
 

SUBJECT TO BOARD APPROVAL 

 

TOWN OF BROOKHAVEN 

INDUSTRIAL DEVELOPMENT AGENCY 

JANUARY 11, 2023 

MEETING MINUTES 

 

MEMBERS PRESENT: Frederick C. Braun, III 
    Martin Callahan 
    Mitchell H. Pally 
    Gary Pollakusky 
    Ann-Marie Scheidt (via Zoom) 
    Frank C. Trotta (via Zoom) 
 
EXCUSED MEMBER: Felix J. Grucci, Jr. 
 
ALSO PRESENT:  Lisa M. G. Mulligan, Chief Executive Officer 
    Lori LaPonte, Chief Financial Officer 
    John LaMura, Deputy Director 
    Amy Illardo, Director of Marketing 
    Jocelyn Linse, Executive Assistant 
    Terri Alkon, Administrative Assistant (via Zoom) 
    Annette Eaderesto, IDA Counsel 
    William F. Weir, Nixon Peabody, LLP 
    Howard Gross, Weinberg, Gross & Pergament (via Zoom) 
    Peter Curry, Farrell Fritz, P.C. 
    Steven Krieger, B2K Development 
    David Burman, B2K Development 
 
Chairman Braun opened the Industrial Development Agency meeting at 12:29 P.M. on 

Wednesday, January 11, 2023, in the Agency’s Office on the Second Floor of Brookhaven Town 

Hall, One Independence Hill, Farmingville, New York.  A quorum was present. 

 

MEEETING MINUTES OF OCTOBER 26, 2022 

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

Ms. Scheidt.  All voted in favor. 
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MEETING MINUTES OF NOVEMBER 16, 2022 

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

Ms. Scheidt and unanimously approved. 

 

CFO’S REPORT 

Ms. LaPonte presented the Budget vs. Actual Reports for the period ending November 30, 2022.  

Deposits and expenses were noted, all expenses were in line with the budget.  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 external audit is starting on 

January 23rd; the Members were asked to return the questionnaires back to the accountants as 

soon as possible. 

The motion to accept the report was made by Mr. Pally and seconded by Mr. Pollakusky.  All 

voted in favor. 

 

EB AT EAST PATCHOGUE, LLC – APPLICATION 

This application is for a 139-unit senior rental complex with 10% of the units affordable and 

10% of the units for workforce housing.  The development is situated on 14 vacant acres on Sipp 

Avenue in East Patchogue.  Project costs are estimated at approximately $54.6 million.  Five 

full-time equivalent jobs are expected as well as approximately 150 construction jobs.  

Exemptions from mortgage recording tax, sales tax and a PILOT have been requested.  Mr. 

Curry and Mr. Krieger made a brief presentation to the Board.   

The motion to accept the application and schedule a public hearing was made by Mr. Callahan, 

seconded by Mr. Trotta and unanimously approved with Mr. Pally abstaining. 
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HSRE-EB HOLTSVILLE – RESOLUTION 

A letter was received requesting the IDA’s consent for HSRE-EB Holtsville to enter into a short-

term extension with Wells Fargo.  No new benefits are being requested.   

The motion to approve this resolution extending the financing to June 30, 2023, was made by 

Mr. Braun and seconded by Mr. Callahan.  The motion was approved with Mr. Pally abstaining. 

 

CD RAMSAY, LLC – FINAL AUTHORIZING RESOLUTION 

A public hearing for this approximately 18,500 square foot facility to be constructed adjacent to 

CD Ramsay’s current facility in the Shirley Industrial Park was held with no comment received.  

The cost benefit analysis and PILOT were included in the meeting packets.   

The motion to approve the final authorizing resolution was made by Mr. Pollakusky, seconded 

by Mr. Pally and unanimously approved. 

 

MS PACKAGING – RESOLUTION 

There are two entities in the MS Packaging facility on Zorn Boulevard that are affiliates of MS 

Packaging, Great White Packaging Corp. and MS Packaging & Supply Distribution Corp.  They 

have no employees or dedicated space at the facility.  A Tenant Agency Compliance Agreement 

will be executed for insurance purposes. 

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

All voted in favor. 

Ms. Scheidt left the meeting at 12:56 P.M. 

 

WF INDUSTRIAL X11, LLC – AMENDED APPLICATION & RESOLUTION 
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Project costs have changed as well as the sales tax exemption from the original application for 

this three, one-story buildings spec warehouse distribution project.  The project will total 

550,000 square feet in total once completed.  A public hearing was held with no comments 

received.  Project representatives provided the Board with an update on the project, tenants have 

not been identified yet.   

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

Trotta, seconded by Mr. Pollakusky and unanimously approved. 

 

CEO’S REPORT 

Board Assessments 

The board assessments were included in the meeting packets for the Members to complete and 

return. 

 

Acknowledgement of Fiduciary Duties 

The Members were asked to sign the Acknowledgment of Fiduciary Duties form and return it to 

the office. 

 

Financial Disclosure Form 

The financial disclosure form is forthcoming, it will be completed online this year. 

 

February Meeting 

Mr. Pally made a motion to move the February meeting to February 8th at 12:00 P.M.  The 

motion was seconded by Mr. Callahan and unanimously approved. 

 

ORGANIZATIONAL RESOLUTIONS 



IDA Meeting 
January 11, 2023 
 

5 
 

Resolution #6 – Appointing of Legal Counsel 

 Annette Eaderesto 

 William F. Weir 

 Howard Gross 

Resolution #7 – Appointment of Insurance Broker of Record 

Resolution #8 – Slate of IDA Board Officers 

Frederick C. Braun, III, Chairman 

Felix J. Grucci, Jr., Vice-Chair 

Martin Callahan, Treasurer 

Ann-Marie Scheidt, Secretary 

Frank C. Trotta, Assistant Treasurer 

Gary Pollakusky, Assistant Secretary 

Mitchell H. Pally, Member 

Resolution #9 – Adoption of Committee Charters and Establishment and Appointing of 

Governance, Finance and Audit Committees 

Resolution #10 – Adoption of Fee Schedule 

 

The motion to approve resolutions #6 through #10 was made by Mr. Pally and seconded by Mr. 

Pollakusky.  All voted in favor. 

 

Resolution #11 – Office Rental at Town of Brookhaven  

Resolution #12 – Hourly Requirement 

Resolution #13 – 2023 Meeting Schedule 
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Resolution #14 – Appointment of Website Design & Maintenance 

Resolution #15 – Banking and Investing 

 

The motion to approve resolutions #11 through #15 was made by Mr. Pollakusky, seconded by 

Mr. Pally and unanimously approved. 

 

Resolution #16 – Adopting a Mission Statement and Measurement Report 

Resolution #17 – Adopting the Town of Brookhaven Ethics Policy, Procurement Policy and 

Property Acquisition and Disposal Policy 

Resolution #18 – Adopting a Uniform Tax Exemption Policy 

Resolution #19 – Adopting a Compensation Policy 

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

 

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

Mr. Pollakusky.  All voted in favor. 

 

Resolution #21 – Adopting a Prevailing Wage Policy 

Resolution #22 – Adopting an Adaptive Reuse Policy 

Resolution #23 – Delegating and Authorizing Execution of IDA Documents 

Resolution #24 – Adopting an Incentive Compensation Policy  

Resolution #25 – Longevity 

 

The motion to approve resolutions #21 through #25 was made by Mr. Trotta, seconded by Mr. 

Callahan and unanimously approved. 
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Resolution #26 – Adoption of a Deferred Compensation Policy 

Resolution #27 – Holiday Schedule  

Resolution #28 – Adopting a Travel and Discretionary Funds Policy 

Resolution #29 – Adopting an Accrual Policy for Management Employees 

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

 

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

Mr. Pally.  All voted in favor. 

 

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

exceed $25,000 and Jones Little & Co., CPA’s, LLP in an amount not to exceed $1,600. 

Resolution #32 – Adopting a Bereavement Policy 

Resolution #33 – Conflict of Interest Policy 

Resolution #34 – Appointment of Insurance Risk Manager 

Resolution #35 – Approval of Unlawful Harassment and Unlawful Sexual Harassment 

Prohibition Policy 

 

The motion to approve resolutions #31 through #35 was made by Mr. Pally, seconded by Mr. 

Pollakusky and unanimously approved. 

 

Resolution #37 – Jury Duty 

Resolution #38 – Employee Health Insurance  

Resolution #39 – Cancer Screening 
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Resolution #40 – Appointment of Public Relations Firm 

 

The motion to approve resolutions #37 through #40 was made by Mr. Pollakusky and seconded 

by Mr. Pally.  All voted in favor. 

 

Resolution #41 – Supplemental Benefits Insurance 

Resolution #42 – Shared Services Agreement 

Resolution #43 – Newspaper of Record 

Resolution #44 – Acquisition of Real Property 

 

The motion to approve resolutions #41 through #44 was made by Mr. Pollakusky, seconded by 

Mr. Pally and unanimously approved. 

 

At 1:17 P.M., Mr. Pollakusky made a motion to enter executive session to discuss the medical, 

financial, credit or employment history of a particular person or corporation, or matters leading 

to the appointment, employment, promotion, demotion, discipline, suspension, dismissal or 

removal of a particular person or corporation.  The motion was seconded by Mr. Pally and 

unanimously approved. 

 

At 2:21 P.M., Mr. Pollakusky made a motion to exit executive session and resume the regular 

agenda.  The motion was seconded by Mr. Pally, and all voted in favor.  No voting took place in 

executive session. 

 

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

Resolution #2 – Appointment of Lori LaPonte as Chief Financial Officer 
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Resolution #3 – Appointment of Jocelyn Linse as Executive Assistant 

Resolution #4 – Appointment of Terri Alkon as Administrative Assistant 

Resolution #5 – Appointment of Amy Illardo as Director of Marketing and Project Development 

 

The motion to approve resolutions #1 through #5 was made by Mr. Callahan, seconded by Mr. 

Pally, and unanimously approved. 

 

Resolution #36 – Approval of 2022 Incentive Compensation 

 

The motion to approve resolution #36 was made by Mr. Callahan and seconded by Mr. Braun.  

All voted in favor. 

 

Resolution #45 – Appointment of John LaMura as Deputy Director 

 

The motion to approve resolution #45 was made by Mr. Pollakusky, seconded by Mr. Pally, and 

unanimously approved. 

 

Mr. Braun made a motion to close the IDA meeting at 2:22 P.M.  The motion was seconded by 

Mr. Pally, and all voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, February 8, 2023. 



 

Town of Brookhaven 
 

Industrial Development Agency 
 

MEETING AGENDA 
 

Wednesday, March 29, 2023 at 11:45 AM 
 

1. ROLL CALL 
 
2. MINUTES 

 
December 7, 2022 
January 11, 2023 

 
3. CFO’S REPORT 

 
Audit 
PARIS 
Banking 
Timely Payments 

 
4. RESOLUTIONS 

 
Excel 6 Request 
Applications & Authorizing Resolution Expiration 
Authorizing CEO to Default 
Changes to Intermunicipal Agreement 
HSRE-EB Holtsville 
HSRE-EB Mt. Sinai 
IT Update 
Macedo Construction, Inc. 

 
5. CEO’S REPORT 

 
Board Assessments 
2023 Bond Allocation 
Tate’s Bake Shop Request 
R Squared Patchogue, LLC 
NYSEDC Sponsorship 
LIBDC Request  
Job Creation Numbers 

 
6. EXECUTIVE SESSION 

 
The next IDA meeting is scheduled for Wednesday, April 19, 2023 at 8:05 AM. 



 

SUBJECT TO BOARD APPROVAL 

 

TOWN OF BROOKHAVEN 

INDUSTRIAL DEVELOPMENT AGENCY 

MEETING MINUTES 

DECEMBER 7, 2022 

 

MEMBERS PRESENT: Frederick C. Braun, III 
    Felix J. Grucci, Jr. (via Zoom) 
    Martin Callahan 
    Frank Trotta (via Zoom) 
    Mitchell H. Pally 
    Ann-Marie Scheidt (via Zoom) 
    Gary Pollakusky 
 
ALSO PRESENT:  Lisa M. G. Mulligan, Chief Executive Officer 
    Lori LaPonte, Chief Financial Officer 
    John LaMura, Deputy Director 
    Amy Illardo, Director of Marketing 
    Jocelyn Linse, Executive Assistant 
    Terri Alkon, Administrative Assistant (via Zoom) 
    Annette Eaderesto, IDA Counsel (via Zoom) 

William F. Weir, Esq., Nixon Peabody, LLP 
    Elizabeth Wood, Nixon Peabody, LLP 
    Howard Gross, Weinberg, Gross & Pergament (via Zoom) 
    Amy Ellis, Sunrise Wind 
    Andrew Komaromi, Harris Beach 
 
Chairman Braun opened the Industrial Development Agency meeting at 2:25 P.M. on 

Wednesday, December 7, 2023, 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, 2022.  

Deposits and expenses were noted, all expenses were in line with the budget.  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. 
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The motion to accept the report was made by Mr. Trotta and seconded by Mr. Pollakusky.  All 

voted in favor. 

SUNRISE WIND, LLC – RESOLUTION 

The cost benefit analysis, PILOT and public hearing minutes for the cable portion of this project 

were included in the meeting packets.   

The motion to approve the resolution was made by Mr. Pollakusky, seconded by Mr. Callahan 

and unanimously approved. 

PORT JEFFERSON COMMONS, LLC – APPLICATION 

This 53-unit 100% affordable housing development is a joint partnership between the 

Community Development Corporation (CDC) and Conifer Realty.  There will be approximately 

2,700 square feet of retail space which will be fully taxed by the Village of Port Jefferson.  This 

project will be located on Main Street in Port Jefferson adjacent to the Port Jefferson Crossing 

development.  Two existing buildings will be demolished to construct an approximately 79,000 

square foot facility that will have 20 one-bedroom units and 33 two-bedroom units.  

Approximately 15% of the units will be set aside for people with physical disabilities and people 

with traumatic brain injuries, as well as 5 units for mobility impaired residents and 3 units for the 

hearing and vision impaired.  Exemptions from sales tax, mortgage recording tax and a PILOT 

have been requested for this $31.6 million project that will create 1.5 full-time equivalent 

positions.   

The motion to accept the application was made by Mr. Pollakusky, seconded by Mr. Callahan 

and unanimously approved with Mr. Braun and Ms. Scheidt abstaining due to their roles at the 

CDC. 

GGV GROVE APARTMENTS, LLC – UPDATED APPLICATION 

This application is similar to an application received in February; the principals involved have 

changed.  The application calls for an approximately 64,000 square foot 100% affordable 

housing development consisting of 55 units on 2.8 acres at 400 East Main Street in Patchogue.  

Seventeen units will be set aside for victims of domestic violence.  This $33.7 million project 
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will create seven full-time equivalent positions.  Exemptions from mortgage recording tax, sales 

tax and a PILOT have been requested.  There will be 1,000 square feet of retail space that will 

not receive benefits. 

The motion to accept the application was made by Mr. Pollakusky and seconded by Mr. Trotta.  

All voted in favor. 

10 DONALD’S WAY, LLC – FINAL AUTHORIZING RESOLUTION 

The cost benefit analysis, PILOT and economic analysis for this approximately 140,000 square 

foot spec industrial warehouse project were included in the meeting packets.  A public hearing 

was held this morning with no comments received.   

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

unanimously approved. 

CEO’S REPORT 

American Organic Energy 

American Organic Energy submitted an amendment to their application due to project costs 

increasing to $120 million.  This does not impact the sales tax exemption and no new benefit will 

be granted.   

The motion to accept the amendment to the application was made by Mr. Callahan and seconded 

by Mr. Pollakusky.  All voted in favor. 

East Setauket Energy Storage, LLC / Savion Request 

A letter was received requesting the PILOT for this project be considered for 25 years rather than 

20 years which is permissible under the Agency’s Uniform Tax Exemption Policy.  This project 

will be presented as a 25-year PILOT when the public hearing is held.   

The motion to accept this change was made by Mr. Pally, seconded by Mr. Grucci and 

unanimously approved. 

Yaphank Energy Storage LLC / Savion Request 
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The same request was made for this project as for the East Setauket Energy Storage, LLC 

project. 

The motion to accept changing the PILOT to 25-years was made by Mr. Pally and seconded by 

Mr. Pollakusky.  All voted in favor. 

Bactolac Request 

This 150,000 square foot pharmaceutical warehousing facility is under construction in the 

Shirley Industrial Park and is expected to be completed by late spring or early summer of 2023.  

They are requesting the Board consider allowing them to lease all or a portion of the facility as 

they have seen a decrease in business.  There have not been any layoffs to date.  Any subtenant 

would require IDA approval and the PILOT could potentially be adjusted.  It was the consensus 

of the Board to allow Bactolac to seek out potential subtenants if Bactolac determines they 

want/need to lease the facility. 

2023 Meeting Schedule 

The motion to accept the 2023 meeting schedule was made by Ms. Scheidt, seconded by Mr. 

Callahan and unanimously approved. 

Subtenant Application 

The motion to accept the amended subtenant application in form and substance with such 

changes as the Chairman or CEO make upon advice of counsel was made by Mr. Callahan and 

seconded by Mr. Trotta.  All voted in favor. 

The motion to close the IDA meeting at 3:17 P.M. was made by Mr. Pollakusky, seconded by 

Mr. Pally and unanimously approved. 

The next IDA meeting is scheduled for Wednesday, January 11, 2023. 
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           Rating Scale: 
 

      1 = Do Not Agree 
 Industrial Development Agency   2 = Somewhat Agree 

     2022 Board Assessment   3 = Agree 
           4 = Highly Agree 
           5 = No Opinion 
Circle One: 

 
    Mission, Values, Vision and Strategic Direction: 
 
1   2   3   4   5 The Board’s policy and strategic decisions reflect and support the IDA’s mission, values and vision. 
 
Comments:  4 
 

 
1   2   3   4   5 The Board is actively involved in strategic planning. 
 
Comments:  4 
 

 
    Board Structure and Processes: 

 
1   2   3   4   5 Board disagreement is seen as a search for solutions rather than a win/lose proposition. 
 
Comments:  3.9 
 

 
1   2   3   4   5   The Board contains a sufficient range of qualities (i.e. expertise, perspectives, external relationships and  

size) to ensure effectiveness. 
 
Comments:  4 
 

 
1   2   3   4   5 Board agendas provide adequate time for discussing significant issues impacting our IDA’s progress, and  
  requiring Board action. 
 
Comments:  4 
 

 
1   2   3   4   5 I receive meeting materials in advance and come prepared to engage in meaningful dialogue and critical  
  decision-making. 
 
Comments:  4 
 

 
1   2   3   4   5 The timeliness, quality, quantity and presentation of information provided to the Board meets our needs in 

understanding issues and challenges and enables effective decision-making. 
 
Comments:  4 
 

 
1   2   3   4   5 The Board demonstrates good problem solving skills. 
 
Comments:  3.9 
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1   2   3   4   5 The Board Chair leads fairly and effectively. 
 
Comments:  4 
 

 
1   2   3   4   5   The number of meetings, meeting length and attendance of directors is sufficient for our IDA’s needs.   
  Board agendas provide adequate time for discussing significant issues impacting our IDA’s progress and  
  requiring Board action. 
 
Comments:  4 
 

 
1   2   3   4   5 The time and day of  IDA meetings is convenient and productive. 
 
Comments:  4 
 

 
   Board / CEO Relationships: 

 
1   2   3   4   5 A climate of trust, respect and support exist between the Board and the CEO. 
 
Comments:  4 
 

 
1   2   3   4   5 The Board supports the CEO in implementing Board policy; Board members understand their ‘policy- 
  making’ vs. the CEO’s ‘management’ role. 
 
Comments:  4 
 

 
1   2   3   4   5 The Board receives timely and helpful information from the CEO on how well the IDA is meeting its  
  planned objectives. 
 
Comments:  4 
 

 
   Servicing the Community: 

 
1   2   3   4   5 The Board is effective in representing and promoting the IDA in the community. 
 
Comments:  3.4 
 

 
1   2   3   4   5 Board members receive appropriate continuing education and orientation to better understand their role in  
  providing healthy community leadership. 
 
Comments:  3.1 
 

 
1   2   3   4   5 The Board develops a positive image for our IDA and has gained a high level of public confidence. 
 
Comments:  4 
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1   2   3   4   5 The Board is well-informed about market, environmental and competitive factors that affect its services  
  and programs. 
 
Comments:  4 
 

 
   Finances: 

 
1   2   3   4   5 The Board effectively carries out its responsibility for the oversight of fiscal resources. 
 
Comments:  4 
 

 
1   2   3   4   5 Financial reports are presented in a format that builds understanding and enables effective decision- 
  making. 
 
Comments:  4 
 

 
1   2   3   4   5 The Board adopts operating and capital budgets (where applicable) annually and consistently monitors 
performance. 
 
Comments:  4 
 

 
1   2   3   4   5 The Board has committed the resources necessary to address community issues and challenges. 
 
Comments:  3.6 
 

 
1   2   3   4   5 The Board has a corporate compliance plan in effect, and ensures that compliance policies and procedures  
  are fully functioning. 
 
Comments:  4 
 

 
1   2   3   4   5 This survey tool is an appropriate length to gather pertinent data. 
 
Comments:  4 
 

 
 
Additional Comments: 
 

 
 

 
 
          __________________________________ 
            Signature 
 
          __________________________________ 
            Date 
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Kylie R. Springs 
Associate  
 
Direct Dial: 516.227.0694 400 RXR Plaza 
Direct Fax: 516.336.2794 Uniondale, NY  11556 
ksprings@farrellfritz.com www.farrellfritz.com 
 

Our File No.  
 31785-101 
 

March 9, 2023 
VIA E-MAIL 
 
Town of Brookhaven IDA Board 
Lisa M.G. Mulligan, CEO 
1 Independence Hill 
Farmingville, NY  11738 
 
Re: HSRE-EB HOLTSVILLE, LLC  

 
Dear Ms. Mulligan and Members of the Board: 
 
I write regarding a proposed Consolidation, Amended and Restated Fee, Leasehold, and 
Subleasehold Mortgage, Assignment of Leases and Rents, Security Agreement and Fixture Filing 
(the “Consolidated Mortgage”) to be entered into between the above entity and Synovus Bank.  A 
copy of the Consolidated Mortgage documents is attached. HSRE-EB Holtsville, LLC does not seek 
any additional economic assistance from the Brookhaven IDA.  
 
Please allow this letter to serve as my client’s request, in accordance with the existing Agency lease 
documents, that the Agency execute and deliver the requested Consolidated Mortgage, Agreement 
Regarding Company Lease and Estoppel Certificate, and Agreement Regarding Lease Agreement 
and Estoppel Certificate.  The delivery of this document has been requested by Synovus Bank in 
connection with the closing of the loan consolidation.  
 
Please feel free to contact me with any questions. 
 
 Very truly yours, 

       Kylie Springs  
FARRELL FRITZ, P.C. 

cc: William F. Weir, Esq.  
 Terance V. Walsh, Esq. 
 Eric J. Brenner, Esq. 
 Peter L. Curry, Esq.  
 Craig Masheb, Esq.  
 Mr. Steven Krieger   
 Nicholas J. Cappadora, Esq.   



RAJAN LEGAL PC 
 

KENDALL PARK OFFICE                       ISELIN OFFICE            PHONE: (732) 283-1955 

3146 STATE ROUTE 27, SUITE 202       1419 OAK TREE ROAD            FAX: (732) 283-1877 

KENDALL PARK, NEW JERSEY 08824      ISELIN, NEW JERSEY 08830  

 

March 17, 2023 

 

Via Overnight Mail and Email    Via Overnight Mail and Email 

[lmulligan@brookhavenny.gov]    [twalsh@nixonpeabody.com] 

Township of Brookhaven     Nixon Peabody LLP 

Industrial Development Agency    1300 Clinton Square 

1 Independence Hill, 3rd Floor    Rochester, NY 14604 

Farmingville, New York 11738    Attn: Terance V. Walsh, Esq.  

Attn: Lisa MG Mulligan, CEO 

 

RE: Township of Brookhaven Industrial Development Agency – Excel Holdings 6 LLC  

 Property Address: 65 Union Avenue, Ronkonkoma, NY 11779 

Our File No: 437-22   

 IDA Approval of New Mortgage 

 

Dear Ms. Mulligan,  

 

Please be advised that this office represents Excel Holdings 6 LLC (the “Owner”) in 

connection with the above referenced matter. The Owner is entering into a loan refinancing 

agreement (the “Loan”) with RGA Reinsurance Company (the “Lender”) in the amount of 

$22,500,000.00 for the Homewood Suites located at the above referenced property (the “Hotel”), 

which such refinancing will require the Township of Brookhaven Industrial Development 

Agency’s (the “IDA”) signature.  

 

We have a target closing date of Monday, April 3, 2023. Accordingly, the Lender requests 

that IDA prepare the following documents: 

 

• IDA Agency Opinion Letter; 

• IDA Resolution authorizing additional financing and execution of documents; 

• Estoppel; and 

• IDA Closing Certificate.  

 

 The Lender provided our office with a template of the Closing Certificate, which we will 

forward to Terance via email. We would like to have the execution of all the documents, including 

the Mortgage on the agenda for the IDA’s next meeting on Wednesday, March 29, 2023.  

 

In 2019, the IDA approved the modification to existing loan for this property, which 

increased the principal balance to $20,000,000. Excel Holding 6 LLC is seeking an additional 

$2,500,000 in new money, bringing the total principal to $22,500,00. Excel Holdings 6 LLC is 

obtaining this loan to complete additional renovations to the hotel and obtain new furniture, fixture, 



and equipment.  Accordingly, our office requests an exemption of the additional principal from 

recording taxes as this additional sum shall be used to improve the property. 

As we are quickly approaching the target closing date, your prompt attention to this matter 

is greatly appreciated. 

Should you have any questions, kindly contact this office. Thank you for your courtesies. 

Very truly yours,  

RAJAN LEGAL PC 

_______________________ 

Navin H. Advani, Esq. 

NHA/bm 

s/ Navin H. Advani









 

 
20 Pinehurst Drive Bellport / Courtesy of Douglas Elliman Commercial 

Bellport industrial property trades for $5.3M 
By: David Winzelberg February 20, 2023 
 

An industrial property in Bellport has sold for $5.3 million.  
Hydro Metal Holdings, an affiliate of Boilermatic Welding Industries, purchased a 19,172-square-
foot building on 1.76 acres at 20 Pinehurst Drive.  
 
The seller, Coast2Coast Real Estate, had purchased the property in the fall of 2021 for $4 million. 
Coast2Coast, which offers plumbing, HVAC and restoration services, received economic incentives 
from the Brookhaven Industrial Development Agency to assist in the acquisition and those benefits 
were transferred to Hydro Metal Holdings.  
 
Hydro, which services HVAC systems and provides mechanical and engineering contracting, plans to 
invest an additional $1.8 million on renovations and equipment for its new Bellport facility, where it 
will relocate from Medford.  
 
Tom Guido of Signature Premier Properties represented Hydro Metal Holdings, while Michael 
Gronenthal and Michael Murphy of Douglas Elliman Commercial represented seller Coast2Coast 
Real Estate LLC in the sales transaction.  
  
 



Hochul proposes remake of 'pay no taxes 
for 10 years' program 

 
Codagenix Inc. in Farmingdale, a maker of vaccines from live viruses, left the 

Start-Up NY program in 2017. Credit: Newsday/John Paraskevas 
By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated 
January 24, 2023 5:54 am 

A state program in which technology startups pay “no taxes for 10 years” if 
they locate on or near a college campus would be revamped under a proposal 
from Gov. Kathy Hochul. 

The 10-year-old Start-Up NY program would be replaced by the Extended 
Prosperity and Innovation Campuses initiative. It would continue the offer of 
tax-free status to small tech firms with strong collegiate ties. 

But the revamped program would be open to “a wider range of innovation 
businesses, be streamlined to remove barriers,” and provide them with more 
office and laboratory space, Hochul said in her 2023 State of the State policy 
book. 

mailto:james.madore@newsday.com?subject=Hochul%20proposes%20remake%20of%20%27pay%20no%20taxes%20for%2010%20years%27%C2%A0program
https://twitter.com/JamesTMadore


Hochul is the second governor to propose a remake of Start-Up NY since it 
launched in spring 2014. The program has struggled to attract and retain 
companies on Long Island and elsewhere despite the state spending $53 
million in advertising in its first two years. 

WHAT TO KNOW 

▪ The Start-Up NY program, which exempts tech firms from state and 

local taxes for 10 years if they locate on or near a college campus, 

would be revamped under a Hochul proposal.  

▪ The program has struggled to attract and retain firms, with the dropout 

rate on Long Island reaching 54%. 

▪ Hochul would keep the tax breaks but broaden eligibility and drop the 

Start-Up NY name. 

On the Island, the number of Start-Up NY participants has gone from 28 in its 
first years to 11 in 2020, the most recent available data from Empire State 
Development, the state’s primary business-aid agency. 

Get the Biz Briefing newsletter! 

The latest LI business news in your inbox Monday through Friday. 

Sign up 

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

Most of the startups that have dropped out or been decertified are still 
operating. The Island’s loss rate of 54% in 2017 was more than double the 
statewide rate of 24%, according to a Newsday data analysis at the time. 

Hochul acknowledged Start-UP NY’s challenges, saying it “was hamstrung by 
its design,” in particular program requirements, tax benefits and eligibility 
criteria that differ between downstate and upstate. 

Details about the replacement program won’t be revealed until 
Hochul presents her 2023-24 state budget proposal this month, said 
spokesman Justin Henry. 

https://www.newsday.com/privacy


Executives of former Start-Up NY participants said the program requires too 
much paperwork annually for a business to qualify for not paying state and 
local taxes and for their employees to be exempt from the state income tax. 
The tax savings is for up to 10 years. 

"The program did not provide much of a benefit" for startups that don't yet 
have sales, said Marc Alessi, CEO and co-founder of SynchroPET Inc. in 
Ronkonkoma. 

The startup, which left the program, has come out with a scanning device 
based on technology from Brookhaven National Laboratory. The device can 
be used to monitor the reaction of mice and rats to drugs under development 
and also in human imaging.   

Alessi, who also serves as executive director of the 115-member Business 
Incubator Association of New York State, said, “All of the incubators that 
worked within the Start-Up NY framework appreciated the goals” of attracting 
businesses to campuses and commercializing research. “But we all felt that it 
was a clunky program,” he said. 

Three years after Start-Up NY was launched by then-Gov. Andrew M. Cuomo, 
he proposed to tighten the eligibility criteria, require fewer reports on the jobs 
created, and change the name to Excelsior Business Program. He also 
wanted to lower the number of jobs that a firm had to create to secure tax-free 
status, from at least one job for every year in the program to one job in the 
first five years.  

The State Legislature only agreed to the fewer employment reports.   

11 participants on LI  

If Hochul’s proposal is adopted, it would likely affect the 11 Start-Up NY 
participants on Long Island, most of them at Stony Brook University.  

Together, the tech firms had 40 employees and invested $262,954 in their 
operations in 2020. In return, the firms and their workers saved $210,365 in 
taxes. 



Statewide, Start-Up NY had 200 participants in 2020 that invested a total of 
$28.2 million, employed 2,154 people and saved more than $15 million in 
taxes, state records show. 

Before adopting Hochul’s proposal, lawmakers “should closely study the 
shortcomings in Start-Up NY, beginning with the inconsistent manner in which 
net new jobs are counted,” said Ken Girardin, an economic development and 
labor policy analyst at the Empire Center for Public Policy, a conservative 
think tank in Albany. 

He and others questioned whether tech firms would have invested in their 
operations and created jobs even if they didn't receive tax breaks. 

Lawmakers “need to look carefully at what is a new investment and new 
growth as opposed to simply being cannibalized from other places in New 
York” to qualify for the tax-free status, Girardin said. 

 
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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To BESS, or Not to BESS? The 
Emergence of Battery Storage Systems 

on Long Island 
Philip Butler 

Farrell Fritz, P.C. 
 

For most people, the idea of “Green Energy” likely evokes images of solar 

panels and wind turbines. However, the movement toward renewable 

energy, and a more reliable and efficient power grid, involves many other 

forms of technology that may yet be unfamiliar to the average person. But as 

the push to expand Green Energy production grows, so too will the 

prevalence of the technologies needed to support the industry. 

On Long Island, communities from Hempstead to Southold are witnessing 

the introduction of a previously unfamiliar form of Green-adjacent 

technology in the form of Battery Energy Storage Systems, or “BESS”. I refer 

to BESS facilities as “Green-adjacent” because, unlike wind and solar farms, 

they do not produce electricity of their own. Instead, they store it. So far, 

local reception of these uses is mixed. 

What Are BESS? 

BESS facilities generally consist of rows of rechargeable batteries housed in 

self-contained, interconnected storage units. BESS facilities typically 

operate by drawing surplus energy from the local power grid during periods 

of low usage and storing it for later distribution back into the grid during 

peak demand. However, they can also be used as direct storage for electricity 

produced by renewable energy production facilities, like wind and solar 

farms. In either case, BESS stabilize the local power grid by ensuring 

reliability during periods when the grid might otherwise experience a partial 

or total deficit in voltage, commonly known as “brownouts” and “blackouts”. 

Thus, proponents of BESS offer that these facilities can reinforce the local 

power grid not only on a daily or routine basis, but also during emergencies 

https://www.jdsupra.com/authors/philip-butler/
https://www.jdsupra.com/profile/Farrell_Fritz_docs/


when demand is especially high or when electrical transmission from 

outside the local grid is severed. 

BESS and Zoning 

From a land use perspective, BESS facilities are a low-impact uses. Once a 

facility is constructed and operational, it requires no regular staffing, only 

routine maintenance. This results in virtually no traffic, and almost no need 

for onsite parking. The facilities can also be monitored remotely, which 

further reduces traffic, and onsite staffing and parking. Site lighting at BESS 

facilities is also largely unnecessary, except for security purposes. The 

absence of employees also means there is virtually no water consumption at 

BESS facilities, and commensurately, little to no sewage. 

The only potentially significant planning concern associated with BESS 

facilities is noise generated by cooling fans. However, noise is not always a 

problem depending on the size and configuration of a project. In instances 

where noise may be an issue, the industry has implemented methods of 

noise mitigation, including the use of sound barriers and landscaping. 

Naturally, not everyone is sold on BESS. Opponents of these facilities have 

raised concerns over the presence of highly flammable substances, such as 

from lithium-ion batteries, and possible air and groundwater contamination. 

Historically, concerns about such threats were resolved by zoning certain 

uses out of residential areas and restricting them to high-intensity industrial 

districts. However, that is not always feasible with BESS. 

BESS facilities must connect to the local power grid through a substation 

with adequate capacity to accommodate the transmission between the BESS 

facility and the grid. Additionally, the greater the distance between a BESS 

facility and the substation, the less efficient the transmission will be. As a 

result, designing a viable BESS facility may require that a BESS facility be 

located in or near a residential district in some cases. This is certain to be 

the situation in more urbanized areas of Long Island, like western Nassau 

County, where there is high density of uses and districts in close proximity 



to one another. Thus, planning for the future of BESS facilities on Long 

Island will not be without its challenges. 

Status of Local Regulations 

To date, the Towns of Brookhaven, Huntington, Islip and Southampton are 

the only four of Long Island’s 13 towns to adopt zoning regulations for BESS 

facilities. Their respective regulations are summarized below. The Town of 

Riverhead Town Board very recently discussed a set of draft BESS 

regulations based on the model law published by the New York State Energy 

Research and Development Authority (NYSERDA) (available 

here: https://www.lilanduseandzoning.com/wp-

content/uploads/sites/128/2023/01/NYSERDA-model-1.pdf ). 

However, the future of that legislation is uncertain. Other towns, like the 

Town of Southold, are discussing possible moratoria on BESS facilities out 

of concern for potential environmental impacts and public safety. 

1. Town of Brookhaven 

The Town of Brookhaven—Long Island’s largest town geographically, and 

second largest by population–enacted its BESS zoning regulations in 

February 2020. They are set forth in Sections 85-814 through 85-817 of the 

Town’s Zoning Code, which may be accessed 

here: https://www.lilanduseandzoning.com/wp-

content/uploads/sites/128/2023/01/Brookhaven-4.pdf  

Like the NYSERDA model, Brookhaven’s regulations separate BESS facilities 

into two tiers based on system capacity. Tier I projects are BESS facilities 

having capacity up to 599 kilowatt hours (kWh). They are permitted in the 

Town’s J-2 and J-5 Business Districts by special permit from the 

Brookhaven Planning Board, and are permitted by right in the Town’s L-1, 

L-2, and L-4 Industrial Districts. Tier II projects are BESS facilities having 

capacity of 600 kWh or greater. Unlike Tier I projects, Tier II projects are 

restricted to the L-1, L-2, and L-4 Industrial Districts. 

https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/NYSERDA-model-1.pdf
https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/NYSERDA-model-1.pdf
https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Brookhaven-4.pdf
https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Brookhaven-4.pdf


Other notable requirements in Brookhaven’s BESS regulations include the 

minimum lot size for all BESS projects (40,000 sq. ft.); moderate to 

substantial setback requirements; and various other design standards 

affecting clearing, site lighting, and noise mitigation. The code further 

requires the approval of a decommissioning plan and the posting of 

decommissioning bond. 

2. Town of Huntington 

The Town of Huntington enacted its BESS zoning regulations in October, 

2020. They are set forth in Section 198-68.3 of the Town’s Zoning Code, 

which may be accessed here:  https://www.lilanduseandzoning.com/wp-

content/uploads/sites/128/2023/01/Huntington-1.pdf. 

Unlike Brookhaven, the Town of Huntington does not separate BESS 

projects into tiers. Instead, facilities that are two (2) acres or larger and 

within 200 ft. of a residential district require a Planning Board special 

permit. The code is otherwise fairly generous toward BESS projects, 

allowing them as principal permitted uses in all Light Industrial Districts (I-

1 through I-4) in addition to the General Industrial (I-5) and Generating 

Station (I-6) Districts. BESS projects are also permitted as accessory uses in 

these districts, and by special permit in the General Business (C-6) District, 

if they occupy 2% or less of the project site and serve another building or 

facility on the same premises. 

Like Brookhaven, the Town of Huntington’s BESS regulations include 

several design requirements affecting setbacks, height, site lighting, and 

noise mitigation. The approval of a decommissioning plan is also required. 

3. Town of Islip 

The Town of Islip enacted its BESS zoning regulations in July 2022. They 

are set forth in Section 68-456 of the Town’s Zoning Code, which may be 

https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Huntington-1.pdf
https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Huntington-1.pdf


accessed here: https://www.lilanduseandzoning.com/wp-

content/uploads/sites/128/2023/01/Islip-1.pdf  

The Town of Islip operates on a three-tier classification system, with Tier III 

being the largest (601 kWh or greater) followed by Tier II (81-600 kWh), 

and then Tier I (80 kwH or smaller). Tier I BESS are permitted in all zoning 

districts in the Town. Tier II BESS are permitted in the Town’s B-1, B-2, and 

B-3 Business District in addition to its Industrial Districts (excluding 

Industrial Business [I-B]). Tier III BESS are restricted to the Industrial 1 

and Industrial 2 Districts only. 

In addition to imposing design standards and decommissioning 

requirements similar to Brookhaven and Huntington, the Town of Islip code 

includes specific provisions regarding commissioning plans, project 

operations, and safety during a project’s lifetime. 

4. Town of Southampton 

The Town of Southampton enacted its BESS zoning regulations in January 

2021. They are set forth in Section 330-162.21 of the Town’s Zoning Code, 

which may be accessed here: https://www.lilanduseandzoning.com/wp-

content/uploads/sites/128/2023/01/Southampton-1.pdf  

In Southampton (outside the incorporated villages), BESS facilities are 

permitted in all zoning districts, including residential districts, subject to 

varying standards depending on the district in question. Additionally, the 

Town sets aside specific “avoidance areas” having special environmental, 

historical, cultural, or recreational value where BESS facilities are 

prohibited. 

Like the other towns discussed, Southampton imposes specific standards 

governing setbacks, site lighting, and noise mitigation, among other things. 

It also requires a decommissioning plan, and payment into a 

“decommissioning fund”. 

https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Islip-1.pdf
https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Islip-1.pdf
https://www.lilanduseandzoning.com/wp-content/uploads/sites/128/2023/01/Southampton-1.pdf
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Note: The attached regulations are presented as published on the General 

Codes website on the date of this post. Independent review of the current 

regulations of the governing town should be performed in connection with 

any future project through the General Codes website 

(https://www.generalcode.com/library/#) or at the town’s offices. 
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Brookhaven IDA closes on pact for 

59,525 s/f Sunrise Wind facility at 22 

Research Way 

January 17, 2023 - Long Island 
East Setauket, NY Frederick Braun III, chairman of the town of Brookhaven Industrial Development 
Agency (IDA) said that The Agency has closed on an agreement that will provide economic 
development incentives for a facility that will house operations and maintenance for Ørsted North 
America Inc. and Eversource Investment LLC, joint venture partners. 

The benefits, approved by the IDA at its November 16, 2022, meeting, will assist Sunrise Wind LLC 
in redeveloping a vacant 59,525 s/f building on 4.5 acres at 22 Research Way. 

When complete, Sunrise Wind will provide 924 megawatts of offshore wind energy to the Empire 
State–enough to power nearly 600,000 homes. In addition, the facility will be used to help support 
the joint venture’s broader portfolio of wind farms in the Northeast including South Fork Wind and 
Revolution Wind. Together, the portfolio will provide more than 1.7 gigawatts of clean, renewable 
energy to the region including more than a gigawatt of renewable energy for New York specifically. 

The $37.8 million East Setauket project is expected to be completed in 2024. 

The Research Way facility will be renovated to include custom office and warehouse space to 
handle marine coordination, contract and site management, as well as spare parts storage, among 
other activities. It also will house members of Sunrise Wind’s permanent staff. The developers 
anticipate employing 65 workers at the facility within two years of its completion. Sunrise Wind is a 
joint venture of Ørsted A/S, a global renewable energy leader, and Eversource Energy, New 
England’s largest energy delivery company .  

“We’re extremely pleased that Sunrise Wind is locating its operations facility in the Town of 
Brookhaven, playing a key role in the Town’s clean energy leadership. This project will bring new 
investment to the town and many good-paying jobs,” said Braun. “We are proud to work with Ørsted 
and Eversource on their Sunrise Wind project and look forward to seeing this new operations and 
maintenance facility provide critical support for the regional development of offshore wind. 

The closing took place on December 30, 2022. 
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EXECUTIVE SUMMARY 
Project Description 
The Town of Brookhaven Industrial Development Agency (Agency) received an application from R Squared Patchogue LLC (Applicant) for financial 
assistance for the construction of a residential development (Project) at N/S/O East Main Street, Brookhaven, NY, featuring 73 market rate apartments 
and 8 Affordable/Workforce apartments.  

The Project represents a nearly $44 million investment and is anticipated by the Applicant to generate 2 full-time permanent job within two years. 
To support this project, the Applicant requests financial assistance in the form of a Payment In Lieu of Taxes agreement.   

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

 Are the operating assumptions such as rent, vacancy, and expenses within norms for the region? 

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

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

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

 Certain assumptions are within norms, such as rent and vacancy rate. However, operating expenses are lower than 
typical benchmarks. If operating expenses were to end up being higher, the assistance would be even more important.  

 Assistance in the form of a 13 year PILOT is necessary to Project feasibility.  

 The rate of return to the Applicant, with a 13 year PILOT, is similar to market expectations and therefore reasonable.  
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1. OPERATING ASSUMPTIONS  
The Applicant’s operating assumptions are compared to CoStar estimates for rent in 2022 in Suffolk County. The ability of households in Suffolk 
County to afford market rate, workforce, and affordable apartments is estimated by calculating the income necessary to pay no more than 30% of 
income on rent. The household income required to support the Applicant’s proposed rents falls below the maximum household income limits for 
the one bedroom affordable and workforce apartments, but slightly above for the two bedrooms. The affordable apartments must be made available 
to households earning 80% of Area Median Income (AMI) in the county, and the workforce apartments available to those earning 120% of AMI.  

 

 

 

Type of Apartment (1)
Number of 

Units (1)
Rent per 

Month (1)
Rent per 

Year
Household Income 

Required (2) Income Limit (3)
Max Household 

Income (4) Benchmarks 

Market Rate 1BR 37 $3,000 $36,000 $120,000 n/a n/a Rent is 1.2 times higher than average rent (6); 39% of households earn 
more than $125,000 (5)

Market Rate 2BR 36 $3,500 $42,000 $140,000 n/a n/a Rent is 1.5 times higher than average rent (6); 30% of households earn 
more than $150,000 (5)

Workforce 1BR 5 $2,923 $35,070 $116,900 120% $133,992 Rent is 1.2 times higher than average rent (6); 24% of households earn 
between $75,000 and $124,999 (5)

Workforce 2BR 5 $3,508 $42,090 $140,300 120% $133,992 Rent is 1.5 times higher than average rent (6); 24% of households earn 
between $75,000 and $124,999

Affordable 1BR 4 $1,949 $23,385 $77,950 80% $89,328 34% of households earn less than $74,999 (5)
Affordable 2BR 4 $2,339 $28,065 $93,550 80% $89,328 34% of households earn less than $74,999 (5)

(1) Source: Applicant
(2) Income needed to pay no more than 30% on rent
(3) Source:  Applicant
(4) Using Suffolk County's Area Median Income (AMI) of $111,660; Source: US Census Bureau QuickFacts
(5) Source: U.S. Census Bureau, 2015-2019 American Community Survey
(6) Average monthly rent for 2022 in Suffolk County, NY is estimated at $2,416; Source: CoStar

Apartment Unit Type, Rent, and Household Income
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2. PILOT ANALYSIS  
Camoin Associates created a PILOT schedule in alignment with the Agency’s Uniform Tax Exemption Policy (UTEP): 
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This PILOT analysis uses an aggregated tax rate for the 
jurisdictions to calculate future taxes. Steps in this analysis for the 
affected and non-affected jurisdictions:  

 Estimate taxes for the first fiscal year after construction is 
completed, anticipated to be 2024, using the most recent tax 
rates and escalating by 2% per year.  

 Estimate future taxes on the parcels with the completed 
project. Tax rates are estimated to increase 2% annually.  

 Assess a PILOT schedule that reduces taxes to improve 
Project financial performance and induce construction.  

 

With the PILOT agreement, 52% of the Applicant’s taxes will be abated, resulting in over $5.6 million in foregone tax revenue to municipalities. The 
table on the following page shows the timeline of PILOT and tax payments generated by the Project and calculates both the benefits to the 
municipalities and the benefits (or savings) to the Project.  
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3. OPERATING PERFORMANCE 
The operating performance of the Project is measured using Year 5 of the Applicant’s Pro Forma. The Applicant assumes that gross revenue and 
expenses will escalate at 2% per year, and there will be a 3% vacancy rate once stabilized. Operating expenses are lower than the benchmarks. With 
the PILOT, real property taxes absorb 6% of project income while debt service absorbs 69% of income. Together, operating expenses, tax, and debt 
service absorb 89% of project income. The PILOT scenario delivers Net Operating Income as a percent of Gross Income that is above the range of 
benchmarks.  
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4. FINANCING PLAN  
 The Sources and Uses of Funds shows the total project costs and 

capital structure of debt and equity.  

 The Terms of the Senior (Long Term) Debt are within range of 
benchmarks. 

 

   

Sources of Funds Amount (1) Share
Bank Financing $38,286,020 87%
Equity and Working Capital $5,720,900 13%
Total Sources $44,006,920 100%

Uses of Funds
Acquisition and Transaction Costs $15,331,920 35%
Construction Costs $28,675,000 65%
Total Uses $44,006,920 100%

Sources and Uses of Funds

(1) Source: Applicant

Terms (1) Benchmark (2) Evaluation
Amount Borrowed $38,286,020 n/a n/a
Loan to Total Project Cost 87% 55% to 90% Within Range
Annual Interest Rate SOFR (3.48%)+ 4.59% to 8.77% Within Range
Maturity in Years 30                 15 to 40 Within Range

(1) Source: Applicant 
(2) Source: RealtyRates Q1 2023

Terms of the Senior (Long Term) Debt



Reasonableness Assessment for R Squared Patchogue LLC, Town of Brookhaven Industrial Development Agency  
 

 
8 

 
 

   

5. RATE OF RETURN 
An estimated return on investment is calculated using the Applicant’s operating pro forma and capital structure. This analysis measures whether the 
financial assistance is necessary and reasonable. Financial performance with and without a PILOT is estimated over the full PILOT period. Three metrics 
are used to evaluate outcomes: 

 The Equity Dividend Rate is net cashflow for each year, divided by the 
initial equity investment. Equity Dividend Rates are benchmarked using 
current market information from RealtyRates.com for similar projects in 
the region. Equity Dividend Rates that are close to the benchmarks 
indicate a Project outcome in line with the current market, which means 
the Applicant is earning a reasonable return. Very low or negative rates 
indicate the Project is unlikely to be undertaken if compared to other 
possible investments. Equity Dividend Rates are based on an initial 
equity investment of $5,720,900. For the No PILOT scenario the Project 
is below the benchmarks in years 1-13. With the PILOT, taxes are 
reduced sufficiently to improve performance and deliver returns that 
meet the benchmarks by year 2.  

 Cash Flow shows net cashflow to the Applicant over time. Cashflow 
differences between a PILOT and No PILOT scenario indicate whether 
the Applicant is earning a return. There are currently no benchmarks for 
cash flow available. Cumulative Cash Flow and average cash flow is 
positive under the 13 year PILOT but the initial equity investment will 
not be fully recouped by year 13.  

 Debt Service Coverage estimates how well the Project’s net income, 
after taxes, supports repayment of debt. Debt Service Coverage exceeds 
the benchmark by year 2 with a PILOT and year 9 without. Debt 
comprises 87% of the capital structure.  
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ATTACHMENT 1: PRO FORMAS 
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APPENDIX A: SCOPE OF SERVICES 
To assist with its evaluation the Applicant’s request for financial assistance, Camoin was commissioned by the Town of Brookhaven Industrial 
Development Agency to conduct the above analyses. The analysis is comprised of four tasks: 

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

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

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

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

Sources Consulted 
 Application for Financial Assistance dated January 25, 2022. 
 Project financing and annual cashflow workbook submitted by the 

Applicant in May 2022, with submitted revisions. 
 Real estate tax information and estimates received from the Agency, 

including anticipated future assessed value of the Project. 
 CoStar  
 RealtyRates.com  
   

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

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

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

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

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

 

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

THE PROJECT TEAM 

Rachel Selsky      
Vice President, Project Principal  







Sunrise Wind developer granted over 
$90 million in tax breaks from the Town 
of Brookhaven 

WSHU | By Sabrina Garone 
Published March 9, 2023 at 1:32 PM EST 
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The Sunrise Wind farm will be built 30 miles east off Montauk Point, and will 
begin operating in 2025. 

Offshore wind farm developer Orsted has won over $90 million in tax breaks 
from the Town of Brookhaven for onshore construction and more. 

The Sunrise Wind farm will be built 30 miles east off Montauk Point, and will 
begin operating in 2025. 



$87.4 million in tax breaks over 25 years will support an electrical converter 
station, and an 18 mile-long cable connecting the wind farm to a Holbrook 
substation. 

An additional $2.6 million over 10 years will convert an East Setauket building 
into an operations center. 

Officials from the Brookhaven Industrial Development Agency, which granted 
the tax breaks, said it’s a win for the community in a variety of ways. Orsted 
plans to employ over 2,200 construction workers, and once operational, the 
farm will power close to 600,000 homes. 

In lieu of taxes, it will also pay over $1 million per year for 25 years, going to 
five school districts, the Town of Brookhaven, Suffolk County, and more. 

 



Aonce-in-a-lifetime opportunity. 

That's how business owners on Long Island described winning a share of the $4 billion 
in offshore wind-farm contracts set aside for New York State firms. 

Local companies are supplying concrete, rebar and ocean-floor coverings to protect the 
electrical cable that will connect one wind farm's turbines to a substation in East 
Hampton. Others are building an operations center in East Setauket and providing 
transportation for the scientists and engineers who are creating a cable pathway in Long 
Island Sound for another farm. 

Five offshore wind farms are to be built off Montauk Point and Long Beach over the next 
few years. Four are required to award some of their contracts to businesses in the state, 
under agreements signed with a state authority. 

“We’re talking about work being generated for another decade; it’s the opportunity of a 
lifetime,” said Thomas Montalbine, president of Roman Stone Construction Co. in Bay 
Shore. 

Get the Biz Briefing newsletter! 
The latest LI business news in your inbox Monday through Friday. 
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Thomas Montalbine, president of Roman Stone, describes cement mattresses at Roman Stone in 

Bay Shore. Credit: Tom Lambui 

The manufacturer of precast concrete won its second contract last month to produce 
concrete "mattresses," or protective coverings, for South Fork Wind’s electrical cable. 
The wind farm is expected to start producing electricity late this year. 

Roman Stone's mattresses are nine feet by 20 feet and weigh 22,000 pounds each. 
They are deployed to hold the electrical cable on the seabed in places where it cannot 
be buried because other cables such as telecommunications lines are already there. 
Those cables are also protected by the mattresses. 

 
Cement mattresses are loaded onto a flatbed tractor-trailer at Roman Stone in Bay Shore. Credit: 

Tom Lambui 

The two contracts won by Roman Stone, together totaling about $500,000, represent a 
small percentage of the company's annual sales of between $15 million and $16 million. 
But if additional orders come in, Montalbine said he may need to add a couple of people 
to his unionized production staff of 50. 

Roman Stone, founded in 1903, gained entry to the offshore wind industry by 
establishing a partnership with Subsea Protection Systems Ltd., a British company that 
sells concrete mattresses to wind farms around the globe. Subsea agreed to provide its 



design and engineering expertise to Roman Stone in return for a percentage of the 
contracts’ value. 

“Offshore wind is over 30 years old in Europe and there are companies with a lot of 
experience in supplying the industry,” Montalbine said. “You have to find the right 
contact in Europe and establish a relationship with them to be their partner in the United 
States.” 

He continued, “It took me awhile to figure that out. I was talking to the wrong people and 
got nowhere” for months. 

One of the individuals who helped Montalbine find his way is Marjaneh Issapour, an 
engineering professor at Farmingdale State College who recently opened National Wind 
Services Corp., a consulting firm in Woodbury. 

Every business has a niche and shouldn’t reshape itself for offshore 
wind.  Stick to what’s your expertise and see if there is a role that you can 
play.  

-Marjaneh Issapour, an engineering professor at Farmingdale State College 

“Every business has a niche and shouldn’t reshape itself for offshore wind,” she said. 
“Stick to what’s your expertise and see if there is a role that you can play.” 

Issapour and others said business owners in Nassau and Suffolk counties shouldn’t be 
discouraged that the major components of wind farms – blades, turbines, towers and 
foundations – will be assembled in New York City and upstate from imported parts. 

“So, you cannot build the turbine but maybe you can supply the grease that it takes to 
maintain the turbine,” Issapour said. “There are opportunities for local businesses 
because New York State is requiring the [offshore wind farm] developers and their 
major contractors to have local content, even if it costs them a little bit more.” 

The developers have signed contracts stipulating that they spend nearly $4 billion, 
among four of the wind farms, with businesses in the state. No such requirement exists 
for South Fork Wind but the developer expects to spend $100 million with companies in 
the state, officials said. 



 
Long Island companies are helping aid in the building of offshore wind farms. 
The CEO of the Haugland Group LLC, Billy Haugland II, explains how the 
company does the land-based work for interconnected wiring to offshore wind 
farms.  Credit: Newsday/Howard Schnapp; Randee Daddona; Kevin Coughlin 

For four of the offshore wind farms, their in-state expenditures must be made during the 
construction phase through the third year of operation, according to the New York State 
Energy Research and Development Authority, which regulates the industry. 

The state will provide incentive payments to support the construction and operation of 
the wind farms. The payments will result in an average increase of less than $2 per 
month on residential electric bills, NYSERDA projections show. 

The developers are Orsted, the Danish company that operates the first offshore wind 
farm in the United States near Block Island in Rhode Island, and Equinor of Norway. 

Orsted, the world’s largest offshore wind developer, is partnering with Eversource, a 
New England-based utility company, on two projects east of Montauk Point: South Fork 
Wind and Sunrise Wind. 



 
 

A barge conducting horizontal drilling for the sea-to-land cable for the South Fork Wind Farm 

cable off the coast of Wainscott. Credit: Bloomberg/Johnny Milano 

Equinor, in partnership with bp, formerly the British Petroleum Co., is building two 
projects south of Long Beach: Empire Wind I and Empire Wind II. The partnership’s 
third project is Beacon Wind I, located 60 miles east of Montauk and 20 miles south of 
Nantucket. 

Equinor and Orsted are among the developers that submitted proposals to the state last 
month for additional wind farms to be located south and east of Long Island. NYSERDA 
is expected to announce the winning proposals this spring. 

Among the five wind farms that have been approved, South Fork Wind is the smallest, 
with 12 turbines, and the furthest along in construction. The electricity will be purchased 
by the Long Island Power Authority. 



 
Five offshore wind farms have been approved so far and their developers have committed to 

spending nearly $4 billion with New York State businesses. Credit: NEWSDAY GRAPHIC / 

GUSTAVO PABÓN 

Much of South Fork Wind's onshore construction is being performed by Haugland 
Group LLC. 

The Melville-based firm is building a 100,000-square-foot substation in East Hampton 
and last fall dug a four-mile trench and installed a conduit system for the electrical cable 
in Wainscott, from the water’s edge to the substation. 



 



 



 
The Haugland Group LLC dug a four-mile trench in Wainscott and installed a 
conduit system for the electrical cable for South Fork Wind farm last fall. Billy 
Haugland II, CEO, is shown at their offices in Melville. Credits: 
Bloomberg/Johnny Milano; Haugland Group, LLC; Howard Schnapp 

“We’re going to pursue every contract because something like offshore wind only 
happens once in a lifetime,” said CEO Billy Haugland II, adding his company worked on 
the Block Island Wind Farm in 2016 and 2021. 

He said the South Fork Wind contracts represent about 10% of Haugland Group’s 
annual sales of more than $500 million. But the other wind farms are larger – and so will 
bring larger contracts and more jobs.   

Haugland Group has already won a contract to help with the installation of the electrical 
cable for Sunrise Wind. The company employs more than 1,000 people nationwide and 
in the U.S. Virgin Islands. 

For wind-farm construction, New York State requires the prevailing wage to be paid, 
which means construction workers earn the union rate and benefits. Together, Orsted 



and Equinor estimate they will create about 2,000 construction jobs and more than 550 
permanent jobs among the five wind farms. 

Haugland Group is a Tier I or prime contractor for South Fork Wind, which means it 
relies on subcontractors to supply some of the goods and services needed to complete 
the project. 

A&S Rebar in Yaphank produced the steel bars or rebar that Haugland Group used to 
strengthen concrete in the Wainscott trench where the electrical cable was laid. The 
rebar was installed by A&S’ sister company, Yonkers-based Lashay’s Construction & 
Development Co. 

 
Andrew Simmons, founder of A&S Rebar, at the company's manufacturing plant in 

Yaphank. Credit: Newsday/Alejandra Villa Loarca 

Andrew Simmons, founder and president of both companies, said, “Billy [Haugland II] 
introduced me to the offshore wind industry and I see a lot of potential. We started out 
small but there’s billions [of dollars of work] between New York and New Jersey.” 

Simmons, anticipating more orders, spent $300,000 recently to add equipment on the 
1.5-acre lot that A&S rents in the Brookhaven Rail Terminal, a freight facility. A&S has 
supplied large building projects in the metropolitan area, such as the Long Island 
Expressway repaving and Long Island Rail Road’s East Side Access. 



Five employees take the 60-foot steel bars from steel mills and use machines to cut the 
bars to the desired lengths and bend them into shapes. The workers turned out about 
5,000 tons of rebar last year, which generated sales of between $4 million and $5 
million, Simmons said. 

“I want to get sales up to $20 million in the next few years, and offshore wind can help 
with that,” he said. “I’m focused on offshore wind because there’s a lot of work coming 
down.” 

Simmons’ enthusiasm for wind farms is by no means universal among Long Island 
manufacturers, according to the projects' advocates. 

“It’s stunning to me how many people have no clue what these offshore wind projects 
are all about, or the potential for Long Island companies to make spare parts, for Long 
Islanders to get jobs operating and maintaining these wind farms,” said Phil Rugile, who 
has spent years guiding technology startups and workforce development programs. 
“There’s very little real excitement and a lot of skepticism.” 

Two years ago, Rugile started the OSW Supply Chain website and newsletter to inform 
manufacturers and others about an industry that he predicts will be as important to the 
Long Island economy as space exploration with Grumman Corp.’s Lunar Module was in 
the 1960s and 1970s. 

Offshore wind is the biggest thing to come along in 30 to 40 years and it will 
need a domestic supply chain, which Long Island’s aerospace and defense 
manufacturers are well positioned to be part of.  

-Phil Rugile, who guides technology startups and workforce development programs 

“Offshore wind is the biggest thing to come along in 30 to 40 years and it will need a 
domestic supply chain, which Long Island’s aerospace and defense manufacturers are 
well positioned to be part of,” he said. 

Orsted and Equinor representatives agreed, saying the cost of importing replacement 
parts from Europe is prohibitive and time-consuming. 

“A worst-case scenario is buying parts from Denmark,” said Mike McMahon, senior 
supply-chain development manager for Denmark-based Orsted. “The replacement 
parts, the support services have to be local.” 

Amanda Schoen, industry relations director in the United States for Norway-based 
Equinor, added that European manufacturers are already flush with orders as additional 
wind farms are planned for Europe and Asia. “It’s not true that we will source everything 
in Europe,” she said. 



An Equinor contractor hired Miller Marine Services in Port Jefferson to provide the 
vessel that scientists and engineers used last fall to chart a cable pathway in the Sound 
for the Beacon Wind I project. 

 
James Miller, president of Miller Marine Services, near his company's 145-foot wind-farm work 

vessel, the Danielle Miller, docked in Port Jefferson Harbor. Credit: Newsday/John Paraskevas 

Citing Miller Marine’s decades of experience in local waters, Schoen said, “Why pay for 
a vessel from elsewhere? It definitely makes sense to go local.” 

Company president Jimmy Miller said he began exploring opportunities in offshore wind 
about a dozen years ago after the number of oil tankers traversing Long Island Sound 
fell off. He transports crew, pilots, inspectors, food and water from the shore to the 
tankers and back. 

Miller said he bought a 145-foot vessel specifically to serve the offshore wind farms 
and installed a hydraulic lift and other equipment. The boat, named "Danielle Miller" for 
the wife of his eldest son, has been used to examine the seabed for locations to place 
wind-farm foundations and electrical cable. 

Besides Beacon Wind I, Miller Marine has worked on the Block Island wind farm and 
Skipjack Wind, an Orsted project off the Maryland/Delaware coast. Miller Marine has 
between 10 and 25 employees, depending on the amount of work. 



“It’s very exciting, but it’s also very scary,” Miller said, of pursuing contracts in offshore 
wind. “We’re competing against foreign-flagged vessels and large companies that 
service the oil industry in the Gulf of Mexico.” 

He said that New York State’s requirement that offshore wind developers work with 
companies in the state "helps us tremendously. It gives us a fighting chance.” 
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Jocelyn Linse

From: Lisa Mulligan
Sent: Monday, January 30, 2023 2:31 PM
To: Jocelyn Linse
Subject: FW: Updated Insurance Certificates Needed

Importance: High

For the packets… 
 
Lisa M.G. Mulligan 
CEO Brookhaven Industrial Development Agency  
CEO Brookhaven Local Development Corporation  

 
Phone: (631) 451-6563 | Cell (631) 987-8364 | Fax: (631) 451-6925 
Email: LMulligan@BrookhavenNY.gov 
One Independence Hill 
Farmingville, NY 11738 
 

From: Lester Wagner <Lester@tatesbakeshop.com>  
Sent: Monday, January 30, 2023 1:25 PM 
To: Amy Illardo <aillardo@brookhavenny.gov>; Lisa Mulligan <lmulligan@brookhavenny.gov> 
Cc: Brian Lambert <brian.lambert@tatesbakeshop.com>; Kathy Yaccarino <Kathy@tatesbakeshop.com> 
Subject: RE: Updated Insurance Certificates Needed 
Importance: High 
 

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the 
sender and know the content is safe. 

 

Lisa, 
 
First, thank you for walking me through the relationship that Tate’s has with the Brookhaven IDA and what 
notification is required for Tate’s capital projects.  I will certainly keep this in mind for future projects. 
 
Please be advised that we are in the process of installing a new Stormwater System and Parking Lot at our 
location at 62 Pine Street.  Please grant consent for us to continue and complete the project. 
 
Please contact me directly with any questions or comments about the project.  Thank you for your help and 
ongoing support of Tate’s! 
 
Les Wagner 
lester@tatesbakeshop.com 
732‐216‐8704 
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From: Amy Illardo <aillardo@brookhavenny.gov>  
Sent: Tuesday, January 17, 2023 9:20 AM 
To: Kathy Yaccarino <Kathy@tatesbakeshop.com>; Brian Lambert <brian.lambert@tatesbakeshop.com> 
Cc: Lisa Mulligan <lmulligan@brookhavenny.gov> 
Subject: Updated Insurance Certificates Needed 
 
Hi Kathy‐ 
  
We have recently been informed of the construction project at 62 Pinehurst in East Moriches.  Please provide us with 
the following insurance‐ 
  
General Contractor 

1. General Liability/ Automobile/ Umbrella  
2. Workers Compensation 
3. Disability 

  
Mondelez/ Tate’s – 

1. Property including Builder’s Risk 
  
Feel free to reach out with any questions. 
  
Thank you, 
Amy 
  



TAX BREAKS FOR WIND FARM 
DEVELOPER 

 
Orsted plans to oversee many of its offshore wind farms from this operations 
and maintenance center in East Setauket. The Brookhaven IDA has granted 
$2.6 million in tax breaks for the $37.8 million project. Credit: Orsted 
 
By James T. Madore  
james.madore@newsday.comJamesTMadore 
March 8, 2023 5:00 am 
SHARE 

A developer of offshore wind farms has won more than $90 million in tax 
breaks from Brookhaven Town for an operations center in East Setauket and 
onshore construction for one of its farms, officials said. 

The largest savings, $87.4 million over 25 years, will support the construction 
of an electrical converter station and 18-mile underground cable-transmission 
line connecting the Sunrise Wind farm to a substation in Holbrook. The 
offshore wind farm will be located 30 miles east of Montauk Point. 



The other $2.6 million in tax breaks are over 10 years and support the 
renovation of an existing building into an operations hub for Sunrise Wind and 
at least two other farms.   

Sunrise Wind is being constructed by Orsted, the world’s largest developer of 
offshore wind farms, based in Denmark, and Eversource, a New England-
based utility company. 

The farm will have up to 100 turbines that can produce electricity for nearly 
600,000 homes. It will begin operating in late 2025, an Orsted representative 
told Newsday. 

The tax-break package for the converter station and transmission line consists 
of a sales-tax exemption of up to $24 million on the purchase of construction 
materials and equipment, plus $63 million in property-tax savings over more 
than two decades. 

In return, Orsted plans to spend nearly $500 million on the project and employ 
more than 2,200 construction workers, according to a cost-benefit analysis 
from the Brookhaven Industrial Development Agency, which granted the tax 
breaks. 

“This is going to do so much for our community, in terms of electricity, job 
creation and contracts for local businesses,” said Lisa M.G. Mulligan, the 
IDA’s CEO. “There’s going to be an infusion of work and opportunity to 
Brookhaven.” 

She and others noted that Orsted has committed to spending $408.5 million 
with businesses in the state on Sunrise Wind, from construction through the 
third year of operations, based on a signed contract with the New York State 
Energy Research and Development Authority. 

One local company, Haugland Group LLC in Melville, has won a contract to 
help with the installation of Sunrise Wind’s cable-transmission line, company 
CEO Billy Haugland II told Newsday. 

Even with the property-tax savings, Orsted will pay $1.1 million per year in 
payments-in-lieu-of-taxes for a quarter of a century. The payments will go to 
five school districts, Brookhaven, Suffolk County and other taxing jurisdictions. 



"A lot of the land [that will be used for the underground electrical cable] is 
municipally owned, so it isn't taxed," said the IDA's Mulligan. "The project will 
bring additional revenue … This is going to be a windfall for all of them,” she 
said on Tuesday, referring to local governments. 

Orsted spokeswoman Meaghan Wims said the developer will pay $28 million 
in payments-in-lieu-of-taxes in the next 25 years. “These payments represent 
revenue to the Brookhaven taxing districts that without this project wouldn’t be 
realized,” she told Newsday. 

The operations center in East Setauket will oversee Sunrise Wind and 
Orsted’s other farms in the region, including South Fork Wind, which also is 
off Montauk Point. South Fork is expected to begin operating at year-end. 

Orsted purchased the 59,500-square-foot building at 22 Research Way in 
2021 for $7.3 million. It’s now undergoing renovations for an office and 
warehouse. The total project cost is nearly $38 million. 

The IDA tax breaks consist of a sales-tax exemption of up to $1.85 million on 
the purchase of construction materials and equipment, and property-tax 
savings of $731,100 over a decade. The developer had requested that the 
property-tax breaks last for 25 years, according to the IDA application. 

In return for the tax aid, Orsted has promised to create 65 jobs with annual 
salaries ranging from $75,000 to $290,000, the application states. 

Previously, the IDA awarded tax breaks to the Cross-Sound Cable project, 
which brings electricity from Connecticut to Shoreham, and Caithness energy 
plant in Yaphank, among others.  

WHAT TO KNOW 

 More than $90 million in tax breaks have been awarded to Orsted, the world's 

largest developer of offshore wind farms.  

 The tax aid from the Brookhaven Town IDA will support an operations center 

in East Setauket and a converter station and 18-mile underground cable-

transmission line for the Sunrise Wind farm. 



 The projects, together costing about $530 million, will create 65 permanent 

jobs and employ more than 2,200 construction workers. 
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