
 

Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Agenda 
 

Wednesday, April 15, 2026 at 12:10 PM 
 
 

1. Roll Call 
 

2. CFO’s Report 
 

Monthly Update 
 

3. Applications 
 

a. Sosunrise, LLC 
b. Amneal Pharmaceuticals 50 Horseblock Drive 

 
4. Resolutions 

 
Slate of Officers 
Committee Members 
Resolution #45 – Records Management Officer 
Ronk Hub 2C, LLC 

 
5. CEO’S Report 

 
a. C & K Development, LLC Request 
b. Vineyards at Coram / Ornstein Leyton Company, LLC Request 
c. KCE NY 31, LLC Request 

Housing 
Long Island Business Development Dinner June 10th  

 
6. Executive Session 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

The next IDA meeting is scheduled for Wednesday, May 27, 2026. 
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FORM APPLICATION FOR FINANCIAL ASSISTANCE 
TOWN OF BROOKHAVEN INDUSTRIAL DEVELOPMENT AGENCY 

1 Independence Hill, 2nd Floor, Farmingville, New York 11738 
631 406-4244 

DATE: 

APPLICATION OF: 
Name of Owner and/or User of Proposed Project 

ADDRESS: 

Type of Application:  Tax-Exempt Bond  Taxable Bond

 Straight Lease  Refunding Bond

Please respond to all items either by filling in blanks, by attachment (by marking space “see attachment 
number 1”, etc.) or by N.A., where not applicable. Application must be filed in two copies. A non- 
refundable application fee is required at the time of submission of this application to the Agency. The 
non-refundable application fee is $3,000 for applications under $5 million and $4,000 for applications of 
$5 million or more, and should be made payable to the Town of Brookhaven Industrial Development Agency. 

Transaction Counsel to the Agency may require a retainer which will be applied to fees incurred and 
actual out-of-pocket disbursements made during the inducement and negotiation processes and will be 
reflected on their final statement at closing. 

Information provided herein will not be made public by the Agency prior to the passage of an official 
Inducement Resolution but may be subject to disclosure under the New York State Freedom of 
Information Law. 

Prior to submitting a completed final application, please arrange to meet with the Agency’s staff to review 
your draft application. Incomplete applications will not be considered. The Board reserves the right to 
require that the applicant pay for the preparation of a Cost Benefit Analysis, and the right to approve the 
company completing the analysis. 

PLEASE NOTE: It is the policy of the Brookhaven IDA to encourage the use of local labor and the 
payment of the area standard wage during construction on the project. 

IDA benefits may not be conferred upon the Company until the Lease and Project Agreement have been 
executed. 



 2 

Updated 1/15/25 
 

 

INDEX 
 
 

PART I OWNER AND USER DATA 
 

PART II OPERATION AT CURRENT LOCATION 

PART III PROJECT DATA 

PART IV PROJECT COSTS AND FINANCING 

PART V PROJECT BENEFITS 

PART VI EMPLOYMENT DATA 
 

PART VII REPRESENTATIONS, CERTIFICATIONS AND INDEMNIFICATION 

PART VIII SUBMISSION OF MATERIALS 

 
EXHIBIT A Proposed PILOT Schedule 
SCHEDULE A Agency’s Fee Schedule 
SCHEDULE B Construction Wage Policy 
SCHEDULE C Recapture and Termination Policy 
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Part I: Owner & User Data 
 

1. Owner Data: 
 

A. Owner (Applicant for assistance):   
 

Address:   
 
 
 

Federal Employer ID #:   Website:   
 

NAICS Code: 
 

 

Owner Officer Certifying Application: 
 

Title of Officer:   
 

Phone Number:   E-mail:  
 

B. Business Type: 
 

Sole Proprietorship  Partnership  Limited Liability Company  
 

Privately Held  Public Corporation  Listed on   
 

State of Incorporation/Formation:   
 

C. Nature of Business: 
(e.g., “manufacturer of   for   industry”; “distributor of  ”; or “real estate 
holding company”) 

 
 
 

D. Owner Counsel: 
 

Firm Name:   
 

Address:   
 
 
 

Individual Attorney:   
 

Phone Number:   E-mail:  
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E. Principal Stockholders, Members or Partners, if any, of the Owner: 
 

Name Percent Owned 
 
 
 
 
 
 
 

F. Has the Owner, or any subsidiary or affiliate of the Owner, or any stockholder, partner, 
member, officer, director, or other entity with which any of these individuals is or has been 
associated with: 

i. ever filed for bankruptcy, been adjudicated bankrupt or placed in receivership or 
otherwise been or presently is the subject of any bankruptcy or similar proceeding? 
(If yes, please explain) 

 
 
 
 
 

ii. been convicted of a felony, or misdemeanor, or criminal offense (other than a motor 
vehicle violation)? (If yes, please explain) 

 
 
 
 
 

G. If any of the above persons (see “E”, above) or a group of them, owns more than 50% interest 
in the Owner, list all other organizations which are related to the Owner by virtue of such 
persons having more than a 50% interest in such organizations. 

 
 
 
 
 

H. Is the Owner related to any other organization by reason of more than a 50% ownership? If 
so, indicate name of related organization and relationship: 

 
 
 
 
 

I. List parent corporation, sister corporations and subsidiaries: 
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J. Has the Owner (or any related corporation or person) been involved in or benefited by any 
prior industrial development financing in the municipality in which this project is located, 
whether by this agency or another issuer? (Municipality herein means city, town, or village, or 
if the project is not in an incorporated city, town or village, the unincorporated areas of the 
county in which it is located.) If so, explain in full: 

 
 
 
 
 

K. List major bank references of the Owner: 
 
 
 
 
 

2. User Data 
**(for co-applicants for assistance or where a landlord/tenant relationship will exist between the owner 
and the user)** 

 
A. User (together with the Owner, the “Applicant”):   

 

Address:   
 
 
 

Federal Employer ID #:   Website:   
 

NAICS Code:   
 

User Officer Certifying Application:    

Title of Officer:   

Phone Number:   E-mail:  
 

B. Business Type: 
 

Sole Proprietorship  Partnership  Privately Held  
 

Public Corporation  Listed on   
 

State of Incorporation/Formation:   
 

C. Nature of Business: 
(e.g., “manufacturer of   for   industry”; “distributor of  ”; or “real estate 
holding company”) 
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D. Are the User and the Owner Related Entities? Yes  No  
 

i. If yes, the remainder of the questions in this Part I, Section 2 (with the exception 
of “F” below) need not be answered if answered for the Owner. 

 
ii. If no, please complete all questions below. 

 
E. User’s Counsel: 

 
Firm Name:   

 

Address:   
 
 
 

Individual Attorney:   
 

Phone Number:   E-mail:  
 

F. Principal Stockholders or Partners, if any: 
 

Name Percent Owned 
 
 
 
 
 
 
 

G. Has the User, or any subsidiary or affiliate of the User, or any stockholder, partner, officer, 
director, or other entity with which any of these individuals is or has been associated with: 

i. ever filed for bankruptcy, been adjudicated bankrupt or placed in receivership or 
otherwise been or presently is the subject of any bankruptcy or similar proceeding? 
(If yes, please explain) 

 
 
 
 
 

ii. been convicted of a felony or criminal offense (other than a motor vehicle 
violation)? (If yes, please explain) 
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H. If any of the above persons (see “F”, above) or a group of them, owns more than 50% interest 
in the User, list all other organizations which are related to the User by virtue of such persons 
having more than a 50% interest in such organizations. 

 
 
 
 
 

I. Is the User related to any other organization by reason of more than a 50% ownership? If so, 
indicate name of related organization and relationship: 

 
 
 
 
 

J. List parent corporation, sister corporations and subsidiaries: 
 
 
 
 
 

K. Has the User (or any related corporation or person) been involved in or benefited by any prior 
industrial development financing in the municipality in which this project is located, whether 
by this agency or another issuer? (Municipality herein means city, town, or village, or if the 
project is not in an incorporated city, town or village, the unincorporated areas of the county 
in which it is located.) If so, explain in full: 

 
 
 
 
 

L. List major bank references of the User: 
 
 
 
 
 

Part II – Operation at Current Location 
**(if the Owner and the User are unrelated entities, answer separately for each)** 

 
1. Current Location Address:   

 

2. Owned or Leased:   
 

3. Describe your present location (acreage, square footage, number buildings, number of floors, 
etc.): 
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4. Type of operation (manufacturing, wholesale, distribution, retail, etc.) and products and/or
services:

5. Are other facilities or related companies of the Applicant located within the State?
Yes  No  

A. If yes, list the Address:

6. Will the completion of the project result in the removal of any facility or facilities of the Applicant
from one area of the state to another OR in the abandonment of any facility or facilities of the
Applicant located within the State? Yes  No 

A. If no, explain how current facilities will be utilized:

B. If yes, please indicate whether the project is reasonably necessary for the Applicant to maintain
its competitive position in its industry or remain in the State and explain in full:

7. Has the Applicant actively considered sites in another state? Yes  No  

A. If yes, please list states considered and explain:

8. Is the requested financial assistance reasonably necessary to prevent the Applicant from moving
out of New York State? Yes  No 
A. Please explain:

9. Number of full-time equivalent employees (FTE’s) at current location and average salary
(indicate hourly or yearly salary):
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Part III – Project Data 

1. Project Type:

A. What type of transaction are you seeking? (Check one)

Straight Lease  Taxable Bonds  Tax-Exempt Bonds  
Equipment Lease Only  

B. Type of benefit(s) the Applicant is seeking: (Check all that apply)

Sales Tax Exemption  Mortgage Recording Tax Exemption  
PILOT Agreement:  

2. Location of project:

A. Street Address:

B. Tax Map: District Section Block  Lot(s) 

C. Municipal Jurisdiction:

i. Town:
ii. Village:

iii. School District:

D. Acreage:

3. Project Components (check all appropriate categories):

A. Construction of a new building  Yes  No
i. Square footage:

B. Renovations of an existing building  Yes  No
i. Square footage:

C. Demolition of an existing building  Yes  No
i. Square footage:

D. Land to be cleared or disturbed  Yes  No
i. Square footage/acreage:

E. Construction of addition to an existing building    Yes  No
i. Square footage of addition:

ii. Total square footage upon completion:

F. Acquisition of an existing building  Yes  No
i. Square footage of existing building:

Laura Fallick
Stamp

Laura Fallick
Stamp
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G. Installation of machinery and/or equipment  Yes  No
i. List principal items or categories of equipment to be acquired:

4. Current Use at Proposed Location:

A. Does the Applicant currently hold fee title to the proposed location?

i. If no, please list the present owner of the site:

B. Present use of the proposed location:

C. Is the proposed location currently subject to an IDA transaction (whether through this
Agency or another?)  Yes  No

i. If yes, explain:

D. Is there a purchase contract for the site? (If yes, explain):  Yes  No

E. Is there an existing or proposed lease for the site? (If yes, explain):  Yes   No

5. Proposed Use:

A. Describe the specific operations of the Applicant or other users to be conducted at the project
site:

B. Proposed product lines and market demands:

10/31/2024 and automatically converted from a sublease to a prime lease between NM AMNL, L.L.C., as landlord, and 
the Applicant, as tenant.

Laura Fallick
Stamp
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C. If any space is to be leased to third parties, indicate the tenant(s), total square footage of the
project to be leased to each tenant, and the proposed use by each tenant:

D. Need/purpose for project (e.g., why is it necessary, effect on Applicant’s business):

E. Will any portion of the project be used for the making of retail sales to customers who
personally visit the project location? Yes  No 

i. If yes, what percentage of the project location will be utilized in connection with
the sale of retail goods and/or services to customers who personally visit the
project location?

F. To what extent will the project utilize resource conservation, energy efficiency, green
technologies, and alternative / renewable energy measures?

6. Project Work:

A. Has construction work on this project begun? If yes, complete the following:

i. Site Clearance: Yes  No  % COMPLETE 
ii. Foundation: Yes  No  % COMPLETE 

iii. Footings: Yes  No  % COMPLETE 
iv. Steel: Yes  No  % COMPLETE 
v. Masonry: Yes  No  % COMPLETE 

vi. Other:

B. What is the current zoning?

C. Will the project meet zoning requirements at the proposed location?

Yes  No  
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D. If a change of zoning is required, please provide the details/status of the change of zone
request:

E. Have site plans been submitted to the appropriate planning department?  Yes  No 
F. Is a change of use application required?       Yes            No      

7. Project Completion Schedule:

A. What is the proposed commencement date for the acquisition and the
construction/renovation/equipping of the project?

i. Acquisition:

ii. Construction/Renovation/Equipping:

B. Provide an accurate estimate of the time schedule to complete the project and when the first
use of the project is expected to occur:
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Part IV – Project Costs and Financing 
1. Project Costs:

A. Give an accurate estimate of cost necessary for the acquisition, construction, renovation,
improvement and/or equipping of the project location:

Description Amount 

Land and/or building acquisition $  

Building(s) demolition/construction $  

Building renovation $  

Site Work $  

Machinery and Equipment $  

Legal Fees $  

Architectural/Engineering Fees $  

Financial Charges $  

Other (Specify) $  

Total $  

Please provide the percentage of materials and labor that will be sourced locally (Suffolk/Nassau 
Counties) ___________________________ 

Please note, IDA fees are based on the total project costs listed above. At the completion of your 
project, you are required to provide both a certificate of completion along with a cost affidavit certifying 
the final project costs. The IDA fees may be adjusted as a result of the certified cost affidavit. Money 
will not be refunded if the final project cost is less than the amount listed above. 
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2. Method of Financing:
Amount Term 

A. Tax-exempt bond financing: $  years 
B. Taxable bond financing: $  years 
C. Conventional Mortgage: $  years 
D. SBA (504) or other governmental financing: $  years 
E. Public Sources (include sum of all

State and federal grants and tax credits): $ 
F. Other loans: $  years 
G. Owner/User equity contribution: $  years 

Total Project Costs $  

i. What percentage of the project costs will be financed from public sector sources?

3. Project Financing:

A. Have any of the above costs been paid or incurred (including contracts of sale or purchase
orders) as of the date of this application? Yes  No 

i. If yes, provide detail on a separate sheet.

B. Are costs of working capital, moving expenses, work in progress, or stock in trade included
in the proposed uses of bond proceeds? Give details:

C. Will any of the funds borrowed through the Agency be used to repay or refinance an existing
mortgage or outstanding loan? Give details:

D. Has the Applicant made any arrangements for the marketing or the purchase of the bond or
bonds? If so, indicate with whom:
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Part V – Project Benefits 

1. Mortgage Recording Tax Benefit:

A. Mortgage Amount for exemption (include sum total of construction/permanent/bridge
financing):

$ 

B. Estimated Mortgage Recording Tax Exemption (product of Mortgage Amount and .75%):

$ 

2. Sales and Use Tax Benefit:

A. Gross amount of costs for goods and services that are subject to State and local Sales and Use
Tax (such amount to benefit from the Agency’s exemption):

$ 

B. Estimated State and local Sales and Use Tax exemption (product of 8.75% and figure
above):

$ 

C. If your project has a landlord/tenant (owner/user) arrangement, please provide a breakdown
of the number in “B” above:

i. Owner: $

ii. User: $

3. Real Property Tax Benefit:

A. Identify and describe if the project will utilize a real property tax exemption benefit other
than the Agency’s PILOT benefit:

B. Agency PILOT Benefit:

i. Term of PILOT requested:

ii. Upon acceptance of this application, the Agency staff will create a PILOT schedule
and attach such information to Exhibit A hereto. Applicant hereby requests such
PILOT benefit as described on Exhibit A.

** This application will not be deemed complete and final until Exhibit A hereto has been completed. ** 
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Part VI – Employment Data 

1. List the Applicant’s and each user's present employment and estimates of (i) employment
at the proposed project location, not just new employment, at the end of year one and year
two following project completion and (ii) the number of residents of the Labor Market Area*
(“LMA”) that would fill the full-time and part-time jobs at the end of the second year following
completion:

Present number of FTEs **:  
Date Average Annual Salary of Jobs to be Retained 

FTEs to be Created in First Year:    (fill in year) 

Jan Feb Mar Apr May June July Aug Sept Oct Nov Dec Total

FTE 

FTEs to be Created in Second Year:   (fill in year) 

Jan Feb Mar Apr May June July Aug Sept Oct Nov Dec Total 

FTE 

Number of Residents of LMA: 
Full-Time:   
Part-Time:  ______ 

Cumulative Total FTEs ** After Year 2 

  Construction Jobs to be Created:  ____________ 

* The Labor Market Area includes the County/City/Town/Village in which the project is located as
well as Nassau and Suffolk Counties.

** To calculate FTEs (Full-Time Equivalent Employees) please use the following example: if an 
organization considers 40 hours per week as full-time and there are four employees who work 10 
hours each per week, the cumulative hours for those employees equal 1 FTE. 

2. Salary and Fringe Benefits:

Category of Jobs to be 
Created 

Average Salary Average Fringe Benefits 

Salary Wage Earners 

Commission Wage 
Earners 
Hourly Wage Earners 
1099 and Contract 
Workers 

What is the annualized salary range of jobs to created?  to  

Note: The Agency reserves the right to visit the facility to confirm that job creation numbers are being met. 

12
0

5

16

14 20 10

Laura Fallick
Stamp

Laura Fallick
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Laura Fallick
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Laura Fallick
Stamp
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Part VIII – Submission of Materials 

1. Financial statements for the last two fiscal years (unless included in the Applicant’s annual
report).  Note, if the project company is a newly formed entity, then the applicant is required
to submit financial statements for the parent company or sponsor entity.

2. Applicant’s annual reports (or 10-K’s if publicly held) for the two most recent fiscal years.

3. Quarterly reports (form 10-Q’s) and current reports (form 8-K’s) since the most recent annual
report, if any.

4. In addition, please attach the financial information described in items A, B, and C of any
expected guarantor of the proposed bond issue.

5. Completed Environmental Assessment Form.

6. Most recent quarterly filing of NYS Department of Labor Form 45, as well as the most recent

(Remainder of Page Intentionally Left Blank) 

Included in 10-Ks attached.

Attached.

N/A

N/A

Attached.

fourth quarter filing. Please remove the employee Social Security numbers and note the full- 
time equivalency for part-time employees. Attached.  Note: Covers employment for all 19 
Nicholas and 50 Horseblock.
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EXHIBIT A 

Proposed PILOT Schedule 

Upon acceptance of the Application and completion of the Cost Benefit Analysis, the Agency will attach 
the proposed PILOT Schedule to this Exhibit. 
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Town of Brookhaven Industrial Development 
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 
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SCHEDULE B 
 
 

CONSTRUCTION WAGE POLICY 

EFFECTIVE January 1, 2005 

 
The purpose of the Brookhaven IDA is to provide benefits that reduce costs and financial 

barriers to the creation and to the expansion of business and enhance the number of jobs in the Town. 
 

The Agency has consistently sought to ensure that skilled and fair paying construction 
jobs be encouraged in projects funded by the issuance of IDA tax exempt bonds in large projects. 

 
The following shall be the policy of the Town of Brookhaven IDA for application for 

financial assistance in the form of tax-exempt financing for projects with anticipated construction costs 
in excess of $5,000,000.00 per site received after January 1, 2005. Non-profit corporations and 
affordable housing projects are exempt from the construction wage policy. 

 
Any applicant required to adhere to this policy shall agree to: 

 
(1) Employ 90% of the workers for the project from within Nassau or Suffolk 

Counties. In the event that this condition cannot be met, the applicant shall 
submit to the Agency an explanation as to the reasons for its failure to comply 
and; 

 
(2) Be governed by the requirements of Section 220d of Article 8 of the Labor Law 

of the State of New York; and when requested by the Agency, provide to the 
Agency a plan for an apprenticeship program; 

 
OR 

 
(3) Provide to the Agency a project labor agreement or alternative proposal to pay 

fair wages to workers at the construction site. 
 

Furthermore, this policy may be waived, in the sole and final discretion of the 
Agency, in the event that the applicant demonstrates to the Agency special circumstances or economic 
hardship to justify a waiver to be in the best interests of the Town of Brookhaven. 

 
Adopted: May 23, 2005 
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SCHEDULE C 
 

RECAPTURE AND TERMINATION POLICY 

EFFECTIVE JUNE 8, 2016 

Pursuant to Sections 874(10) and (11) of Title 1 of Article 18-A of the New York State 
General Municipal Law (the “Act”), the Town of Brookhaven Industrial Development Agency 
(the “Agency”) is required to adopt policies (i) for the discontinuance or suspension of any 
financial assistance provided by the Agency to a project or the modification of any payment in lieu 
of tax agreement and (ii) for the return of all or part of the financial assistance provided by the 
Agency to a project. This Recapture and Termination Policy was adopted pursuant to a resolution 
enacted by the members of the Agency on June 8, 2016. 

 
I. Termination or Suspension of Financial Assistance 

 

The Agency, in its sole discretion and on a case-by-case basis, may determine (but shall 
not be required to do so) to terminate or suspend the Financial Assistance (defined below) provided 
to a project upon the occurrence of an Event of Default, as such term is defined and described in 
the Lease Agreement entered into by the Agency and a project applicant (the “Applicant”) or any 
other document entered into by such parties in connection with a project (the “Project 
Documents”). Such Events of Default may include, but shall not be limited to, the following: 

 
1) Sale or closure of the Facility (as such term is defined in the Project Documents); 
2) Failure by the Applicant to pay or cause to be paid amounts specified to be paid 

pursuant to the Project Documents on the dates specified therein; 
3) Failure by the Applicant to create and/or maintain the FTEs as provided in the Project 

Documents; 
4) A material violation of the terms and conditions of the Project Agreements; and 
5) A material misrepresentation contained in the application for Financial Assistance, any 

Project Agreements or any other materials delivered pursuant to the Project 
Agreements. 

 
The decision of whether to terminate or suspend Financial Assistance and the timing of 

such termination or suspension of Financial Assistance shall be determined by the Agency, in its 
sole discretion, on a case-by-case basis, and shall be subject to the notice and cure periods provided 
for in the Project Documents. 

 
For the purposes of this policy, the term “Financial Assistance” shall mean all direct 

monetary benefits, tax exemptions and abatements and other financial assistance, if any, derived 
solely from the Agency’s participation in the transaction contemplated by the Project Agreements 
including, but not limited to: 

 
(i) any exemption from any applicable mortgage recording tax with respect to the 

Facility on mortgages granted by the Agency on the Facility at the request of the 
Applicant; 
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(ii) sales tax exemption savings realized by or for the benefit of the Applicant, including 
and savings realized by any agent of the Applicant pursuant to the Project 
Agreements in connection with the Facility; and 

 
(iii) real property tax abatements granted under the Project Agreements. 

 
II. Recapture of Financial Assistance 

 

The Agency, in its sole discretion and on a case-by-case basis, may determine (but shall 
not be required to do so) to recapture all or part of the Financial Assistance provided to a project 
upon the occurrence of a Recapture Event, as such term is defined and described in the Project 
Documents. Such Recapture Events may include, but shall not be limited to the following: 

 
1) Sale or closure of the Facility (as such term is defined in the Project Documents); 
2) Failure by the Applicant to pay or cause to be paid amounts specified to be paid 

pursuant to the Project Documents on the dates specified therein; 
3) Failure by the Applicant to create and/or maintain the FTEs as provided in the Project 

Documents; 
4) A material violation of the terms and conditions of the Project Agreements; and 
5) A material misrepresentation contained in the application for Financial Assistance, any 

Project Agreements or any other materials delivered pursuant to the Project 
Agreements. 

 
The timing of the recapture of the Financial Assistance shall be determined by the Agency, 

in its sole discretion, on a case-by-case basis, and is subject to the notice and cure periods provided 
for in the Project Documents. The percentage of such Financial Assistance to be recaptured shall 
be determined by the provisions of the Project Documents. 

 
All recaptured amounts of Financial Assistance shall be redistributed to the appropriate 

affected taxing jurisdiction, unless agreed to otherwise by any local taxing jurisdiction. 
 

For the avoidance of doubt, the Agency may determine to terminate, suspend and/or 
recapture Financial Assistance in its sole discretion. Such actions may be exercised simultaneously 
or separately and are not mutually exclusive of one another. 

 
III. Modification of Payment In Lieu of Tax Agreement 

 

In the case of any Event of Default or Recapture Event, in lieu of terminating, suspending, 
or recapturing the Financial Assistance, the Agency may, in its sole discretion, adjust the payments 
in lieu of taxes due under the Project Agreements, so that the payments in lieu of taxes payable 
under the Project Agreements are adjusted upward retroactively and/or prospectively for each tax 
year until such time as the Applicant has complied with the provisions of the Project Agreements. 
The amount of such adjustments shall be determined by the provisions of the Project Documents. 
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SCHEDULE D 
 

Agency Payment in Lieu of Taxes (PILOT) Policy 
 

An annual fee of $2,000 (plus $500 per subtenant) will be due to the Agency in addition 
to the PILOT payment to cover ongoing costs incurred by the Agency on behalf of the 
project. 

 
1. The Town of Brookhaven Industrial Development Agency (IDA) may grant or be 

utilized to obtain a partial or full real property tax abatement for a determined period. 
To be eligible for this abatement there would be a requirement of new construction, 
or renovation, and a transfer of title of the real property to the Town of Brookhaven 
IDA. 

 
2. The Chief Executive Officer (CEO) or their designee shall consult with the Town 

Assessor to ascertain the amounts due pursuant to each PILOT Agreement. 
Thereafter, the PILOT payment for each project shall be billed to the current lessees. 
The lessees can pay the PILOT payment in full by January 31st of each year, or in two 
equal payments due January 31st and May 31st of each year of the PILOT Agreement. 
The CEO or their designee shall send all PILOT invoices to the lessees on a timely 
basis. 

 
3. The Town of Brookhaven IDA shall establish a separate, interest-bearing bank 

account for receipt and deposit of all PILOT payments. The CEO or their designee 
shall be responsible for depositing and maintaining said funds with input from the 
Chief Financial Officer (CFO). 

 
4. The CEO or their designee shall remit PILOT payments and penalties if any, to the 

respective taxing authorities in the proportionate amounts due to said authorities. 
These remittances shall be made within thirty (30) days of receipt of the payments to 
the Agency. 

5. Payments in lieu of taxes which are delinquent under the agreement shall be subject 
to a late payment penalty of five percent (5%) of the amount due. For each month, or 
part thereof, that the payment in lieu of taxes is delinquent beyond the first month, 
interest shall on the total amount due plus a late payment penalty in the amount of one 
percent (1%) per month until the payment is made. 

 
6. If a PILOT payment is not received by January 31st of any year or May 31st of the 

second half of the year the lessee shall be in default pursuant to the PILOT 
Agreement. The Agency may give the lessee notice of said default. If the payment is 
not received within thirty (30) days of when due, the CEO shall notify the Board, and 
thereafter take action as directed by the Board. 

 
7. The CEO shall maintain records of the PILOT accounts at the Agency office. 

 
8. Nothing herein shall be interpreted to require the Agency to collect or disburse 

PILOT payments for any projects which are not Agency projects. 
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9. Should the Applicant fail to reach employment levels as outlined in their application 
to the Agency, the Board reserves the right to reduce or suspend the PILOT 
Agreement, declare a default under the Lease or the Installment Sale Agreement, 
and/or convey the title back to the Applicant. 

 
10. This policy has been adopted by the IDA Board upon recommendation of the 

Governance Committee and may only be amended in the same manner. 





ATTACHMENTS TO APPLICATION
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Business Plan Summary & Economic Impact Statement 

Amneal Pharmaceuticals –Brookhaven, New York 

Business Plan Summary 

Amneal Pharmaceuticals, located at 50 Horseblock Road in Brookhaven, is initiating a significant 
strategic expansion of its New York operations to support the advancement of a new technology 
platform and the introduction of additional pharmaceutical dosage forms. This expansion is 
designed to substantially increase production capacity, diversify product offerings, and 
accelerate revenue growth. 

As part of this initiative, approximately 77,000 square feet of existing warehouse space will be 
redeveloped into a state-of-the-art pharmaceutical manufacturing facility dedicated to 
advanced dosage form production. This redevelopment represents a transformative investment 
in Brookhaven’s life sciences infrastructure and reinforces the Town’s position as a center for 
high-value pharmaceutical manufacturing. 

The project includes a capital investment of approximately $70 million over a 3–5 year period, 
encompassing facility upgrades, advanced manufacturing equipment, technology integration, 
and regulatory compliance enhancements. This investment will significantly strengthen 
Amneal’s operational capabilities and establish a long-term foundation for innovation-driven 
growth within New York State. 

To ensure uninterrupted operations during the transition, existing warehouse functions will be 
relocated to 19 Nicholas Drive, Yaphank, NY 11980. Amneal will execute a five-year lease 
renewal at this location, committing more than $10 million toward lease obligations and 
infrastructure improvements to support both ongoing distribution activities and the expanded 
technology platform. 

Economic & Community Impact 

Job Creation & Workforce Development 

• Significant engagement of local contractors, construction firms, engineers, trades, and
service providers during the build-out and operational expansion phases.

• Strengthening of the regional life sciences workforce through high-skilled employment
opportunities and long-term career pathways.



Capital Investment 

• $70 million capital investment in manufacturing infrastructure, advanced
pharmaceutical equipment, and technology modernization at the Brookhaven site.

• $10+ million investment in lease renewal, facility upgrades, and operational
infrastructure at the Yaphank warehouse location.

• Direct reinvestment into the local tax base and commercial real estate market.

Regional Economic Development & Strategic Impact 

• Expansion of Brookhaven’s pharmaceutical manufacturing footprint, reinforcing the
Town’s position as a strategic life sciences hub.

• Increased demand for regional suppliers, professional services, utilities, and ancillary
businesses.

• Long-term corporate commitment to New York State through sustained job creation,
capital deployment, and operational growth.

• Enhancement of economic resilience by advancing high-value domestic pharmaceutical
manufacturing capacity.
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April 3, 2026

Via Email: lmulligan@brookhavenida.org
Town of Brookhaven Industrial Development Agency
Attn: Ms. Lisa MG Mulligan, Chief Executive Officer
One Independence Hill
Farmingville, New York 11738

Re: Cordwood Estates/Kelly Development Corp. - Application for Financial 
Assistance
Old Town Road, Port Jefferson Station, New York
SCTM No.: 0200-311.00-02.00-001.000 and 002.001
Our File No.: 13286.0016

Dear Ms. Mulligan:

As you may know, this firm is counsel to Cordwood Estates/Kelly Development Corp, (the 
“Applicant”) in connection with its Application for Financial Assistance (the “Application”) to the 
Town of Brookhaven Industrial Development Agency (the “IDA”) for their proposed over 55 
residential development project, located at Old Town Road, Port Jefferson Station, New York.

Although we are moving toward a closing with the next 30-45 days on our client’s 
construction loan and IDA benefit package, given that our grant expires April 20, 2026, we kindly 
request an extension of time to close thru and including July 20, 2026, to account for any last 
minute issues that may arise.

Please do not hesitate to contact me immediately if you have any questions or comments 
regarding this Application. Thank you kindly in advance for your prompt attention to this matter.

JTS\err

Certilman Balin Adler & Hyman, LLP 
Nassau Office: East Meadow, NY 11554 8814776.1

http://www.certilmanbalin.com
mailto:lmulligan@brookhavenida.org
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April 10, 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 
landowner, 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. 

 



 
April 10, 2026 
Page 2 
 
 

At that time, the Company accepted the form of documents provided by Nixon Peabody, 
subject to comments by 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.  

 
At the Agency’s December 2025 meeting, the Agency extended the time for the project to 

close into 2026.  On January 21, 2026, counsel to LIPA advised our office that it provided Nixon 
Peabody with its comments to the revised documents circulated by Nixon Peabody. On February 
12, 2026, LIPA and Nixon Peabody agreed to the form of the Agency closing documents.   

 
At the Agency’s March meeting, the Agency further extended the time for the Project to 

close until the end of April 2026 in response to the Company’s January 2026 extension request.  
Since that time, the Company has ordered an updated title report and insurance certificates for 
review by the Agency’s insurance consultant.   

 
While the Company anticipates closing by the end of April 2026, in an abundance of 

caution, the Company is requesting an extension to close until May 27, 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 



Home Depot seeks tax break for $157M distribution hub in Yaphank 

 Brian Harmon | April 2, 2026 

  

  

  

Home Depot is lining up a major distribution hub in Yaphank — and seeking tax breaks to 

do it. 

The home improvement giant is the subtenant on an application that has been filed by a 

developer with the Town of Brookhaven Industrial Development Agency for a $157 million 

warehouse and distribution center on Sills Road, according to a March application made to 

the IDA. 

Within the application, Home Depot is seeking sales and use tax relief on $11 million it 

would spend to outfit the space once construction of the 414,000-square-foot facility is 

complete. The tax relief would amount to about $481,250, the application says. 

https://greaterlongisland.com/author/brian-harmon/


The plan calls for construction of a 414,000-square-foot facility and a 15-year lease. 

The application was submitted by Brookhaven Logistics Center, LLC — an affiliate of 

Kansas City-based NorthPoint Development — for a facility to rise on a 50.64-acre parcel. 

The IDA had previously supported the construction project. The tax relief application 

requires a public hearing before the IDA board can vote on the proposal, IDA Chief 

Executive Lisa Mulligan told Greater Long Island. 

Asking for a half-million in tax breaks 

Photo by Oxana Melis 

Home Depot is seeking about $481,250 in sales tax exemptions to outfit the space — 

based off of the tenant improvements that are estimated to run $11 million, according to 

the application. 

With IDA approval, Home Depot would lease the facility for 15 years at $23.40 per square 

foot, with a 1.75 percent annual escalation. The filing indicates that the applicant wants to 

begin construction in May and have Home Depot in place by May 2027. 

The facility is described in the application as a “warehouse and distribution center utilizing 

light rail.” 

https://unsplash.com/@oksdesign?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText


Generating 200 full-time jobs, company says 

Photo by Oxana Melis 

“Home Depot is making a significant investment in updating their supply chain with state-

of-the-art distribution facilities throughout the U.S.,” Kevin Reddick, Home Depot’s senior 

director of tax counsel, wrote in the filing. 

Reddick said further that the proposed distribution center would serve customers with 

same-day and next-day delivery specializing in big and bulky building material. 

“In addition to the construction jobs and 200 new, full-time jobs generated by the project,” 

he said, “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.” 

The proposed site is on the northern edge of a larger swath of undeveloped land south of 

the Long Island Expressway. 

 

Greater Long Island has reached out to Brookhaven IDA Chief Executive Lisa Mulligan for 

comment and will update this story with her response. 

https://unsplash.com/@oksdesign?utm_source=unsplash&utm_medium=referral&utm_content=creditCopyText






Home Depot looks to open $157 million distribution center in Brookhaven 

Listen • 3:40Automated narration. Learn more 

 

Home Depot would open the center in Yaphank with the help of tax breaks. Credit: Getty 

Images / Scott Olson 

By Celia Youngcelia.young@newsday.comUpdated April 2, 2026 5:31 am 

Share 

Home improvement giant Home Depot is looking to open a large warehouse and 

distribution center in Yaphank, with the help of tax breaks. 

Brookhaven Logistics Center, an affiliate of Kansas City-based NorthPoint Development, 

applied in March to bring in Home Depot as a subtenant for a proposed $157 million 

building. Home Depot has requested tax breaks from the Town of Brookhaven Industrial 

Development Agency to equip the facility, according to Brookhaven Logistics 

Center’s application to the IDA. 

If the deal is approved, Atlanta-based Home Depot would lease the yet-to-be-built, 

414,000-square-foot building for 15 years, according to the application. 

The new development would sit on 50.64 acres on the Northern end of a massive swath of 

land South of the Long Island Expressway, slated to become a warehouse development 

under a 2021 deal with the IDA. 

mailto:celia.young@newsday.com?subject=Home%20Depot%20looks%20to%20open%20$157%20million%20distribution%20center%20in%20Brookhaven
https://brookhavenida.org/files/3-25-26%20IDA%20Packet.pdf


The developer behind the warehouse project, another NorthPoint affiliate, already secured 

15 years of tax breaks for the overall warehouse project, which run through 2037, according 

to a 2021 IDA resolution and the IDA's 2024 annual report. 

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. 

The project is part of Home Depot’s "larger, multiyear North American supply chain 

expansion plan," according to the application, and comes as the company looks to grow its 

business to serve larger contractors as well as individual consumers. 

"Home Depot is making a significant investment in updating their supply chain with state-

of-the-art distribution facilities throughout the U.S.," Kevin Reddick, the company’s senior 

director of tax counsel, wrote to the Brookhaven IDA in the application. "Residents and 

local construction companies in the region will benefit from an enhanced delivery service 

of the tools and materials." 

The new development is not a done deal; the Brookhaven IDA needs to hold a public 

hearing on the project first, which has not yet been scheduled, said IDA chief executive Lisa 

Mulligan. 

Home Depot requested sales tax exemptions of around $481,250 to renovate the building 

once it’s completed, which it estimates will cost $11 million. 

If approved, the new center would create an estimated 200 jobs, with salaries ranging from 

$97,702 per year to $191,127 per year and hourly wages ranging from $23 to $24.50, 

according to the application. 

The project comes as Home Depot looks to expand its business to target larger 

contractors, said Marius Morar, a managing director at Zelman, who does market research 

on Home Depot. 

Home Depot acquired SRS Distribution, Inc., a massive building products distributor, in 

2024 and later bought GMS Inc., a drywall, ceiling and steel framing distributor in 2025, 

according to new releases from the company. Just last month, it purchased Mingledorff's, 

Inc., a wholesale distributor of heating, ventilation and air conditioning, according to a 

news release. 

https://brookhavenida.org/files/NP%20Winters/Resolution.pdf
https://itswebny.widen.net/content/ubjyc9z8rc/pdf/ARBrookhavenIndustrialDevelopmentAgency2024.pdf?u=wg810b&x.share=t
https://www.newsday.com/privacy
https://ir.homedepot.com/news-releases/2024/06-18-2024-153031934
https://corporate.homedepot.com/news/company/home-depot-and-its-subsidiary-srs-distribution-complete-acquisition-gms
https://ir.homedepot.com/news-releases/2026/03-24-2026-120209224


Those acquisitions fit with the company’s strategy of going after larger contractors, beyond 

just consumers and smaller contractors, Morar said. And it could help the already massive, 

billion-dollar company grow even more, at a time where residential home renovations have 

slowed, Morar added. 

"They are already serving smaller contractors," Morar said. "But now, as they expand more 

into broad distribution, they can sell more to larger contractors." 

By Celia Young 

celia.young@newsday.com 
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Developer seeks Brookhaven Town rezoning to add 1.7 million-square-foot distribution 

center in Yaphank 

Listen • 6:10Automated narration. Learn more 

 

A rendering of one of the warehouses proposed by NorthPoint Development for the 

Yaphank site. Credit: NorthPoint Development 

By Carl MacGowancarl.macgowan@newsday.comCarlMacGowanUpdated April 6, 2026 

3:31 pm 

Share 

A Kansas City, Missouri, development company is asking Brookhaven officials to rezone 

almost 40 acres of land at a Yaphank industrial complex for a 1.7 million-square-foot 

distribution center that would be among the largest on Long Island. 

The $205.8 million complex, slated to be called Suffolk Business Park, would include seven 

buildings, each comprising more than 200,000 square feet of space, in a trapezoid-shaped 

industrial area south of the Long Island Expressway between it, Horseblock and Sills 

roads and Yaphank Avenue. 

Details of the project, including potential tenants, were not disclosed during a March 26 

public hearing at Brookhaven Town Hall in Farmingville. 

mailto:carl.macgowan@newsday.com?subject=Developer%20seeks%20Brookhaven%20Town%20rezoning%20to%20add%201.7%20million-square-foot%20distribution%20center%20in%20Yaphank
https://twitter.com/CarlMacGowan


Nothing would be built at the site until about 2033, and then only if tenants have agreed to 

occupy buildings there, said Andrew Villari, development manager of NorthPoint 

Development, the property's Kansas City-based owner.  

WHAT NEWSDAY FOUND 

 Kansas City-based NorthPoint Development is asking Brookhaven Town to 

rezone nearly 40 acres at a Yaphank industrial site to build a 1.7 million-square-foot 

distribution center. 

 The complex, to be called Suffolk Business Park, would among the largest on 

Long Island. 

 Critics say many existing warehouse facilities have vacancies. But experts say 

new warehouses are badly needed on Long Island.  

NorthPoint Development, through subsidiary Brookhaven Logistics Center LLC, is asking 

the town to change the zoning of a 38.9-acre parcel that currently is zoned for single-family 

homes. The parcel is part of a 228-acre property where Suffolk Business Park would be 

built, the company said in papers filed with the town.  

Over 70 acres, or nearly 33% of the 228-acre parcel, would be preserved as open space, 

the company said. 

The town board reserved decision on the zoning request and did not schedule a vote. 

Suffolk Business Park would join two neighboring projects, also owned by NorthPoint 

Development, including a freight terminal connected to a 3.4-mile rail spur and the 

proposed 999,000-square-foot Long Island Rail Terminal distribution center. NorthPoint 

also is building a $157 million, 414,000-square-foot Home Depot warehouse at the 

industrial park. 

At 1.7 million square feet, Suffolk Business Park would dwarf even the largest Long Island 

distribution centers built in recent years or under construction, such as the Trader 

Joe's complex in Islandia (922,084 square feet) and Melville's Mid-Island Logistics 

Center (940,000 square feet). 

For comparison, the recently expanded American Airlines terminal at Kennedy Airport has 

about 1.6 million square feet. 

Gauging the demand 

https://www.newsday.com/long-island/suffolk/construction-begins-on-brookhaven-rail-terminal-p09080
https://www.newsday.com/business/home-depot-brookhaven-ida-distribution-center-xt08r99d
https://www.newsday.com/long-island/towns/islandia-trader-joes-distribution-site-i4kvz30h
https://www.newsday.com/long-island/towns/islandia-trader-joes-distribution-site-i4kvz30h
https://www.newsday.com/business/ida-tax-breaks-warehouse-hartz-mountain-rhym47gc
https://www.newsday.com/business/ida-tax-breaks-warehouse-hartz-mountain-rhym47gc


 

Above, how the site looked in 2023 when owned by Brookhaven Rail Terminal. Credit: 

Newsday/Steve Pfost 

The Yaphank plan faced no explicit opposition from residents or town officials at the March 

26 hearing. But Councilman Michael Loguercio expressed skepticism that the warehouses 

would find occupants. 

"We have so many vacant warehouse spaces that I don't understand how you're going 

to attract a tenant," he said. 

Villari said it can take years to fill warehouse space. But he said the company is confident 

the complex will find tenants because Long Island's “[economic] fundamentals are very 

strong,” with household incomes above the national average. 

“We wouldn’t build it if we didn’t know what was going there,” Villari said, adding nothing 

would be built until tenants agree to sign leases. “It really just depends on market 

conditions … but we’d love to bring someone here and build that building.” 

Newsday has previously reported at least 56 warehouse projects comprising 18 million 

square feet of space have been proposed on Long Island in recent years. 

Thomas DeLuca, a managing director of Manhattan real estate firm Cushman & Wakefield, 

who specializes in Long Island's warehouse market, agreed that the Yaphank project will 

find plenty of interest. 

https://www.newsday.com/business/warehouses-jobs-moratoriums-ya3yaykb


“The market is definitely still in need of more of it, even with the 5 million square feet [of 

warehouse space] delivered in the last five years,” DeLuca said last week in a telephone 

interview. "What is being perceived as vacancies in the market, five years from now that 

narrative will change.” 

Once Brookhaven Rail Terminal property 

The Suffolk Business Park proposal is the latest development at a sprawling industrial site 

that, under its former owner, Brookhaven Rail Terminal, had a history of lawsuits and 

environmental conservation law violations stretching back almost two decades. 

In 2015, Brookhaven Rail Terminal was fined a minimum of $150,000 by the state 

Department of Environmental Conservation for illegal dumping and unauthorized sand 

mining.  

The company sold the 228-acre site in 2024 to NorthPoint Development as part of a 

complex agreement in which West Babylon trash hauler Winters Bros. Waste Systems 

agreed to drop plans for a waste transfer station at the site. As part of the deal, NorthPoint 

announced it would build the warehouse complex to replace the waste station. 

The agreement was reached with the Brookhaven and state chapters of NAACP, local 

residents and Farmingdale nonprofit Citizens Campaign for the Environment, which 

had sued the town to block the trash processing facility. A state Supreme Court judge 

had dismissed the lawsuit months before Winters Bros. canceled its plans. 

Supervisor Dan Panico expressed frustration at the March 26 hearing that the 

warehouses would generate additional truck traffic in the area. 

https://www.newsday.com/business/brookhaven-rail-terminal-fined-500-000-by-dec-for-dumping-at-yaphank-site-o09957
https://www.newsday.com/long-island/suffolk/court-bars-brookhaven-rail-terminal-sand-mining-v45911
https://www.newsday.com/long-island/suffolk/court-bars-brookhaven-rail-terminal-sand-mining-v45911
https://www.newsday.com/long-island/towns/yaphank-waste-transfer-station-ba8lhezd
https://www.newsday.com/long-island/suffolk/waste-transfer-station-yaphank-cro2wfoi
https://www.newsday.com/long-island/towns/brookhaven-rail-naacp-suit-yaphank-r6fjjkm0


 

 Brookhaven Town Supervisor Dan Panico. Credit: Newsday / Drew Singh 

Villari said the complex would add about 34 trucks per hour at peak times on Horseblock 

Road, or about one truck every two minutes. 

Noting that the Winters Bros. facility would have been served by a commercial rail spur, 

potentially reducing the impact on local roads, Panico said the warehouses "instead will be 

served by trucks."  

Yaphank Civic Association president Chad Trusnovec, the only resident to speak at the 

hearing, said he had "many, many concerns" about the NorthPoint project, including traffic, 

noise and pollution. 

"If it goes through to its fruition complete, it will change the landscape forever. This is not 

something you come back from," Trusnovec told the town board, adding he was not for or 

against the zoning change. 

"Absolutely the biggest concern that I hear every single day in my town [is], 'What about 

us?' " Trusnovec added. " 'When is it that the town of Yaphank is going to get something in 

return?' " 



 

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


Beer distributor Clare Rose, founded in Patchogue, to be bought by national liquor and 

wine business Southern Glazer's 
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The Clare Rose facility in Shirley. Credit: Randee Daddona 

By Victor Ocasiovictor.ocasio@newsday.com@Victor_OcasioUpdated April 7, 2026 7:37 

am 

Share 

Longtime beer distributor Clare Rose Inc. of East Yaphank is being sold to major U.S. liquor 

and wine distributor Southern Glazer’s Wine and Spirits, the purchasing company has 

announced. 

Clare Rose, founded in Patchogue in 1936 as a small soda distributor, distributes 

Anheuser-Busch brands, including Budweiser, Bud Light and Busch Light, to nearly 5,000 

restaurants, bars and retailers across Nassau and Suffolk counties. The sale, announced in 

March, is expected to close during the first half of the year, Miami-based Southern Glazer’s 

announced in a news release. 

"We are thrilled to welcome the Clare Rose team to the Southern Glazer’s family," Wayne E. 

Chaplin, president and chief executive of Southern Glazer’s said in a statement. "Clare 

mailto:victor.ocasio@newsday.com?subject=Beer%20distributor%20Clare%20Rose,%20founded%20in%20Patchogue,%20to%20be%20bought%20by%20national%20liquor%20and%20wine%20business%20Southern%20Glazer%27s
https://twitter.com/Victor_Ocasio
https://newsroom.southernglazers.com/press-releases/press-release-details/2026/Southern-Glazers-Wine--Spirits-to-Acquire-Clare-Rose-Inc-/default.aspx
https://newsroom.southernglazers.com/press-releases/press-release-details/2026/Southern-Glazers-Wine--Spirits-to-Acquire-Clare-Rose-Inc-/default.aspx


Rose’s long-standing reputation for operational excellence, coupled with its exceptional 

people and portfolio, makes this a natural fit for our growth strategy." 

Officials with the two companies did not disclose the proposed purchase price of the deal, 

though the acquisition is expected to close in late May, Rose confirmed. 

"For more than 90 years, Clare Rose has proudly served Long Island with unwavering 

dedication to our customers, brands, and community," Sean Rose, CEO of Clare Rose said 

in a statement. 

Sign up for the Daily Business newsletter 
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"We couldn’t be more pleased to transition our business to another multi-generational 

family company that shares our values, our commitment to people, and our passion for 

building great brands," Rose said.  

The deal will add to Southern Glazer’s — one of the largest distributors of wine and liquor in 

the U.S. — existing local operations and expand its alcohol offerings, the company said. In 

addition to beer, the acquisition will also bring the distribution of "hard beverages" like 

Cutwater Spirits, Nütrl Vodka Seltzer and BeatBox Beverages. 

Southern Glazer’s "plans to continue operations" at Clare Rose’s East Yaphank 

headquarters and distribution hub, the company said. 

The liquor distributor has several facilities along Underhill Boulevard in Syosset, where it 

employs around 1,000 workers. 

Southern Glazer's, a family-owned business,  has operations in 47 U.S. markets and 

Canada, the company said.  

In November, the company announced it had completed the purchase of Anheuser-

Busch’s own in-house New York City distribution business, launching its recently regional 

distribution business Southern Glazer’s Beverage Company of New York. 

The purchase allows Southern Glazer's to distribute Anheuser's line of products 

throughout Manhattan, Queens, Staten Island and the Bronx, the companies said.  

By Victor Ocasio 

victor.ocasio@newsday.com@Victor_Ocasio 
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International Asbestos Removal seeks tax breaks, faces hurdles in quest to relocate to 

Sayville 

 

The company wants to relocate its headquarters to 101 Main St., which used to house a 

Rite Aid pharmacy. Credit: Newsday/Steve Pfost 

By Sam Kmacksam.kmack@newsday.comUpdated April 5, 2026 5:47 pm 

Share 

A contractor business wants more than $300,000 in tax breaks to move into the old Rite Aid 

property on Sayville’s Main Street, but the hamlet’s town board representative contends 

the project doesn’t have enough economic payoff to justify the subsidies. 

Babylon-based International Asbestos Removal, the company behind the proposal, does 

work ranging from the installation of HVAC systems to the removal of lead and asbestos 

from old buildings, according to Islip Economic Development Director John Walser. 

The company wants to relocate its headquarters to 101 Main St. in Sayville, a 0.75-acre 

property that houses the now-empty 13,035-square-foot former pharmacy. It’s less than 

500 feet from the remains of the Main Street stores that were devastated by a fire in 2024. 

International Asbestos is asking Islip Town's Industrial Development Agency, or IDA, for an 

estimated $321,000 worth of tax breaks over the next 10 years to help it renovate and move 

into the existing Main Street building, according to Walser and the tentative proposed IDA 
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contract. In exchange, the company promised its project would support 56 jobs in 

Islip, whether those positions are brought in from Babylon or created anew.   

Company's prospective new home 

 The address, 101 Main St. in Sayville, is about ¾ of an acre. 

 A Rite Aid drugstore formerly occupied the site. 

 It’s less than 500 feet from the remains of Main Street stores devastated in a 2024 

fire. 

Retail vs. other uses 

But Islip Town Board member John Lorenzo said a project that would make office space out 

of retail property in Sayville’s recovering downtown doesn’t warrant town tax breaks. 

“We have a downtown Sayville that is going through a transition right now — there are many 

stores and businesses coming in and out,” Lorenzo said. “I don’t see the economic 

development portion of this application.” 

Islip’s five-member town board, which also governs the IDA, voted unanimously March 

24 to hold off on deciding whether to subsidize the project. International Asbestos did not 

respond to a request for comment. 

The IDA often grants tax breaks to companies that promise to create jobs or specialized 

housing, but it rarely does so for projects in retail-heavy areas such as Main Street Sayville. 

“IDAs have a prohibition on retail, that’s why you don’t see a lot of projects in our downtown 

areas,” Walser said. “This is a corporate headquarters, so it would be an office setting.” 

Islip's zoning rules allow for everything from barber shops to museums and office spaces 

on the Sayville property, but Lorenzo was unconvinced that the IDA should subsidize a shift 

away from retail in the downtown corridor. 

“That space has been retail forever — as long as I remember it has been retail,” he said. 

“IDA benefits, I believe, should have some kind of downtown economic draw if it’s going to 

be used in the downtown.” 

$5M capital investment seen 

International Asbestos' tentative IDA deal would include about $75,000 in sales tax breaks 

and another roughly $13,500 in mortgage recording tax breaks, according to Walser. 

The company also would get a decade-long discount on its property tax bill, which totaled 

about $84,719 in 2026. Walser estimates the discount would be worth about $233,000 over 

https://islipny.gov/departments/town-board


the 10-year period, during which the company would still pay about $699,000 in property 

taxes. 

“It represents a $5 million capital investment,” Walser said about the project. “They will 

bring 45 professionals — including administrators, estimators, project managers and 

supervisors — and that number is expected to grow to 56 within two years.” 

IDAs can claw back tax breaks if job creation targets aren't met, but Islip's rarely does. For 

example, the town has yet to rescind $2.6 million in subsidies it granted a warehouse on 

Veterans Memorial Highway in 2021, which remained empty as of the end of last month, 

despite being required to find a tenant by March.  

It’s unclear whether the International Asbestos project will be reconsidered by Islip’s IDA. 

The next town board meeting is scheduled for April 21. 

 

By 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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Broadridge Financial Solutions gets $2.4 million in tax breaks to keep 60 jobs in Islip 

Town 

 

The Broadridge Financial Solutions building at 120 Wilshire Blvd. in Edgewood 

Monday. Credit: Barry Sloan 

By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated March 25, 2026 

5:33 am 

Share 

Broadridge Financial Solutions Inc., one of Long Island’s largest employers and highest-

valued public companies, won more than $2 million in additional property tax breaks on 

Tuesday for two facilities in Islip Town. 

The town board, which also serves as the board of the Islip Town Industrial Development 

Agency, voted unanimously to approve the incentives that potentially could stretch to 15 

years. 

The tax aid is part of a larger initiative that also involves Suffolk County and New York State 

and is aimed at keeping Broadridge from moving work to other states. 

"This is part of a coordinated effort to retain Broadridge," said Islip IDA director John G. 

Walser, adding that the Suffolk IDA and Empire State Development, the state’s primary 

business-aid agency, have already granted more assistance to the company. 
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Broadridge functions as one of Wall Street’s back offices by delivering more than 7 billion 

documents to shareholders each year and processing trillions of dollars in stock trades 

each day. Besides its local operations, the fast-growing company has offices in Manhattan, 

Europe, Asia and Australia. 

Sign up for the Daily Business newsletter 
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Securities filings show Broadridge reported a profit of $839.5 million for the year ended 

June 30 on revenue of $6.9 billion. 

Last month, Gov. Kathy Hochul announced the company’s commitment to invest nearly 

$80 million in its Long Island facilities and retain 2,200 jobs statewide in return for the new 

tax breaks and grant funding. 

Broadridge had considered closing one of four facilities in Edgewood, a hamlet in Islip, and 

its Lake Success headquarters to save up to $270 million over 10 years. The plan would 

have reduced the company’s workforce in New York State to about 750 employees, 

according to an application for tax incentives from the Suffolk IDA last year. 

Broadridge had considered transferring work and jobs to California, Connecticut, Florida, 

Tennessee and Texas, where it also has facilities, the application states. 

On Tuesday, the Islip IDA granted $2.4 million in property tax savings over 12 years with an 

option to extend the savings for a further three years under certain conditions. The tax 

savings are for 120 Wilshire Blvd. and 300 Executive Dr. in Edgewood. Broadridge rents a 

portion of the total space from both. 

In return, the company will invest $725,000 in the buildings and retain 60 jobs, according to 

Walser, the IDA official. 

State records show the properties have received tax aid for about a dozen years under an 

agreement reached in 2012. 

After the IDA vote, Angie Carpenter, the agency’s board chair and Islip supervisor, told 

Newsday, "Broadridge not only provides high-quality jobs for our residents but also 

reinforces the town’s reputation as a hub for innovation and economic opportunity." 

Broadridge spokesman Gregg L. Rosenberg said the company appreciates Islip 

"recognizing that there is significant competition from other states in attracting strong and 
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growing companies. We thank the IDA for addressing this competition and taking steps to 

keep high-quality jobs on Long Island." 

Islip’s action follows the Suffolk IDA awarding $17 million in additional tax breaks over 12 

years for Broadridge’s other two facilities in Edgewood and Empire State Development, 

providing up to $40 million in grants and tax credits. 

The board of the state Power Authority next week will consider an application from 

Broadridge to extend the allocations of low-cost electricity that it already receives, said 

spokeswoman Natalie Asitimbay. 

State records show Broadridge’s Edgewood facilities receive 2,400 kilowatts in return for 

retaining 1,713 jobs. 

 

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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A plan for 300 apartments at former Kmart site in Middle Island gains traction 

Listen • 4:40Automated narration. Learn more 

 

Brookhaven Councilman Michael Loguercio, here at the site of the former Kmart, said he 

supports the redevelopment plan. Credit: Newsday/Steve Pfost 

By Carl MacGowancarl.macgowan@newsday.comCarlMacGowanUpdated March 23, 

2026 4:54 pm 

Share 

Garden City developer Wilbur Breslin is proposing a mixed-use development in Middle 

Island calling for nearly 300 rental apartments, a grocery store, two restaurants and a park 

with ballfields and a walking trail. 

The project, called the Meadows at Artist Lake, would be built on the Middle Country Road 

site of a Kmart department store that closed two decades ago. What remained of the store 

was torn down about 10 years ago after the body of a gunshot victim was found nearby, 

Newsday previously reported. 

Breslin and his firm, Breslin Realty Development Corp., had cited plans to develop the 74-

acre site when it rejected multiple offers from Suffolk County to purchase the property for a 

potential park. 
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The new proposal requires a Brookhaven Town zoning change. And because it lies within 

the environmentally sensitive pine barrens, where development is severely restricted, it 

may need a so-called "hardship waiver" from the Central Pine Barrens Joint Planning and 

Policy Commission, which supervises the 105,000-acre preserve in Brookhaven, Riverhead 

and Southampton towns. 

Hardship waivers are awarded if developers can show pine barrens restrictions are unduly 

harsh and their project's public benefits outweigh environmental concerns.  

Brookhaven Supervisor Dan Panico, who sits on the Pine Barrens Commission board with 

the Riverhead and Southampton town supervisors and Suffolk County Executive Edward P. 

Romaine, said he expects the commission to issue a ruling “in the next couple of months.” 

“This property needs to be redeveloped and has sat far too long as an eyesore,” he said 

Friday in a phone interview. 

Development of the Kmart predated the law that preserves the pine barrens, a town 

spokesman said.  

Breslin Realty president Ken Breslin said Friday in an email the company was "aware of all 

Pine Barrens Commission requirements and intend to fully comply with them." He added 

the project was "early in the application process" and declined to comment further. 

Restaurants, grocery part of plan 

 

https://www.brookhavenny.gov/


Crumbling asphalt at the site last week. Credit: Newsday/Steve Pfost 

The proposal calls for 295 housing units in six multistory buildings; about half the units 

would be reserved for residents 55 and older, town and pine barrens commission officials 

said. 

The project also includes two restaurants, a 104,000-square-foot grocery store with fuel 

pumps and a 29,000-square-foot park with ballfields, walking trails and basketball courts, 

officials said. About 29½ acres would be preserved as open space. 

Brookhaven Councilman Michael Loguercio said he supports the plan because it would 

clean up a notorious eyesore. The property is still cluttered with asphalt and concrete from 

the department store, he added. 

“I like the project,” he said Thursday in a telephone interview. “It’s nice to see something is 

going to happen there. And I think it’s going to be a great project for the community.” 

Part of the property currently is zoned for residential uses and part of it for commercial 

uses, Loguercio said. The town will consider rezoning the entire property as a planned 

development district that allows both housing and retail, he said. 

'Eager for a solution' 

 

The closed store as it appeared in March 2016, just before it was demolished. Credit: Steve 

Pfost 



The site has a troubled history, including the discovery of a gunshot victim in a wooded 

section of the parcel in April 2016. The vacant Kmart was torn down days later; the 

demolition had been scheduled before the body was found, officials said at the time. 

Gail Lynch-Bailey, president of the Middle Island Civic Association, said she supports the 

project but has reservations about the fuel pumps. 

“There’s still some things on it that we found surprising,” Lynch-Bailey said, referring to the 

gas pumps. But she said the proposal is an improvement over Breslin's previous plans for 

the site, which called for as many as 600 housing units. 

“We have been eager for a solution for that [property]. That’s the largest blighted property in 

Middle Island," Lynch-Bailey said in a phone interview last week. "A mixed-use project is 

something we have always asked for, and this delivers on that.” 

Meadows at Artist Lake 

The proposal calls for 295 housing units in six multistory buildings. About half the units 

would be reserved for residents 55 and older, officials said. The project also includes: 

 Two restaurants  

 A 104,000-square-foot grocery store with fuel pumps 

 A 29,000-square-foot park with ballfields, walking trails and basketball courts 

 About 29½ acres to be preserved as open space. 

 

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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Proposed Hicksville storage facility for small businesses wins $1.6 million in tax 

breaks 

Listen • 3:25Automated narration. Learn more 

 

The $19.2 million project from Huntington developer Vault Equities would serve 

contractors and other small businesses. Credit: Courtesy of Vault Equities 

By James T. Madorejames.madore@newsday.comJamesTMadoreUpdated March 23, 2026 

5:34 am 

Share 

A divided Nassau County Industrial Development Agency board has voted to grant $1.6 

million in tax breaks to a proposed self-storage warehouse in Hicksville for use by 

contractors and other small businesses. 

In a 5-0 vote with one abstention earlier this month, the board backed the $19.2 million 

project from real estate developer Vault Equities. The proposal involves the construction of 

three-story, 108,000-square-foot building on a lot that's been vacant for more than 30 

years. 

But even with the tax relief, Huntington-based Vault will pay more to the school district and 

other local governments than the $144,405 that they now receive annually, according to the 
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application for IDA assistance. Agency records, though, show the developer will save about 

$1 million in property taxes over 15 years. 

IDA board member Reginald Spinello, a former Glen Cove mayor, said warehouse projects, 

like the one proposed for Hicksville, don't deserve many years of property tax savings 

because they create just a few jobs. 

"This is taxpayer money that we're giving you. ... Taxpayer money demands community 

benefit and I don't see a real community benefit here," Spinello said at the March 12 board 

meeting before abstaining on the approving resolution vote. 
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"I want to see some businesses opening up and some jobs and some real [economic] 

stimulus — then we're doing something with the taxpayer money," he said. 

The warehouse will have one full-time employee, earning $90,000 per year, and two part-

time employees, each earning $11,100 per year, the application states. 

The other IDA board members didn't respond to Spinello's comments during the meeting. 

Afterward, agency chairman William Rockensies told Newsday, "The small businesses that 

rent space in this warehouse to store their equipment and supplies will grow and will hire 

more people." 

It's been rare since 2019 for Nassau IDA board members to abstain from voting on tax-

break deals. 

Notable examples include additional help for the bankrupt Harborside retirement 

community in Port Washington and a distribution facility in Syosset for Nestlé Waters North 

America Inc. Records show the abstentions weren't enough to stop the incentives from 

being approved for the projects. 

Dan Baker, Vault's real estate attorney, said last week his client needs the tax savings to 

secure financing. 

"Lenders want to make sure the numbers are sufficient to allow the project to be built and 

then to grow into itself, that they can catch up to all of the costs of development through 

relief in the real estate taxes," he said in an interview. 
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Baker and others noted the Hicksville warehouse at 350 South Broadway will increase the 

property's value because now it's only being used to store landscaping vehicles and 

equipment and heavy trucks. 

The warehouse would be divided into climate-controlled storage units for rent, according to 

the IDA application. 

Besides the property tax savings, Vault was granted a sales-tax exemption of up to 

$544,253 on the purchase of construction materials, equipment and furnishing, plus up to 

$90,000 off the mortgage-recording tax, IDA documents show. 

 

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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Schools vs housing, Blakeman's public funding rejection 

Listen • 5:07Automated narration. Learn more 

 

Fairfield apartments in Farmingdale. Developers are granted tax abatements for much of 

the housing proposed today, meaning that little or no taxes are provided to school 

districts. Credit: Rick Kopstein 

By Newsday Readersletters@newsday.comApril 7, 2026 5:00 am 

Share 

Builders must pay schools fair share 

Mike Florio’s essay unfairly positions school districts as an obstacle to Long Island’s growth 

[“Districts can’t afford to oppose housing,” Opinion, April 3]. As a Half Hollow Hills parent, I 

want to be clear: Our school districts welcome all new students. However, we must ensure 

the costs of educating them are covered by the development generating them. 

The narrative that declining enrollment makes development “free” for districts is a fallacy. 

While raw head counts may have dipped, the complexity of student needs has surged, 

requiring more specialized staffing and resources per pupil. Additionally, school district 

expenditure increases have significantly lagged inflation, further stretching district 

budgets. 
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According to Niche.com, Long Island has nine of the top 10 school districts in the state. We 

should be protecting our institutions, not undermining them with one-sided industrial 

development agency incentives. 

While developers seemingly view IDA tax abatements as a birthright, residents and schools 

should not be forced to subsidize high-density projects for a purported “regional benefit.” 

Rather than attacking districts that are doing an admirable job with the reality they are 

dealt, organizations like the Long Island Builders Institute should collaborate on real 

solutions such as liability waiver “hold harmless” agreements and lobbying for changes in 

IDA and school budget law. 

— Daniel Bryant, Melville 
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This essay was misleading. School districts are only concerned about residential building 

when it means that no taxes would be contributed to the education of the children who live 

in the new apartments. Developers are granted tax abatements, which means that little or 

no taxes are provided to the districts. The costs then fall on the existing homeowners to 

cover new teachers, custodians, buses, and other things that the new students need. 

Declining enrollment has provided room for the new students, but that is not the issue. 

School districts do not want to revert to austerity, which hurts all students. 

The community knows that new housing is needed, but the developers do not want to build 

the type of housing we have been asking for. We want more small apartments, possibly 

some studios with efficiency kitchens and Murphy beds, which would be more affordable. 

But those types of units do not make enough money for the developers. Claiming that 

development isn’t financially feasible without tax abatements translates to greedy 

developers wanting to make a bundle. 

— Nancy Cypser, Farmingdale 
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