. This could in turn redirect development 
activity toward project types and affordability configurations aligned with IDA eligibility criteria, thereby influencing 
the composition of future housing supply. This dynamic indicates that incentive eligibility criteria can shape not only 
whether development occurs, but also the form it takes. 

Accordingly, continued application of a clear “but for” standard, coupled with periodic review of incentive eligibility 
and affordability requirements, can help ensure that IDA resources are directed toward projects that both require 
public support and advance the Town’s housing objectives. This approach supports accountability while allowing 
flexibility to respond to changing market conditions. 
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PART 2 — POTENTIAL FOR AN OVERALL 
CAP ON RENTAL RATES 
As discussed in Part 1, high-end developments that command premium market-rate rents are not capable of 
achieving financial viability without the support of IDA benefits. It is certainly the case, however, that were rental 
rates sufficiently high, a high-end luxury development could then provide a sufficient return on investment to justify 
moving ahead with development. 

With the goal of determining the level of rental rates that would allow a high-end project to become profitable, 
several additional scenarios were studied using the Camoin Associates Financial Feasibility Model. For the scenarios 
presented in Part 2, most inputs (unit size, total construction costs, financing terms, etc.) remained unchanged from 
those seen in the Part 1 analysis. For these scenarios, however, no IDA benefits are included in their financial review 
— neither exemption of sales and mortgage recording taxes, nor reduced effective property tax burdens in the form 
of a PILOT agreement. In addition, rental rates used for these configurations are tied to an affordable level for 
households making notably above-average incomes. In this case, affordability refers to rental rates equal to 30% of 
total household income. 

IMPOSING A CAP ON AVERAGE RENTAL RATES 
The analysis above shows how, even with rental rates attuned to levels consistent with prevailing high-end, luxury 
rental properties, loss of IDA benefits results in a significant decline in potential financial returns and NPV. Clearly, 
rental rates would need to rise well above current levels seen at high-end developments to overcome these financial 
shortfalls. This section reviews rental rates set based on affordability at much higher income levels — from 180% of 
AMI down to 150% of AMI.  

Note that these scenarios evaluate scenarios reviewing average rental rates across all market‑rate units within the 
development. In this type of regime, some individual units may rent at levels above the defined cap, as long as the 
weighted average complies with the overall price ceiling. For example, if the average rent cap is $4,500, a project 
could include some units at $5,200, offset by others at $4,000 such that the overall maximum average level be 
maintained. 

Scenario Descriptions and Returns — Financial measures for the high-end buildout scenarios without IDA 
support are reviewed alongside relevant specifications from Part 1 regarding pricing, IRR, and NPV. These are: 

2.1)  The High-End Buildout Baseline with IDA support scenario (same as 1.1 in Part 1) reflects conditions 
under the anticipated IDA UTEP regime with 10% of units set aside and priced affordably for households 
making 80% of AMI or less, along town requirements of 5% of units reserved for both i) households at or 
below 50% of AMI and ii) households at or below 65% of AMI. The remaining 80% of the unit’s rents are set 
at the prevailing high-end market rate level. Results show an IRR of 17.3% and an NPV of $4.3M. 

2.2)  The scenario with no Construction Period Exemptions, no PILOT, and rents set to prevailing high-end 
market rates (same as 1.6 in Part 1) is shown to not be financially viable with an IRR of 8.5% and a NPV of 
negative -$3.7M. 

2.3)  A configuration that also receives no IDA provided benefits but includes rents aligned with household 
income at 180% of AMI yields an IRR of 15.8%, well above the required 12.5% minimum, while also 
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achieving a NPV of $3.6M. This scenario would be attractive to developers and investors if they were assured 
that these rental rates could be achieved. 

2.4)  A scenario similar to (3) but with rents aligned with household income at 170% of AMI yields an IRR of 
13.5%, still above the required 12.5% minimum, while also producing a positive NPV of $1.1M. 

2.5)  This scenario drops rents to a level aligned with household income at 160% of AMI. At this point, given 
the lack of IDA assistance, the project becomes non-viable financially. The measure of IRR declines to 11.1% 
— now below the minimum 12.5% return, and NVP shifts to a negative$1.4M. 

2.6)  Again, reducing modeled rental rates to a pace consistent with incomes at 150% of AMI yields 
unsatisfactory results with respect to financial returns. IRR drops further, to just 8.4% while NPV falls even 
more sharply, measuring -3.8M. 

Beyond the scenario maintaining IDA benefits (2.1 — the same as 1.1 in the prior discussion), the analysis shows 
that, in fact, a project might be feasible without IDA support. Under the circumstances where one- and two-bedroom 
units are rented for $5,000 or more per month (scenarios 2.3 and 2.4). As rental rates drop below this level by just a 
few hundred dollars per month, however, investment returns become insufficient to warrant private funding 
(scenario 2.5 and 2.6). 

Implications of these results — it appears that, were rental rates to become sufficiently high (consistent with 
roughly 170% of AMI in the above analysis), a high-end luxury rental development will achieve financial returns 
adequate to warrant investor investment. A development with rental rates below this level, even those approaching 
$5,000 per month, however, would still require IDA support in order to provide sufficient returns to investors. 

While the IDA may choose to implement a limit on rental rates for those developments receiving a package of 
benefits, depending on the level chosen for this cap, a certain proportion of high-end developments would likely 
not move forward.  

As an example, imposing a maximum rental rate for those projects receiving IDA benefits at levels consistent with 
150% of AMI, those projects planning to charge roughly $4,500 or less per unit on average would still remain 
financially viable, assuming they received the typical package of IDA benefits. Meanwhile, those projects with market 

Configuration
IDA Provided 

Benefits
1-Bedroom
Rental Rate

2-Bedroom
Rental Rate

Internal Rate of 
Return (IRR)

Net Present 
Value (NPV)

Financially 
Viable

2.1-High-End Baseline (1.1 above - 
Approx 130% of AMI level)

Const. Period 
Exemptions/PILOT $3,800 $5,070 17.3% $4,301,500 Yes

2.2-No Short-Term Exemptions
No PILOT (1.6 above)

Constr Period 
Exemptions Only $3,800 $5,070 8.5% -$3,700,500 No

2.3-AMI 180%* None $5,270 $5,630 15.8% $3,600,200 Yes
2.4-AMI 170%* None $4,980 $5,310 13.5% $1,086,300 Yes
2.5-AMI 160%* None $4,690 $5,000 11.1% -$1,376,500 No
2.6-AMI 150%* None $4,400 $4,690 8.4% -$3,839,200 No

Financial Feasibility with Rental Rates Set by AMI Percentage Basis

*Note: These developments include 5% set-asides for households at 50% and 65% of AMI, but not  an additional 10% for households at 80% of AMI.

Market Rate Based Rentals - Includes all IDA Benefits

AMI Based Rental Rates - No Short-Term Tax Exemptions and No PILOT*
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rate units somewhat over $5,000 per month or higher, without IDA benefits, would also provide sufficient returns to 
warrant investment. It would then be those products representing the middle range, with rents between $4,500 and 
$5,000 per month, that might not move ahead. An example of this type of averaging can be seen in the planned 
development of the Patchogue Carriage House development. Some of the “priciest few upgraded 2-bedroom units” 
are slated to rent for as much as $7,500, while the overall average rental rate is quoted as measuring around $4,100. 

POLICY IMPLICATIONS 
Taken together, the analysis reveals a consistent pattern in how multifamily projects respond to IDA support and 
varying rent environments. Across both conventional and high‑end development types, the PILOT structure remains 
the central determinant of financial feasibility. Removing or shortening this benefit reliably pushes projects below 
standard return thresholds, demonstrating that IDA incentives continue to act as the primary enabling mechanism 
for new construction. This holds true even for luxury buildings, where elevated rents do not compensate for higher 
construction and financing costs under prevailing market conditions. 
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At the same time, the results show that 
high‑end projects are not inherently unable to 
stand on their own; rather, their viability 
depends on reaching rent levels significantly 
above those currently observed in the 
Brookhaven market. When rents rise to 
roughly 170% of AMI — well into the 
$5,000‑plus monthly range — returns finally 
become sufficient to justify private investment 
without public support. Below this threshold, 
even rents approaching the upper end of 
today’s luxury segment fail to clear the 
required return benchmarks. This creates a 
natural financial boundary: extremely 
high‑rent luxury developments will have the 
financial strength to proceed independently, 
while the vast majority of projects remain 
sensitive to the presence or absence of the 
IDA’s tax framework. 

These dynamics point toward a practical policy 
strategy centered on the use of a rental cap to distinguish between projects that truly require public support and 
those that do not. Setting a cap on average rental rates near the affordability level associated with 150% of AMI 
provides a useful equilibrium point: projects operating at or below this level remain financially feasible when paired 
with the IDA’s standard incentive package, while those seeking to charge rents above the 170%‑of‑AMI threshold 
can still proceed but would do so outside the IDA program. This approach creates a predictable sorting 
mechanism—projects aligned with moderate‑income rent levels continue to rely on IDA benefits, while the 
highest‑rent developments operate independently of public subsidy. 

Importantly, the design of the cap matters as much as the level at which it is set. Applying the cap to the average 
rent across market‑rate units, rather than requiring every unit to comply individually, preserves flexibility for 
developers. This structure allows a mix of unit types, sizes, and amenity levels, enabling some units to rent above 
the cap as long as others fall sufficiently below it. Such flexibility reduces the risk of distorting product mix or 
suppressing overall housing production, while still ensuring that the average pricing of IDA‑assisted projects remains 
aligned with the community’s affordability objectives. 

In essence, the findings make clear that the IDA can use a well‑calibrated rent‑cap policy to focus its resources on 
the segment of the market where public support meaningfully alters project outcomes. At the same time, the policy 
avoids restricting the highest‑end developments, which can proceed on their own when rents reach the level 
required to offset the loss of incentives. This creates a balanced system in which incentives are neither over‑applied 
nor withdrawn in a way that could dampen overall housing production. 

Recommendations 

Should the IDA choose to adopt an average rent cap for market‑rate units, this would be set at roughly 150% 
to 160% of AMI, paired with the standard 15‑year PILOT. This combination maintains feasibility for projects that 
support moderate‑income housing goals, while allowing ultra‑high‑rent luxury developments to proceed without 

How an Average Rent Cap Might Works 

What the cap applies to: The cap limits the average rent across 
all market‑rate units, not each unit individually. Developers may 
charge higher rents for some units as long as others offset them 
and the weighted average stays below the cap. 

Example - Average Cap = $4,500: 
40 units at $4,000 
40 units at $4,600 
16 units at $5,200 
Average = (40×$4,000)+(40×$4,600)+(16×$5,200) / 96=$4,475 

Result: Project complies with $4,475 < $4,500, even though 
some units are priced well above the cap. 

Why it matters: This approach maintains flexibility in unit mix 
while ensuring IDA‑assisted projects stay aligned with 
affordability goals. 
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subsidy when their rents exceed the 170%‑of‑AMI threshold. The result is an understandable, predictable, and 
efficient policy framework that aligns public incentives with public purpose while supporting further residential 
production. 

As a final consideration, it should be recognized that the imposition of a rental rate threshold may not, in practice, 
result in a material change in development activity in Brookhaven. Further evaluation would be required to 
determine whether existing or proposed projects currently charge, or intend to charge, rents at or above a $5,000 
cap. In the absence of such conditions, the introduction of this threshold would be unlikely to prompt meaningful 
reconfiguration of projects anticipated to move forward. 

At the same time, the adoption of a more restrictive affordability threshold could materially constrain high-
end development. For example, conditioning IDA support on a rental rate cap set at 130 percent of AMI would 
likely preclude most all luxury-oriented projects. In such cases, developers would be faced with a choice between 
reconfiguring projects to accommodate more moderate pricing or redirecting investment to jurisdictions offering 
more favorable development conditions. 
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APPENDIX: DATA SOURCES 
CoStar is a comprehensive source of commercial real estate intelligence, offering an 
inventory of over 6.4 million commercial properties spanning 135 billion square feet of 
space+ in 390 markets across the US. CoStar covers office, retail, industrial, hospitality, and 

multifamily markets. Property- and market-level data on absorption, occupancy, lease rates, tenants, listings, and 
transactions are researched and verified through calls to property managers, review of public records, visits to 
construction sites, and desktop research to uncover nearly real-time market changes. Click to learn more. 

RealtyRates.com is a survey-based resource for real estate investment and development trends, 
analytics, and market research. RealtyRates.com surveys more than 300 lenders, investors, 
brokers, and property managers nationwide on a quarterly basis to track trends in cap rates, 
financing terms, rents, sales, and operating expenses. This data provides an up-to-date snapshot 
of the national real estate market. Click to learn more. 

RSMeans data from Gordian provides up-to-date construction cost information for 
dozens of residential and commercial building types. Cost-per-square-foot data can be 
used to develop construction cost estimates for use in market analysis and financial 

feasibility analysis, incorporating estimates for material, labor, and equipment. National cost averages can be 
adjusted for 970+ specific geographies using location factors down to the city level, and historical cost indexes can 
be used to adjust costs over time. Click to learn more. 

HUD User is managed by the US Department of Housing and Urban Development’s Office of 
Policy Development and Research. HUD User hosts research, publications, and datasets in 
housing, community development, and more. This is the official data source for federal income 
limits and Fair Market Rent. HUD develops income limits based on Median Family Income 
estimates and Fair Market Rent area definitions for each metropolitan area, parts of some 
metropolitan areas, and each non-metropolitan county.  Click to learn more.  

The National Association of Home Builders (NAHB) represents the interests of home 
builders, developers, contractors, and associated businesses. As part of their operations, NAHB 
conducts a wide range of original research including surveys of builders, analysis of building 
costs, and macroeconomic forecasting. Click to learn more. 
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ABOUT CAMOIN ASSOCIATES 
As the nation’s only full-service economic development and lead generation consulting firm, Camoin Associates 
empowers communities through human connection backed by robust analytics.  

Since 1999, Camoin Associates has helped local and state governments, economic development organizations, 
nonprofit organizations, and private businesses across the country generate economic results marked by resiliency 
and prosperity. 

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 LinkedIn, Facebook, and YouTube. 

The Project Team 

Rachel Selsky, AICP 
Project Principal 

Tom Dworetsky 
Senior Advisor 

John Walker 
Project Manager/Senior Analyst 

Service Lines 

Strategic and 
Organizational 
Planning 

Real Estate Development 
Analytics and Advisory 

Economic and Fiscal 
Impact Analysis 

Workforce Development 
and Talent Retention 

Target Industry Analytics 
and Strategy 

Entrepreneurship 
and Innovation 

Prospecting and 
Business Attraction 

Housing Needs 
Assessment 



www.camoinassociates.com 



 COMPANY NAME (Year FTE is required)  JOB  
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 CERTIFICATION  
YEAR 
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YEAR 

 2023  
Annual 

Report FTE 

 2024 
Annual 

Report FTE 

 2025 
Annual 

Report FTE 

 2025  
PERCENTAGE 

 17 Old Dock LLC  FTE   5   11 
  1st Year =as of 12/31/27  Construction Jobs 
 10 DONALD'S WAY -   FTE   15   35   29 

 Construction Jobs   125   14   28   3 
 214 W Main Owner   FTE 3  5     -  
 1st year = 12/31/2028  Construction Jobs   85 
 240 Blue Point Realty  FTE 
 1st year =   Construction Jobs 
 AARCO (83 Hoseblock Road)   FTE   11   14 14  14   14   

 Construction Jobs 

 AARCO  (First on Old Dock)   FT 43     45   47 43  43   40   
 PT 

 ACE - CALABRO  FTE -  -   -  -  -   
 Construction Jobs 

 ACE - CALABRO 2 FTE -  -   -  -  -   
 Construction Jobs 

 ACE-  HOLTSVILLE  FTE -   -  -  -   N/A
 ACE Manorville 2 FTE -  -   -  -   

Construction Jobs -   
 ACE -  MANORVILLE  FTE -  -  -  N/A
 ACE - TOWN HALL SOLAR  FTE -  -   -  -   

 Construction Jobs -  
 AE - ESS CASSEL FTE -  -   -  -   -  -   N/A
 AE - TOWN HALL SOLAR 2  FTE -  -   -  -  -   

 Construction Jobs 

 ACROPOLIS (15 COMMERCIAL)   FTE   15   16   18   23   21   22 
 Construction Jobs 

 AMERICAN ORGANIC ENERGY (LI COMPOST)  FTE - 11   11   -  -    -  
 1st year = as of 6/1/2026  Construction Jobs 

 AMERICAN REGENT  FTE 473   375  375   375  375   386   
 Construction Jobs 45  10   

 AMNEAL  (19 NICHOLAS DRIVE)  FTE   6   5   7   6   5   10 143%
 ANGELA'S HOUSE (K.J.R.)   FTE - 7   9   6   7 0%  terminating 2026 

 AVR-SP    Parcel 1   FTE - 9   26   20   30 
 1st year = as of 12/31/2025  Construction Jobs   210   30   34 
 AVR-SP                   Parcel 2   FTE - 14   44   -  

  1st year = a+A12:A41s of 12/31/2028  Construction Jobs   210   -  
 BK @ LAKE GROVE (HSRE) FTE - 50 50     84   84   86 terminating 2026

 Construction Jobs 

 BACTOLAC PHARMACEUTICAL  FTE - 10 30     13   42 
 Construction Jobs   150 

 BIOCOGENT  FTE 31   15  15     -  -    -  
 1st year = 12/31/2026  Construction Jobs 6   
 MARTOSC-BIOCOGENT  FTE 4  6     -  
 1st year =as of 12/31/2028  Construction Jobs 

 BLSF  FTE   -  -  
 Construction Jobs   77   78 

 BRIGHTVIEW PORT JEFFERSON   FTE - 30   60   83   99   111 
30-2023  48-2024  60-2025  Construction Jobs 

 BROOKHAVEN LOGISTICS (NP/WINTERS)  FTE - 1,094 1,094   -   
 1st year as of 12/31/2026 Construction 20  -   
 BROOKHAVEN RESIDENCES   FTE - 5   5 -  7   7 

 Construction Jobs 99                59
 Brookhaven Solar Invest    -  -  

 Construction   14   25 
 BROOKS PARTNERS   FTE   6   6   6   16   16   17 

 Construction Jobs   8   8 

TOWN OF BROOKHAVEN INDUSTRIAL DEVELOPMENT AGENCY PROJECT MEASURE OF JOB GROWTH

172%

140%

N/A

N/A

N/A

185%

N/A

140%

N/A

283%

N/A

N/A

N/A

193%

100%

85%

N/A

N/A

N/A

N/A

122%

N/A

103%

353%

N/A
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 BURMAX   FT    120   158   160   156   148   149 
 PT   20 
 Seasonal   12 

 C2 NY (Pennysaver Solar)   FTE   2   -  -  -   -  
 Construction Jobs 

 CAITHNESS -LI Generation  FT - 15 15   17    17   18 120%
 CD RAMSAY FTE 17   19  22   51  47   49   

 Construction Jobs   255 
 CLARE ROSE INC.  FT 182   177  177   247    248   234 

 PT 
 Construction Jobs 

 CRESTWOOD FT 31   43  46   25    15   34 74% terminated 2025
PT 9   

 CROSS-SOUND CABLE COMPANY, LLC  FT - - - -   - N/A
 D&F BELLPORT (BELLPORT RESIDENCES)   FTE - 3 3   3  3   2   

 Construction Jobs  

 D & F PATCHOGUE FT - 50  50   106    109   115 
 Construction Jobs 

 VTR BRT- HOLTSVILLE FT - 50 60   78    82   80 
 Construction Jobs 

 EB @ MT. SINAI /FAIRFIELD KNOLLS  FTE - 4 4   4  11   12   
 Construction Jobs 

 EXCEL HOLDINGS 6, LLC  FT - 21 25   24    26   24 
 Construction Jobs 

 FOUR L  FT 19  42   35    35   33 
 Construction Jobs 

 FOURGEN H FTE -  -   -  -   - N/A
 FOURGEN S FTE -  -   -  -   - N/A
 FRAMERICA (TWO-G) FT 175   135  175   182    160   171 

PT
 FRAMERICA (19 NICHOLAS)  FTE - 8 8   86  84   34   

 Construction Jobs 

 FRANK LOWE RUBBER & GASKET FT 40   48  59   51    53   55 terminated 9.2.25
 44 RAMSEY ROAD OWNER PT

Seasonal 3   6  10   
 GLOBAL TISSUE GROUP FT - 83 105   138    140   128 

PT - 
  GROVE    FTE 4  4     1 
 1st year = as of 12/31/2028 Construction   60   50 
 H.O. PENN (MEDFORD BRANCH)  FTE 26   26  26   30    25   27 104%
 HOLTSVILLE INDUSTRIAL  FTE - 30 50   24    161   58 

 Construction  

 Horseblock 4   FTE - 20 20     21 
 Construction   71 

 VTR BRTL -EB MT. SINAI  FTE 50  60   83    86   87 
 Construction Jobs 

 HSRE-EAST PATCHOGUE   FTE 5  5     5 
 Construction 23  115   50   

 HYDRO METAL/BOILERMATIC  FTE 15   25  35   61  47   68   
 Construction Jobs 

 INTEGRATED STRUCTURES (4 PINEHURST)   FTE   55   59   62   42   24   86 
 Construction 

 INTERSTATE MECHANICAL (WILLIAMS REALTY)  FTE 3   3    6 15    12   15 
 Construction Jobs 

N/A

116%

105%

145%

100%

194%

139%

250%

122%

223%

132%

80%

230%

133%

288%

96%

79%

98%

425%

93%

N/A

93%
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 INTERCOUNTY APPLIANCE CORPORATION (10 National) FT 67   69  72   97    96   120 
 (Captive Truck Drivers 70 employees) PT 1   -   -  

 Construction Jobs 

 ISLANDAIRE  FT 133   17  20   20    20   35 terminating 2026
PT

J-CAD FT 29   40  45   72    78   83 
PT 4   

 MPH J-POWER (SHOREHAM ENERGY) FTE -  -   -  6    -  -  N/A
 LONG ISLAND AVENUE  FTE - 13 13     -  -  terminated 2025

 Construction Jobs 3  
 MEADOWS AT YAPHANK APARTMENTS FTE - 5 4   11    10   10 

 Construction Jobs 

 MEADOWS - AVR YAPHANK HOTEL & LOFT APARTMENTS   FTE
- 32 37   38    36   37 

 Construction Jobs   8 
 Medford Gardens   FTE - 7 7   
 1st year as of 12/31/2026  Construction   5   31 
 McKEON DOOR EAST  FTE - 6 10   17    17   17 170%
 MDS BUILDING VENTURES  FTE - 9 13     31 

Construction 90  50   
 MIDDLE COUNTRY MEADOWS  FTE - 2 5   7  7   6   
 1st year = as of 7/1/25 Construction 120  135   115   
 MS PACKAGING CORP FT 12   17  20   27    28   -  terminated 11/30/25

PT 3   -   -  
 Construction Jobs 

 NASSAU PROVISIONS KOSHER FOODS   FTE 17     9   9 
 Construction   7   11 

 ON THE COMMONS FTE - 2 2   2    2   -  Terminated 2025
 Construction Jobs 

 ORBIT BLOOM  FTE - 1 1   1  1   1   100%
 OVERBAY  FTE - 3 3   3    3   3 

 Construction Jobs 

 PALLETS R US, Inc. FT 118   130  130   148    150   156 terminated 2025
PT

 Construction Jobs 

 PENN FABRICATORS FT 57   61  67   77    71   81 
PT 6     -  

 Construction Jobs   -  
 PORT DEVELOPMENT FTE - 5 5   1  1   7   

 Construction Jobs 30  19   
 PORT JEFFERSON CROSSING  FTE - 2 2   2  2   5   

 Construction Jobs 

 Preserve at East Moriches   FTE 3  3   
 1st year = as of 12/31/2028  Construction Jobs 

 QUALITY KING DISTRIBUTORS, Inc.  FT 500   550  605   792    663   636 
PT

 RA OAK RUN LLC  FTE 2  2   
 1st year = as of 12/1/2026 Construction
 RAIL REALTY   FTE - 3 3   1    1   3 

 Construction Jobs 

 RONKONKOMA HUB - PHASE I  FT - 10 10   17    16   11 
 Construction Jobs 

 RONKONKOMA HUB - PHASE 2  FTE - 30 45   2  116   293   
 Construction Jobs 590  281   32   

333%

105%

100%

110%

650%

N/A

N/A

140%

250%

100%

N/A

238%

120%

0%

53%

0%

100%

120%

121%

0%

166%

175%

184%
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 Ronk Hub NOVA   FTE 15  15   
 1st year = as of 12/31/2027  Construction   40   244 
 R SQUARED / GREYBARN   FTE 2   
1st year = as of 12/31/2026  Construction   11   41 

 S POWER  FTE -  -   -  -   N/A
 SELDEN COMMERCIAL CENTER, LLC  FT - 7 7   21    23   23 

PT -  terminating 2026
 Construction Jobs 

 SEPTEMBER MORNING LLC   FTE 14  29   
 1st year = as of 12/31/2025  Construction Jobs   165   165 
 AA Senior Coram Propco (SHI-III) FTE - 34 50   64  69   54   

 Construction Jobs 

 SHOREHAM SOLAR COMMONS (Brookfield) FT -   -  -   -  
PT

 SOUTH SETAUKET ILU  FTE 242   276  276   206  251   250   
 Construction Jobs   28 

 SUFFOLK TRANSPORTATION FT 9   150  150   410    461   489 
PT 108   

 SUN RIVER TOWN HOMES  FTE - 3 3   3  3   3   
Construction 249  

 Sunrise Wind (22 Research Way)  FTE 65  65     46   62 
Construction 21  

 SUNRISE WIND   (Cables)  FTE -  
Construction 35    175 68   

T. MINA FTE 9   13  17   17    18   18 
 Construction Jobs 

 TOP GOLF FT - 72 85   153  174   145   
 Construction Jobs 

U.I. SUPPLIES FT 1   3  13   24    20   18 
PT

 UNCLE WALLY'S  FT 186   157  178   278    320 
PT

 UNITED MEAT PRODUCTS Updated 2024 FT - 7 16   - 5   12 

 5 FTE as of 12/31/24; 7 FTE as of 12/31/25; 16 FTE as of 12/31/26   Construction Jobs 

 UNITED RENTAL FTE - 20 20   47  43   43   
 Construction Jobs 

 VISIONTRON 925 WAVERLY AVENUE   FTE   74   80   80   67   64   72 
 Construction Jobs 

 GS AA VISTAS - 2021 (VISTAS) FTE - 3 3   6  6   6   
 Construction Jobs 

 WF XII     FTE - 90 181     -  -  
 1st year = as of 12/31/2025  Construction 175  
 WF XIII    FTE - 45 45   - 22
 1st year = as of 12/31/2025  Construction 150  
 WALLACE OAKLAND  (FOUR KEYS REALTY) FTE 41  46     75   45 

 Construction Jobs 

 WHTB GLASS  FTE - 50 50   41    33   38 
 Construction Jobs 

 WINCORAM FTE - 4  4   6    6   5 
 Construction Jobs 

 MCP Medcore  YAPHANK CHELSEA FTE - 33 50   48    58   65 
 Construction Jobs 

 YAPHANK FUEL CELL  FTE - 1 1   - 1   1 
 Construction Jobs 

 TOTAL 2,843   4,968  5,571   6,604   
 Construction Jobs Total 1,417   
Retained/created Jobs Total 5,187   
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Town of Brookhaven Industrial Development Agency 

Schedule of Fees 

Application - $3,000 for projects with total costs under $5 million 

$4,000 for projects with total costs $5 million and over 

(non-refundable) 

Closing/Expansion 

Sale/Transfer/Increase of 

Mortgage Amount/ 

Issuance of Refunding  

Bonds - ¾ of one percent up to $25 million total project cost and an additional 1/4 of 
one percent on any project costs in excess of $25 million.  Projects will incur 
a minimum charge of $10,000 plus all fees incurred by the Agency including, 
but not limited to publication, legal, and risk monitoring. 

Annual Administrative - $2,000 administrative fee plus $500 per unrelated subtenant located in the 
project facility.  This fee is due annually. 

Termination – Between $1,000 and $2,500 

Refinance  

(excluding refunding bonds) – 1/4 of one percent of mortgage amount or $5,000, whichever is greater. 

Late PILOT Payment –  5% penalty, 1% interest compounded monthly, plus $1,000 administrative fee. 

PILOT extension -  a minimum of $15,000 

Processing Fee -  $275 per hour with a minimum fee of $275 

Lease of Existing Buildings 

(partial or complete) - Fee is based on contractual lease amount. 

The Agency reserves the right to adjust these fees. 

Updated: November 17, 2020 









Suffolk denies variance for proposed Holtsville battery plant, prompting lawsuit 

Listen • 5:18Automated narration. Learn more 

 

A sign along Morris Avenue in Holtsville in 2023 called for stopping a lithium battery storage 

facility proposed for a site off of Expressway Drive South and Morris Avenue in 

Holtsville. Credit: Newsday/John Paraskevas 

By Mark Harringtonmark.harrington@newsday.comMHarringtonNewsUpdated January 8, 

2026 1:25 pm 

Share 

A review board of Suffolk County’s health services department has denied a request by the 

developers of a proposed battery storage plant in Holtsville to house tanks with tens of 

thousands of gallons of petroleum distillate oil and other "toxic/hazardous" liquids on the 

6-acre site, noting the request was 720% above allowable storage limits. 

The three-member review panel noted in its denial that groundwater in a deep-recharge 

well is a third of a mile away and only 50 feet below the surface. 

The denial prompted a Dec. 8 lawsuit by developer Savion Energy, which has begun 

preliminary clearing work at the site at the Long Island Expressway South Service Road at 

Morris Avenue in Holtsville.  

mailto:mark.harrington@newsday.com?subject=Suffolk%20denies%20variance%20for%20proposed%20Holtsville%20battery%20plant,%20prompting%20lawsuit
https://twitter.com/MHarringtonNews


Savion in its lawsuit argued that Suffolk used an incorrect law to justify its denial of the 

variance, and that even if the law sited was correct, Suffolk’s review board failed to 

consider that the project is under the "lightened public utility review" mandated under New 

York State law for such projects. 

WHAT NEWSDAY FOUND 

 A review board of Suffolk County’s health services department has denied a 

request by the developers of a proposed battery storage plant in Holtsville to house 

tanks with tens of thousands of gallons of petroleum distillate oil and other 

liquids on the 6-acre site. 

 The denial prompted a Dec. 8 lawsuit by developer Savion Energy, which 

has begun preliminary clearing work at the site at the Long Island Expressway South 

Service Road at Morris Avenue in Holtsville.  

 Suffolk noted in its denial of a variance that the request was 720% above 

allowable storage limits and that groundwater in a deep-recharge well is a third of a 

mile away and only 50 feet below the surface. 

Savion in a letter to the court noted the project is being built to "store energy generated by 

projects on [LIPA’s] electrical grid, including varying amounts of renewable energy 

produced by Sunrise [Wind] in fulfillment of the State Climate Change Act’s statutory 

renewable energy mandates." 

In a November letter to the developer, which is owned by fossil-fuel giant Shell, Suffolk 

denied Savion’s request to allow for storage containers for 18,249 gallons of "toxic and/or 

hazardous material," noting the request called for storing 17,999 gallons of toxic or 

hazardous materials in excess of the 250-gallon limit. 

Among other storage tanks included in the application was one for 99 gallons of battery 

electrolyte containing lead, arsenic and sulfuric acid, all also classified as toxic/hazardous, 

according to the Suffolk denial letter. Another tank would contain 32,500 of Envirotemp 

FR3 soybean oil, or ester fluid, for "inventory purposes only." 

But the chief concern was the tank that included 18,150 gallons of petroleum distillate-

based transformer oil that the county noted is classified as toxic and/or hazardous 

material. 

Kelly Cooper, a spokeswoman for Savion, declined to comment on the lawsuit, but noted 

that the company's Holtsville Energy Storage project and another, East Setauket Energy 

Storage, "are both still in active development phases and remain active" in the New York 

Independent System Operator queue for projects seeking interconnection. 



A third Savion project known as Setauket Energy Storage is no longer in the active NYISO 

queue, but Cooper noted it is "not uncommon for projects to move in and out of the 

interconnection queue during development — for a variety of reasons." The Setauket 

project would require a zoning change on part of a parcel, which Brookhaven Town has 

signaled may render projects more challenging to approve.  

A spokeswoman for Suffolk's health services department didn't immediately provide a 

comment.  

Jeff Szabo, chief executive of the Suffolk County Water Authority, in an interview Thursday, 

said, "We most certainly had a lot of questions about these types of facilities," leading the 

agency to meet with consultants, Gov. Kathy Hochul’s office and others. 

Mike Martino, a spokesman for Suffolk County Executive Ed Romaine, declined to 

comment on pending litigation.  

Suffolk in its decision noted that approval of the waiver requested by Savion in 

Holtsville would "set a precedent for approval of similar restricted materials storage tanks 

at other facilities and similar projects in the groundwater management zone 1, resulting in 

increased potential for contamination in the deep recharge area." Savion argued that other 

such tanks are already in place in the area for use by Sunrise Wind and LIPA. 

Suffolk's decision said the project could come into compliance if it were to use natural 

ester oil for its transformers instead of the petroleum distillate. It acknowledged that such a 

change "would result in project delays" and a 50% cost increase. 

Brookhaven Town, which has already provided a clearing permit for the Holtsville property, 

in January 2023 issued a "negative declaration" for the project, finding it would result in no 

environmental impacts under a state siting law known as the State Environmental Quality 

Review Act. Brookhaven also created a special zoning district for battery storage plants, 

and is one of the few towns across Long Island that does not have a battery plant 

moratorium. (East Hampton is home to two battery storage plants, one of which 

experienced a fire in 2023.)  

In materials presented by Savion during hearings, the company said a three-year delay of 

engineering, procurement and construction phases resulting from Suffolk’s denial and 

redesign "would result in termination of the project’s" prior interconnection agreement with 

LIPA and the NYISO, which manages the state grid. 

Savion said the project’s containment design could hold the entire contents of the 

transformer "plus a 100-year rainfall event" and noted it’s "consistent with other 

transformers in the area." 



 

By Mark Harrington 

mark.harrington@newsday.comMHarringtonNews 

Mark Harrington, a Newsday reporter since 1999, covers energy, wineries, Indian affairs 

and fisheries. 
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Islip grants up to $1.5M in tax breaks to Oakdale apartments that will be home to 

developmentally disabled 

Listen • 5:11Automated narration. Learn more 

 

The nearly $15 million project planned for this site will have a total of 40 units, to be divided 

evenly between one-bedroom and two-bedroom apartments. 

  

Credit: Newsday/James Carbone 

By Sam Kmacksam.kmack@newsday.comUpdated January 4, 2026 11:18 am 

Share 

Islip Town granted nearly $1.5 million in tax breaks to a planned apartment complex in 

Oakdale that will reserve half of its units for disabled or lower-income residents. 

The nearly $15 million project includes 10 two-story apartment buildings on a five-acre 

property at 405 Locust Ave. It will have a total of 40 units, which will be divided evenly 

between one-bedroom and two-bedroom apartments. 

Islip’s Industrial Development Agency Board unanimously approved up to $1,484,250 in tax 

breaks for the development last month through a deal that requires 12 units to be reserved 

for people with developmental disabilities. 

mailto:sam.kmack@newsday.com?subject=Islip%20grants%20up%20to%20$1.5M%20in%20tax%20breaks%20to%20Oakdale%20apartments%20that%20will%20be%20home%20to%20developmentally%20disabled


The agreement requires another eight apartments to be affordable for residents 

making 80% of the median family income for Long Island. That means a family of three 

earning roughly $118,800 could afford rent without spending more than 30% of their gross 

income, according to the U.S. Department of Housing and Urban Development standards. 

Those 20 specialized units will remain price-controlled or reserved for the disabled “in 

perpetuity,” even though the tax breaks conclude a decade after construction is finished, 

according to John Walser, Islip Town's director of economic development. 

“More so than really any population, I think there’s a critical need for housing for individuals 

with developmental disabilities,” he said. He citied New York Housing Resource Center 

figures showing that 63% of the 25,000 adults in Suffolk County with such disabilities live 

with family caregivers. 

People's Arc of Suffolk CEO John McGuigan, whose nonprofit serves people with 

disabilities on Long Island, lauded the integration of people with disabilities and typical 

residents in the same housing complex. 

“This is like the next level of service options that honor peoples’ ability to live their own 

lives," he said. "You’re creating a better opportunity for people with disabilities to be at the 

heart of a community, so they can build their own relationships with their neighbors."  

Walser said the units will remain affordable or for disabled residents permanently because 

of a covenant placed on the property by its current owner, Family Residences and Essential 

Enterprises Inc. The nonprofit, also known as FREE, provides a range of services to people 

with disabilities. 

“The idea that it’s in perpetuity is very important because that becomes a problem when 

the development ages out, and then, where are these people going to live?" said Ian Wilder, 

executive director of Long Island Housing Services. "I really like the plan. ... It has pieces 

that are very important."  

The development is a joint venture between FREE and Oak Tree Development RE 

LLC, according to Walser.  

FREE runs day habilitation programs, provides employment for individuals with disabilities 

and operates a mental health clinic out of the roughly 28,055-square-foot building that’s on 

site. That building will be demolished to make way for the nearly 36,564-square-foot 

apartment complex. 

Those services and FREE employees that work on-site will be transferred to other facilities 

and “no jobs will be lost,” according to a report by VHB Engineering that was filed as part of 

the project’s IDA application. 

https://chrome-extension/efaidnbmnnnibpcajpcglclefindmkaj/https:/www.huduser.gov/portal/datasets/home-datasets/files/HOME_IncomeLmts_State_NY_2025.pdf
https://www.lifairhousing.org/


Newsday was unable to reach either FREE or Oak Tree Development RE LLC for comment 

on the project. 

Walser explained that the units reserved for people with disabilities will be for those who 

are capable of caring for themselves. 

"It's a much-needed addition to the menu of options that people with disabilities can 

choose from," McGuigan said. 

Islip’s five-member IDA board on Dec. 16 granted the project between $471,750 and 

$494,250 in sales and mortgage recording tax breaks, as well as property tax discounts of 

about $990,000 over 10 years. 

The developers will still pay a portion of their property taxes during that period. Walser said 

the property currently pays nothing in property taxes because it’s owned by a nonprofit. 

The complex also promised to create between two and eight permanent jobs, according to 

the IDA executive director and the developer's IDA application materials. But Walser 

explained “that’s not the policy objective here — it’s housing." 

“Obviously, there’s a need for housing for this community. So, that’s the policy objective 

that's being fulfilled,” he said. 

Wilder, of Long Island Housing Services, told Newsday "it’s very important to think this way, 

especially when … our tax dollars are providing benefits; developments should be providing 

benefits back to the community." 

Housing for developmentally disabled 

 Islip Town granted nearly $1.5 million in tax breaks for a planned 40-unit 

apartment complex in Oakdale. 

 12 of the units will be permanently reserved for residents with 

developmental disabilities, and another eight units will remain affordable for lower 

income residents. 

 The developers plan to invest nearly $15 million into building the complex. 

 

By Sam Kmack 

https://islipny.gov/community-and-services/industrial-development-agency
https://www.newsday.com/people/sam-kmack


sam.kmack@newsday.com 

Sam Kmack covers the Town of Islip for Newsday. He is a graduate of the University of 

Southern California and previously worked as a city watchdog reporter in the Phoenix metro 

area, as well as an investigative journalist at the Arizona Center for Investigative Reporting. 
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Glen Cove voted down a tax break. A developer went to Nassau County — and won. 

Listen • 9:25Automated narration. Learn more 

 

A property on Glen Street in Glen Cove, seen here in January, where a developer won tax 

breaks to build a 29-unit apartment complex. 

  Credit: Newsday/John Paraskevas 

By Joseph Ostapiukjoseph.ostapiuk@newsday.com@OstapiukJFebruary 20, 2026 5:00 

am 

Share 

Glen Cove officials met nearly a year ago to review a developer's bid for $2 million in tax 

breaks — spanning 15 years — to build an apartment complex in the city's downtown. 

The vote failed.  

The 29-unit proposal would yield only one full-time, permanent job, members of the city's 

Industrial Development Agency said. It was not enough to justify a deal for a 15-year PILOT, 

or payment in lieu of taxes, city officials said. 

“We just don’t feel it’s worthy of a PILOT,” said Glen Cove Mayor Pamela Panzenbeck, a 

Republican who cast one of five no votes, during the meeting on March 13, 2025.  Only one 

board member voted in favor. 

mailto:joseph.ostapiuk@newsday.com?subject=Glen%20Cove%20voted%20down%20a%20tax%20break.%20A%20developer%20went%20to%20Nassau%20County%20%E2%80%94%20and%20won.
https://twitter.com/OstapiukJ


WHAT NEWSDAY FOUND 

 After the Glen Cove IDA voted down an apartment complex developer's bid for tax 

breaks, the applicant sought aid from Nassau's agency. The county IDA granted the 

15-year request in November, eight months after the city vote failed. 

 Critics accused the developer of "IDA shopping." The patchwork of IDAs across 

Long Island allows developers to play the agencies off one another, critics contend. 

 Glen Cove officials said they expected the developer to counter with a shorter 

term. In a statement this week, a public relations firm representing Nassau's 

IDA said the agencies were on the same page and worked "cooperatively."  

The project’s attorney raised his hands and shook his head while the votes were being 

tallied. 

“This project can’t happen without this,” said Daniel P. Deegan, the lawyer for the project's 

developer, Alec Ornstein. “I’m really blindsided.” 

Later in the year, the developer won the 15-year PILOT. But the approval came from an 

entirely different IDA — Nassau County's. 

The city's mayor and IDA's executive director described the shift from the city to county 

IDA as "unusual" in a recent interview. But the decision to go before a separate IDA board — 

a process some critics refer to as “IDA shopping" — is legal, municipal analysts said. The 

relief has prompted criticism and questions about Long Island's patchwork of IDAs 

and how millions of dollars in tax relief are awarded. Can a county overrule the will of a 

town or city? 

Across the state, there are more than 100 IDAs empowered to grant tax relief to encourage 

economic development. They are in large part funded by developer fees. On Long 

Island, five towns as well as the City of Glen Cove run IDAs, causing overlap with Nassau 

and Suffolk counties, which also operate them. Critics say these conditions distort 

incentives for tax relief and encourage developers to play agencies off one another.  

$356,509 

The city's IDA approved sales tax exemption for the project 

“This shouldn’t happen,” said Greg LeRoy, executive director and founder of Good Jobs 

First, a Washington, D.C., government spending watchdog. “If a local government has 

rejected a project as being inappropriate ... then no, another body should not impose that 

project." 



The episode has heightened concern over tax relief that's granted to residential 

developments. IDAs were established under a 1969 state law to spur long-term job 

creation. Tax breaks for housing bring fewer permanent jobs than, say, aid to 

commercial and industrial projects, critics argue. 

Danielle Fugazy Scagliola, a Democrat on Glen Cove City Council, said the city's authority 

was usurped: “I feel frustrated that the Nassau County IDA would take this stance against 

the Glen Cove IDA,” she said in a recent interview. 

City officials said they expected the applicant to return with a counterproposal for a shorter 

term. Glen Cove's IDA approved a sales tax exemption on the property last September, 

which totaled $356,509. 

Sheldon Shrenkel, CEO and executive director of the Nassau IDA, said in a statement last 

month his agency analyzed Ornstein's application “in accordance with its policies, 

procedures and methodologies.”  

“We cannot offer any comment on the processes used or the decisions made by other 

IDAs,” Shrenkel said in a statement. 

But on Tuesday, a communications firm shared with Newsday a joint statement from both 

IDAs, suggesting the agencies were aligned. The firm, ZE Creative Communications of 

Garden City, represents the county's IDA, but not Glen Cove's. 

An "official joint statement" from both IDAs said the two agencies worked "cooperatively, 

transparently, and in a manner consistent with each IDA’s statutory authority and mission 

to promote responsible development, job creation, and long-term economic growth." 

Asked about the statement on Tuesday, Panzenbeck said in an interview: "Whatever. I 

mean, they did one part of the PILOT; we did the other part of the PILOT." 

Asked whether the efforts were coordinated, Panzenback said: "No comment, OK? That's 

all." 

A scaled-back proposal 

The $12.5 million project would replace a vacant auto body shop on Glen Street near the 

downtown, about a half-mile from the Long Island Rail Road station. Four apartments 

would be set aside as "affordable," or for households making 80% of the area’s median 

income. Another two units would be for households making 130% of the median income.  

The three-story building from real estate developer Ornstein has faced roadblocks in the 

past. 



In 2017, the council cited density concerns in its decision to reject Ornstein 

Development's proposal for a 39-unit complex. The plan was scaled back, and in 2024, city 

council approved a 29-unit plan. 

A PILOT waives property tax requirements and establishes a fixed payment schedule. The 

revenue is distributed to local taxing jurisdictions, including the city and school district. 

According to Ornstein's application to Glen Cove, the 15-year PILOT would have saved 

more than $2 million in property taxes through 2039. That's about a 50% savings over the 

term, the application shows. Deegan said the plan approved by the county's IDA was 

essentially the same. The Nassau PILOT will save the developer nearly $1.1 million, 

according county IDA documents. That figure accounts for inflation, Deegan said. A Glen 

Cove projection, using a similar metric, was nearly $1.4 million, city documents show. 

The Nassau County IDA deal granted a mortgage tax exemption of up to $71,250. The 

developer is expected to pay $1.95 million over the 15-year PILOT, IDA documents show. 

$1.1 million 

The Nassau County IDA's reported savings projection 

Despite the initial rejection, city officials said they do not plan to block the project. The 

developer needs a building permit from the city. Panzenbeck said the developer has yet to 

file for one. 

According to the developer's website, the proposal would serve as a "shining new addition 

to the City’s downtown, providing housing opportunities for young people as well as empty-

nesters seeking a maintenance free life-style." 

Ornstein has developed multiple projects on Long Island, including several Vineyards 

complexes in Suffolk. Ornstein previously served as president and board chairman of the 

Long Island Builders Institute, a trade group, and co-chaired its political action committee.  

In September, Ornstein, a registered Democrat, donated $2,000 to Republican Nassau 

County Executive Bruce Blakeman's campaign for reelection. A spokesman for Blakeman 

did not respond to a request for comment about the donation. Deegan noted Ornstein has 

donated to officials from both major political parties.  

'Needed that' PILOT 

There are eight IDAs on Long Island, including Glen Cove's along with the towns of Babylon, 

Brookhaven, Hempstead, Islip and Riverhead. 



In Glen Cove, there are no residential projects operating under 15-year PILOTs, said Ann 

Fangmann, executive director of Glen Cove's IDA, in an email.  

Glen Cove has tended to grant tax breaks to residential developments, which produce 

fewer jobs, Fangmann has said. 

Ron Deutsch, a senior policy fellow for the government watchdog Reinvent Albany, said 

IDAs were built to spur economic development. Awarding tax relief to developers in hot 

housing markets — such as Nassau's, he added, "is absolutely shortsighted." 

"It makes absolutely no sense to give property tax breaks to housing developers that are 

building in areas that have a high demand for housing," he said in an interview. "The 

developer doesn't need to get property tax breaks in order to build and make a profit." 

$71,250 

Nassau County IDA's mortgage tax exemption 

Deegan said  after the Glen Cove IDA voted down the application, he decided to move the 

request to Nassau. 

“We needed that 15-year PILOT,” Deegan said in an interview. "We know their policies are 

consistent with a 15-year PILOT for downtown and affordable housing projects.” 

Fangmann, in a phone interview, said the board was open to awarding a PILOT but preferred 

a shorter term.  

"Ultimately what the applicant felt is that they wanted to go elsewhere, and they did," she 

said. 

Reggie Spinello, a member of the Nassau County IDA board and a former mayor of Glen 

Cove, said Nassau's IDA typically looks to be aligned with a town or city's IDA. 

“If I thought that we were stepping on their toes, I wouldn’t have voted on it,” Spinello, a 

Republican, said in a phone interview. “If there were real concerns, I would have assumed I 

got a call from people." 

'A chronic problem' 

IDA shopping “is a chronic problem in a number of metro areas and jurisdictions in New 

York State," said LeRoy, of Good Jobs First.  

When there are multiple IDA boards that can grant tax breaks, developers have an incentive 

to seek the best deal out there. 

"People can go shopping, and I think that's crazy," LeRoy said.  

https://www.newsday.com/business/ida-tax-breaks-jobs-employment-dinapoli-report-card-q94a0j7j


A proposal in the State Legislature seeks to bar county IDAs from giving tax breaks in 

municipalities that run their own IDAs.  

Assemb. Michaelle Solages (D-Elmont), a sponsor of the bill, said the idea is to allow the 

IDA “closest to the people” to grant economic benefits to developers. That would eliminate 

competition among boards, she said in an interview. 

"This is taxpayer money that we have to be very careful with,” Solages said. 

 

By Joseph Ostapiuk 

joseph.ostapiuk@newsday.com@OstapiukJ 
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IntraLogic Solutions founder agrees to repay $50,000 in tax breaks after job cuts 

 

Lee Mandel, CEO of IntraLogic Solutions Inc., shows some of his company's products, 

including facial recognition technology, on a trade show module at IntraLogic Solutions in 

Massapequa in 2018. Credit: Barry Sloan 

By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated January 9, 2026 

5:34 am 

Share 

The founder of a security company that helped protect dozens of local schools and 

government buildings will repay $50,000 in tax breaks because of employment promises 

not being kept in recent years. 

Lee Mandel, who started IntraLogic Solutions in 2004, has reached a settlement with the 

Nassau County Industrial Development Agency, which awarded the tax aid a dozen years 

ago. 

Through his attorney and a spokesman, Mandel said he sold a controlling interest in 

IntraLogic to a private equity firm in July 2019 and was terminated two years later. He said 

he played no role in the rounds of layoffs that led the IDA to recapture the tax incentives. 

Mandel, according to his representatives, agreed to repay some of what is owed in return 

for the title on 511 Ocean Ave. in Massapequa, which he owns and was IntraLogic’s 
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headquarters until September 2023. The building title has been held by the IDA since the 

tax breaks were awarded. 

“Under [Mandel’s] leadership, IntraLogic grew steadily to become one of the largest and 

most respected providers of school security technology on Long Island and in New York 

State,” Bill Corbett, a spokesman for Mandel, said in a statement sent to Newsday. “After 

his termination Mr. Mandel was no longer involved in any way with the company, owners or 

clients.” 

Sign up for the Daily Business newsletter 

Stay in the know on jobs, retail and all things business across Long Island. 
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State records show IntraLogic promised to employ a minimum of 46 workers in each year 

that it received tax aid. The company exceeded that number except in 2022, 2023 and 

2024, when the number of employees fell from 59 to zero. 

As a result, IntraLogic must pay back more than $237,700 in property-tax savings, $16,720 

in mortgage-recording tax savings and $23,188 in sales-tax exemption on the purchase of 

construction materials and furnishings. The latter will be fully covered by Mandel, who also 

has agreed to pay a total of $26,812 toward the other types of tax breaks, according to 

documents obtained by Newsday under the state's Freedom of Information Law. 

More than $227,000 still owed 

The IDA board unanimously accepted the settlement at its November meeting. The agency 

is now pursuing repayment of the remaining recapture amount of more than $227,000. 

“Discussions pertaining to the IntraLogic Solutions claw back are ongoing,” Sheldon L. 

Shrenkel, the IDA’s chief executive, told Newsday on Thursday. “The agency is working to 

resolve this situation in a way that is in the best interest of the county and its taxpayers.” 

Post Capital Partners, the Manhattan-based investment firm that has controlled IntraLogic 

for the past six years, didn’t respond to requests for comment. 

IntraLogic isn’t listed on Post Capital’s website as a current or former investment. 

However, IntraLogic’s telephone number is now answered by employees of Lifeline 

Technologies, which is listed as a Post Capital investment. When a Newsday reporter 

called the number on Wednesday, he was told by a Lifeline employee that IntraLogic “is no 

longer in business.” 
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Growth fueled by school shootings 

IntraLogic grew rapidly as schools and local governments responded to mass shootings in 

2012 at Sandy Hook Elementary School in Newtown, Connecticut, and in 2018 at Marjory 

Stoneman Douglas High School in Parkland, Florida. 

IntraLogic supplied one-button lockdown systems for emergencies, such as an active 

shooter, and video cameras. The technology connected schools with police departments. 

In 2021, Mandel told Newsday that 80% of the company’s customers were school districts. 

During the COVID-19 pandemic, IntraLogic developed an app to track the cleaning and 

disinfecting of school buildings and a temperature-taking device that was attached to 

building walls and buses for contactless identification of people who were ill, he said. 

Besides Long Island, IntraLogic had operations in Albany and south Florida. 

Michael Pfeffer, co-founder and managing partner of Post Capital, said in 2019 that 

IntraLogic was an attractive investment because its “advanced technology and software” 

had allowed the company “to grow quickly over the years and to fulfill a large security void” 

in schools and governments. 

 

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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Ronkonkoma: Station Yards, LIRR and LIE access, community events draw buyers 
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One of Ronkonkoma's main draws is its LIRR hub, and the surrounding area. Credit: Tom 

Lambui 

By Arlene GrossSpecial to NewsdayUpdated January 12, 2026 6:06 am 

Share 

THE SCOOP Ronkonkoma is a bustling community with events that bring everyone 

together, said Michael DelRosso, president of the Ronkonkoma Chamber of Commerce, 

which hosts Memorial and Labor Day street fairs that attract thousands of people each 

year. 

During the summer the Chamber hosts festive clambakes at the lake and plans to hold 

several summer concerts at Raynor Beach County Park. 

"We also started doing a Fall Fest at Station Yards," said DelRosso, noting that 

the transited-oriented development runs many of its own happenings throughout the year. 

When completed, the 53-acre mixed-use complex will have a total of 1,450 apartments, 

360,000 square feet of office space and 195,000 square feet of retail. 

Businesses are also gradually moving to Hawkins Avenue, the hamlet's main thoroughfare, 

adding to Ronkonkoma's renaissance. 
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"There's lot of things going on every month over here," DelRosso said. 

Ronkonkoma's convenient location makes it very sought after, said Edgar Iglesias, an agent 

with Serhant. 

"It's one of the towns that is the closest to the 495," Iglesias said. "You're right in the middle 

of Long Island: whether you're going to Riverhead or Nassau." 

 



When completed, Station Yards will have 195,000 square feet of retail. Credit: Tom Lambui 

Lake Ronkonkoma, Long Island's largest freshwater lake, served as a boundary between 

four Native American communities and the hamlet's name is derived from Raconkamuck, 

which meant "boundary fishing place" in Algonquin. 

Purported to have healing powers, the lake has been the subject of many legends, one 

having it as bottomless; another purporting that there were secret underwater connections 

to Long Island Sound or the Great South Bay. 

For years, the lake was a magnet for development, giving rise to a resort community in the 

late 19th century, which included William K. Vanderbilt II's Petite Trianon Hotel, named for 

Marie Antoinette's Versailles palace. From 1908 to 1910, Vanderbilt's Motor Parkway was 

the site of 48-mile auto races, which terminated at the hotel. By the 1920s, beach pavilions 

dotted the lake's shores. 

Notable Ronkonkoma locals included Maude Adams, a Victorian-era Broadway actress, 

who bought a 700-acre farm, on which the high school and junior high were eventually 

built. 

Homebuyers will find mostly ranches, high ranches and Colonials with home prices ranging 

the high $400,000s and to $1.3 million. 



 

Homes along Feuereisen Avenue, top, and Julia Goldbach Avenue in Ronkonkoma. Credit: 

Tom Lambui 

SALE PRICES Between Dec. 11, 2024, and Dec. 10, 2025, there were 270 home sales with a 

median sale price of $615,000, according to OneKey MLS. During that period a year earlier, 

there were 257 home sales with a median sale price of $582,000. 

CONDOS AND CO-OPS There is one condo, priced at $325,000, on the market. 

OTHER STATS 

Population 18,368 

Median age 37.9 

Median home value $620,000 

Monthly LIRR ticket from Ronkonkoma $378 

School district, graduation rate Connetquot (94%) 



Library Connetquot 

Transit Suffolk County Transit Routes 51, 52A, 52B 

Sources: 2023 American Community Survey; OneKey MLS via InfoSparks by ShowingTime; 

LIRR; data.nysed.gov; Suffolk County Transit 

$1.3 million 

 

This $1.3 million Ronkonkoma home has six bedrooms. Credit: One Fine Day 

Media/Howard Fritz 

At 6,329 square feet, this expanded farm ranch features an unoccupied legal accessory 

basement apartment, and a total of six bedrooms and six bathrooms. It has hardwood 

floors, two kitchens, a wet bar, sunken living room, sunroom and two wood-burning stoves. 

The 0.46-acre property includes multi-tiered decking, a gazebo, koi pond and four storage 

sheds. Taxes are $13,223. Eileen Collini, Cornerstone Properties, 631-573-6394. 

$799,900 



 

This $799,900 Ronkonkoma home was custom built. Credit: EPM Photography 

This custom-built, 2,192-square-foot ranch features three bedrooms, three bathrooms, a 

large porch and a full unfinished basement. Recent updates include a new roof, central air 

unit, hot water tank, stove and dishwasher. The 0.37-acre fenced-in property includes an 

attached one-car garage. Taxes are $17,581. David Oakley, Realty Connect USA, 631-881-

5160. 

RECENTLY SOLD 

$780,000 

Parr Drive 

Style Split level, split ranch 

Bedrooms 6 

Bathrooms 2½ 

Built 1975 

Lot size 0.18 acre 

Taxes $12,802 

+/- List price -$20,000 



Days on market 75 

$555,000 

Adolphi Place 

Style Ranch 

Bedrooms 3 

Bathrooms 2 

Built 1974 

Lot size 0.13 acre 

Taxes $10,154 

+/- List price -$4,999 

Days on market 196 

$350,000 

2nd Court 

Style Ranch 

Bedrooms 2 

Bathrooms 1 

Built 1960 

Lot size 0.13 acre 

Taxes $8,200 

+/- List price +$1,000 

Days on market 362 

ON ONEKEY MLS 

Number of listings 39 

Price range $325,000 to $1.3 million 

Tax range $4,243 to $17,170 

By Arlene Gross 



Station Yards update: Construction to begin this spring, part of new phase in 

Ronkonkoma 
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Rendering of new buildings, which are to house 285 apartments and 30,000 square feet of 

medical office space. Credit: Spector Companies 

By Carl MacGowancarl.macgowan@newsday.comCarlMacGowanUpdated February 16, 

2026 3:23 pm 

Share 

Construction will start this spring as part of the next stage of Ronkonkoma's $1.2 billion 

Station Yards project, an executive for the developer said, after Brookhaven Town officials 

approved hundreds of additional apartments and medical office space.  

The town board, acting as the planning board, voted 7-0 Thursday to approve Tritec Real 

Estate's plan to add 285 apartments and 30,000 square feet of medical offices in three new 

buildings on a 6.72-acre parcel on Carroll Avenue between Union and Railroad avenues. 

The massive Station Yards development is under construction in a former industrial area on 

the north side of Long Island Rail Road tracks near the hamlet's train station. 
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The next phase — Tritec calls it Phase 2C — will be completed in stages over a 27-month 

period, Tritec executive vice president and partner Jimmy Coughlan said in an interview 

after the vote. 

He said the company is in talks to lease medical offices to a tenant he declined to identify. 

Station Yards has been praised by residents and civic leaders for transforming a blighted 

section of Ronkonkoma by adding hundreds of new apartments, shops and restaurants 

while creating thousands of construction and retail jobs. 

When it is completed in about a decade, it is expected to have up to 1,450 apartments, 

195,000 square feet of retail and 360,000 square feet of office space, Newsday has 

previously reported.  

The development is being built in phases on 53 acres stretching from Ronkonkoma Avenue 

east to Mill Road. The first, a 489-unit apartment complex called The Alston, was 

completed in 2020. Hundreds more housing units and about a dozen businesses have 

opened near Hawkins Avenue. 

 

Station Yards is expected to have up to 1,450 apartments when completed. Credit: Barry 

Sloan 

Mostly praise for Phase 2C 

https://www.newsday.com/long-island/towns/ronkonkoma-development-bqfplg3l


Phase 2C received mostly plaudits from the few people who spoke at a hearing before the 

planning board vote. 

The lone Ronkonkoma resident to speak, Christine Giatras, of Carroll Avenue, said she was 

concerned the new section would generate too much traffic and would displace wildlife. 

"I think it's pretty inappropriate," she said, before adding that overall, "I do find that what 

has been done so far ... is aesthetically pleasing." 

Coughlan said he had seen piles of garbage in the area, but "We haven't found any wildlife." 

Tritec lawyer John Wagner said traffic would be controlled through measures such as traffic 

lights. 

Joe Squicciarini, business agent of Plumbers Union Local 200, said Station Yards has so far 

created 4,000 construction jobs, adding Tritec projects are "rivaled by none." 

Anthony Confredo, vice president of sales at Maggio Environmental Services, a Suffolk 

County waste and recycling company, said Station Yards' apartments could help the 

region's housing crisis. 

"It's what the younger generation is looking for," he said. "We need to keep our youth here." 

Coughlan said most apartments would be rented at market rates in line with other rentals 

in the area. The new apartments would have amenities such as a fitness center, private 

lounges and common areas for cooking, he said.    

Transforming Ronkonkoma 

Renderings show four- and five-story buildings on a one-block section on the west side of 

Carroll Avenue between Union and Railroad avenues. 

Medical offices would fill the first floor of a building on Railroad Avenue, with apartments 

on upper floors, Wagner said. Buildings on Carroll and Union avenues would be exclusively 

for residences, he said. 

Tritec had purchased and demolished buildings occupied by a Tutor Time day care, small 

businesses and a single-family home to make way for the project, Wagner said. 

Station Yards is part of a larger transformation of Ronkonkoma that could eventually 

include a business complex south of the railroad tracks on parking lots owned by Suffolk 

County. The county has not announced specific plans for the site. 

Islip Town also has announced plans to upgrade the passenger terminal at Long Island 

MacArthur Airport, which could include a direct connection between the terminal and the 

https://www.newsday.com/beta/long-island/towns/tutor-time-ronkonkoma-tjw2a9eb
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Ronkonkoma train station. Islip officials have said they hope to start construction as soon 

as next year. 

Station Yards' Phase 2C 

Building-by-building breakdown of Station Yards' Phase 2C approved last week: 

 Building 1: Railroad Avenue: 142 apartments, medical office space 

 Building 2: Carroll Avenue: 58 apartments 

 Building 3: Union Avenue: 85 apartments 

 

By Carl MacGowan 

carl.macgowan@newsday.comCarlMacGowan 

Carl MacGowan is a Long Island native who covers Brookhaven Town after having 

previously covered Smithtown, Suffolk County courts and numerous spot news and feature 

stories over his 20-plus year career at Newsday. 
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Costs to build Sunrise, Empire wind projects will total $13B, filings show 
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Foundations for wind turbines for the Empire Wind project. Court filings by developers of 

two offshore wind farms off Long Island for the first time shed light on the cost to build the 

Empire and Sunrise wind arrays — a combined $13 billion. Credit: Tom Lambui 

By Mark Harringtonmark.harrington@newsday.comMHarringtonNewsUpdated January 

20, 2026 5:27 am 

Share 

As the developers of two offshore wind farms off Long Island argued in court this month to 

end Trump administration stop-work orders, their filings for the first time shed light on the 

cost to build the two massive arrays — a combined $13 billion. 

In filings earlier this month, Sunrise Wind, which is scheduled to bring its 924 megawatts of 

power to Long Island at Smith Point in late 2027, said it has “already spent or committed 

more than $7 billion on the project,” and that it would incur another $1 billion if the project 

were to be canceled. 

Last year Orsted issued special new stock to raise $9.4 billion, some $6.3 billion of which 

was earmarked for completion of Sunrise, Newsday reported.  
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The stop-work order for Sunrise Wind remains in place, with a court hearing scheduled for 

Feb. 2. Sunrise spokeswoman Meaghan Wims declined to respond to Newsday questions 

about the potential impacts and previously had said the company does not release 

construction costs. 

WHAT NEWSDAY FOUND 

 Court filings by the developers of two offshore wind farms off Long Island for the 

first time shed light on the cost to build the two massive arrays — a combined $13 

billion. 

 Sunrise Wind, which is scheduled to bring its 924 megawatts of power to Long 

Island at Smith Point in late 2027, said it has “already spent or committed more than 

$7 billion on the project.” 

 Empire Wind, the 810-megawatt project being built off Jones Beach, revealed in 

court papers that it had spent $4 billion to date on the project and that it would 

spend another $2 billion to complete it. 

The stop-work order alone is costing Sunrise $1 million a day, the company said in 

its filings. All of Sunrise Wind's energy production is scheduled for the Long Island electric 

grid, where the company has said it can power some 600,000 homes -- about half of LIPA’s 

customer base. 

Orsted argued that the “compounding impacts of delay” for the Sunrise project also risk 

the prospect of “project cancellation,” which would result in the project suffering 

“enterprise-level harm, including losses of more than $8 billion.” Orsted stock has been 

battered in recent years by losses and write-downs tied to offshore wind, including 

cancellation of two big New Jersey projects.  

Separately, Empire Wind, the 810-megawatt project being built off Jones Beach, revealed in 

court papers that it had spent $4 billion to date on the project, which is more than 60% 

complete, and that it would spend another $2 billion to complete it this year. Empire, which 

last week got the go-ahead from a federal judge to resume work under a preliminary 

injunction, will bring all its energy to New York City’s grid by the end of this year and 2027. 

The New York State Energy Research and Development Authority, which administers state 

offshore wind contracts, has not released the full contract-value or construction costs of 

the projects, as have been released for the $2.013 billion South Fork Wind Farm under 

contract to LIPA. 

Court papers provided an unusual window about the finances underpinning the project. 
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Empire’s owners at Norway-based Equinor said in their filing the prospect of a “multi-

million-dollar delay and termination fees resulting from the suspension order” threatened 

the project’s economic viability. Equinor in December 2024 obtained a financing package 

of about $3 billion from a consortium of lenders, and has already drawn $2.7 billion of that 

amount, the filing said. 

Before the stop-work order was lifted by the court, Empire disclosed it had been “unable to 

draw on its construction loan intended to fund construction costs and pay employees and 

contractors.” 

Making matters worse at that time, Empire said, “the project’s lenders may decide to seek 

accelerated repayment of the $2.7 billion Empire Wind has borrowed under the terms of a 

credit agreement, which the lenders have the basis to seek upon occurrence of an event of 

default that remains unremedied after a period of 60 days,” including needed government 

approvals. 

“Thus,” Empire wrote, “without immediate judicial relief, Empire Wind’s construction 

schedule and financing will be materially and adversely compromised. Each of these 

harms substantially threatens to terminate the project; together, they are likely 

insurmountable.” 

Sunrise Wind, in its court filings, noted that it had installed 44 of a planned 84 monopile 

foundations for the project off New England. “Overall, the project is nearly 45% complete 

and has cost billions of dollars in reliance on the validly issued permits,” Sunrise said. 

The construction costs for Sunrise and Empire projects are expected to be defrayed by 

federal tax credits of at least 30% of the cost —amounting to billions of dollars. But the all-

in construction cost of $6 billion and $7 billion respectively are only part of what the 

companies will seek to receive once the projects are producing energy. 

Once the new wind farms are producing power, New York utilities are required by state law 

to buy special offshore renewable credits called ORECs that allow the wind-energy 

developers to recoup project costs and profits. 

In arguing against a stop-work order for another project called Revolution Wind, Orsted 

said cancellation would result in not just lost construction costs, but “billions of dollars” in 

lost revenue from selling energy from that array to local utilities in future decades.  

Work on that project commenced by court order earlier this month.  

Revolution Wind, which is adjacent to the Sunrise and South Fork arrays off New 

England, has “spent or committed more than $5 billion to develop the project, which is now 

approximately 87% complete.” Cancellation, it said, would result in "more than $1 billion in 



breakaway costs, for a total loss of more than $6 billion,” the company said in its court 

filing. 

 

By Mark Harrington 

mark.harrington@newsday.comMHarringtonNews 

Mark Harrington, a Newsday reporter since 1999, covers energy, wineries, Indian affairs 

and fisheries. 
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Federal judge grants injunction allowing Sunrise Wind work to resume 
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Workers set cable as part of operations for the Sunrise Wind farm on March 19, 

2025. Credit: Newsday/Mark Harrington 

By Mark Harringtonmark.harrington@newsday.comMHarringtonNewsUpdated February 

2, 2026 9:24 pm 
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New York State's largest wind farm got the green light to continue offshore construction 

work after a federal judge Monday granted Sunrise Wind's request for a preliminary 

injunction to set aside a Trump administration stop-work order.    

The $7 billion-plus project, which will deliver all its 924-megawatts of energy to the LIPA 

grid at Holbrook in late 2027, had been subject to a stop-work order by the U.S. Bureau of 

Ocean Energy Management issued Dec. 22.  

The agency cited unspecified national security concerns in issuing the order and 

Department of Justice lawyers had presented confidential information in court to make 

their case, Newsday has reported. Four other wind farms under construction, including 

the $6 billion Empire Wind off Jones Beach, were previously granted injunctions to continue 

work while their legal cases against the stop-work order continue. 
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“Every court to review this question has now found that the loss of specialized vessels and 

resulting delays amounts to irreparable harm. I agree,” U.S. District Judge Royce Lamberth 

said in ruling Monday, according to Bloomberg News.  

Sunrise Wind, a project by energy giant Orsted of Denmark, has continued to work on 

nearly complete land-based construction during the order. Overall, the company has said, 

the project is nearly 45% complete, with 44 of 84 monopile foundations installed as well as 

sections of an offshore converter station and most land-based work on Long Island.  

 "The court’s action will allow the Sunrise Wind Project to restart impacted activities 

immediately" while Orsted's lawsuit against the stop-work order continues, the 

company said in a statement. "Sunrise Wind will determine how it may be possible to work 

with the U.S. Administration to achieve an expeditious and durable resolution." 

White House spokeswoman Taylor Rogers said, "President Trump has been clear: wind 

energy is the scam of the century. For years, Americans have been forced to pay billions 

more for the least reliable source of energy. The Trump administration has paused the 

construction of all large-scale offshore wind projects because our Number One priority is 

to put America First and protect the national security of the American people." 

On Long Island the project has garnered widespread support, including from LIPA, 

Brookhaven Town, environmental groups and labor unions whose members are at work on 

Sunrise. Earlier this month, Gov. Kathy Hochul attended a rally at the International 

Brotherhood of Electrical Workers Local 25 in Hauppauge to call for an end to the wind-

farm attacks.  

“The Trump administration tried to shut down this fully permitted project under a bogus 

claim of national security," Hochul said in a statement Monday. She called Lamberth's 

ruling "a big win for New York workers, families, and our future."  

While its power will chiefly benefit the Long Island grid, promising to power upwards of half 

LIPA's base of 1.2 million customers, Sunrise Wind's contract is with New York State, and 

ratepayers from Montauk to Buffalo will pay for its $7 billion construction cost, Newsday 

has reported. The figure does not include company profits from selling the power over its 

25-year contract. The state has said both Empire and Sunrise will cost average customers 

just over $2.09 more a month on their energy bills when they are in service. 

In its court filings, Sunrise said the stop-work order had been costing it more than $1 

million a day, and would cost it more than $8 billion in "breakaway" costs if the project 

were canceled.  
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Mark Harrington, a Newsday reporter since 1999, covers energy, wineries, Indian affairs 
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Veeco Instruments in Plainview moving headquarters to Massachusetts 
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Veeco Instruments Inc. is moving its headquarters from Plainview to Massachusetts as part 

of a merger. Credit: Rick Kopstein 

By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated March 5, 2026 

7:42 am 
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A public company that makes semiconductor equipment plans to move its 

headquarters from Plainview to Massachusetts as part of a merger. 

Veeco Instruments Inc. is combining with another manufacturer of semiconductor 

equipment, Axcelis Technologies Inc. in Beverly, Massachusetts. The merger was approved 

last month by the shareholders of each company and is expected to be completed 

between July 1 and Dec. 31, according to securities filings. 

"Following close [of the deal], the headquarters of the combined company will be in 

Beverly," Axcelis chief executive Russell Low wrote in an October letter to his 

employees when the merger was announced. 
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Veeco employs about 170 people at its 80,000-square-foot headquarters at 1 Terminal Dr., 

according to the state Power Authority, which supplies the company with low-cost 

electricity. 

How the headquarters' relocation will affect Veeco employees isn’t known. 

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. 

A Veeco spokesperson referred a Newsday reporter to the company’s securities filings, 

which included an mployee FAQ from management in October. 

In reply to a question about whether there would be layoffs, the FAQ stated, "As with any 

merger of this nature, there will be some overlap in some functions. The integration 

planning team — comprising leaders from both Veeco and Axcelis — will carefully evaluate 

the necessary resources for the combined business and will take the utmost care in 

making those determinations. ... There have been no final decisions made about 

employees." 

A spokesperson for Axcelis didn’t respond to a request for comment. 

No notice of pending layoffs at Veeco had been filed with the state Department of Labor as 

of Wednesday. 

Veeco is the latest public company to move its head office off Long Island. 

Comtech Telecommunications Corp., which makes components for satellite and 911 

communications systems, jettisoned its Melville headquarters for one in Arizona in 2024. 

Natural food seller Hain Celestial Group left Lake Success for Hoboken, New Jersey, three 

years ago. And Arrow Electronics Inc. replaced its Melville head office for one in Edgewood, 

Colorado, in 2011. 

Nearly 60 public companies now call the Island home, down from more than 80 a decade 

ago. 

Some of the relocations resulted in job cuts locally while others only required that 

stationery with a different mailing address be printed. 
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Still, Tom Stringer, a consultant from Bay Shore who helps businesses decide where to 

locate, said the diminishing number of public companies based in Nassau and Suffolk 

counties means less economic activity overall. 

"Big companies bring big revenues, big payrolls, big state and local tax payments. ... They 

are big economic drivers in communities," said Stringer, founder of Stringer Site Selection 

Ltd., which has offices in the metropolitan area, Boston and Arizona. 

"All companies are not created equal," he added. "Some are economic catalysts because 

of their reputation, number of people they employ and the amount of money they spend 

locally." 

Stringer worked on deals that kept financial services giant Broadridge Financial Solutions 

Inc. in Lake Success and Edgewood, and medical supply distributor Henry Schein Inc. in 

Melville. 

States compete for public company headquarters. 

California, New York and Texas are home to the most with 1,242, 612 and 498 respectively, 

according to data from website MarketCapWatch.com. 

Veeco was started in 1945 in New York City as the Vacuum Electronic Equipment 

Company. Like many others, the company eventually moved east because Long Island 

offered space to expand. 

Veeco now has 1,265 employees in 13 countries, with 923 in the United States. The 

company owns the Plainview headquarters and facilities in New Jersey and Minnesota. It 

also rents space in California, Massachusetts, New Jersey and Pennsylvania, securities 

filings show. 

Veeco reported a profit of $35.4 million last year, down from $73.7 million in 2024. Revenue 

totaled $664 million last year compared with $717.3 million in 2024. 

"With expanding backlog [of orders], growing customer adoption of our new technologies, 

and the planned merger with Axcelis, we believe we are well positioned to accelerate 

growth" this year, said chief executive Bill Miller in announcing the year-end earnings. 

Low, the Axcelis chief executive, said last month in an email to employees that "integration 

teams" composed of Axcelis and Veeco personnel have been meeting and two "integration 

summits" have been held. He also said work has begun to replace the Axcelis and Veeco 

names with a new moniker. 



 

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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