
Town of Brookhaven 

Industrial Development Agency 

MEETING AGENDA 

Wednesday, July 19, 2023 at 8:05 A.M. 

 

1. ROLL CALL 
 

2. MINUTES 
 

May 17, 2023 
June 26, 2023 
 

3. CFO’S REPORT 
 

Budget vs. Actual Report – January 1, 2023 through June 30, 2023 
 

4. APPLICATION 

Selden Commercial Center – Move Academia, Inc. Subtenant 

5. RESOLUTIONS 
 

EB East Patchogue 
AVR-SP Brookhaven JV, LLC 
Selden Commercial Center – Move Academia, Inc. Subtenant 
Separation Payout 

 
6. CEO’S REPORT 

 
Job Creation Numbers 
ABLI Membership Request 
 

7. EXECUTIVE SESSION 
 

 
 
 
 
 

The next IDA meeting is scheduled for August 16, 2023 at 8:00 A.M. 
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TOWN OF BROOKHAVEN 

INDUSTRIAL DEVELOPMENT AGENCY 

MEETING MINUTES 

MAY 17, 2023 

 

MEMBERS PRESENT: Frederick C. Braun, III 
    Martin Callahan 
    Felix J. Grucci, Jr. (via Zoom) 

Mitchell H. Pally 
    Ann-Marie Scheidt 
    Frank C. Trotta 
 
EXCUSED MEMBER: Gary Pollakusky 
 
ALSO PRESENT:  Lisa M. G. Mulligan, Chief Executive Officer 
    Lori LaPonte, Chief Financial Officer 
    Amy Illardo, Director of Marketing 
    Jocelyn Linse, Executive Assistant 
    Terri Alkon, Administrative Assistant 
    William F. Weir, Nixon Peabody, LLP 
    Howard Gross, Weinberg, Gross & Pergament (via Zoom) 
    Peter Curry, Farrell Fritz, P.C. 
    Ron Yakuel, September Morning, LLC 
 
Chairman Braun opened the Industrial Development Agency meeting at 8:18 A.M. on 

Wednesday, May 17, 2023, in the Agency’s Office on the Second Floor of Brookhaven Town 

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

 

MEETING MINUTES OF MARCH 29, 2023 

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

Scheidt.  All voted in favor. 

 

CFO’S REPORT 

The financial report will be provided at a later date due to the changing of the computer systems.  

The first quarter of the year is ahead of budget; a closing fee and the annual administrative fees 

were received.  Interest rates in both banks are up to 4%.  All payroll taxes and related 

withholdings have been paid timely in accordance with Federal and State guidelines.  All 
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regulatory reports have been filed in a timely fashion.  The PARIS report was filed timely with 

the Authority Budget Office and the New York State Comptroller. 

 

The motion to accept the report was made by Mr. Callahan, seconded by Mr. Trotta, and 

unanimously approved. 

 

APPLICATIONS & RESOLUTIONS EXPIRATION 

This resolution calls for applications and resolutions to expire if they are not progressing.  

Applications will expire if there has not been a public hearing or resolution passed within one 

year.  Resolutions will expire after 6 months if the project has not moved to closing.  Letters will 

be sent informing applicants of this change and requesting them to sign and return to confirm 

they are aware; extensions can be requested.  This policy will be added to the IDA application 

and to the IDA’s website.   

 

PORT JEFFERSON CROSSING REQUEST 

This 100% affordable housing development in Port Jefferson Village has requested the Agency’s 

permission to combine their multiple mortgages from various organizations into a permanent 

mortgage.  They may need an exemption from mortgage recording taxes.  They previously were 

granted abatement of the mortgage recording tax on an amount not to exceed $22 million; they 

have utilized $14 million.   

 

The motion to approve this request was made by Mr. Callahan and seconded by Mr. Pally.  It 

was approved with Ms. Scheidt recusing herself due to her role with the Community 

Development Corporation.  

 

WALLACE OAKLAND REQUEST 

This project located at the corner of Horseblock Road and Zorn Boulevard has requested to 

release two parcels of land from the IDA Agreement to sell them.   

 

The motion to approve this request was made by Mr. Pally, seconded by Mr. Trotta, and 

unanimously approved. 
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CEO’S REPORT 

 

IT Update 

The Agency is officially off the Town’s servers and all new computers, printers and phones are 

in place.  Computer software is being purchased as needed.  Approximately $30,000 was spent 

on equipment and there are various new monthly charges for maintenance, phone service, 

software licenses, etc. 

 

Uniform Tax Exemption Policy Updates 

Changes may be made to the UTEP involving housing projects, a public hearing is required with 

notice mailed to every affected taxing jurisdiction if any edits are made.  The percentages for 

affordable and workforce housing may be adjusted.  This will be further discussed at the next 

Governance Committee meeting.   

 

LIBDC Requests 

The LIBDC has requested the Agency sponsor the annual conference in Montauk from October 

4th through October 6th at a cost of $5,000.  The Agency also typically sponsors an annual dinner 

meeting at a cost of $5,000.  This year’s dinner is set for June 26th and the speakers are Senator 

Murray and Assemblyman Thiele who will discuss the State Budget and what it means for Long 

Island.   

 

The motion to approve both sponsorships was made by Ms. Scheidt and seconded by Mr. Trotta.  

The motion passed unanimously with Mr. Pally recusing himself due to his role at the LIBDC.   

 

At 8:54 A.M., Mr. Pally made a motion to enter executive session to discuss proposed, pending 

or current litigation.  The motion was seconded by Ms. Scheidt, and all voted in favor. 
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At 9:54 A.M., Mr. Callahan made a motion to resume the regular agenda.  The motion was 

seconded by Ms. Scheidt and unanimously approved.  No action was taken during executive 

session. 

 

Brightview Port Jefferson Tour 

There will be a tour of the Brightview Port Jefferson facility on June 27th.   

 

SEPTEMBER MORNING, LLC – APPLICATION 

This application is for a 70,000 square foot spec industrial facility proposed to be located on 

Ramsey Road in the Shirley Industrial Park that will be constructed for two to three small or 

medium end users.  This is an approximately $14.5 million project that expects to create 29 full-

time equivalent employees.  A PILOT and exemptions from mortgage recording and sales tax 

have been requested.  Ron Yakuel of September Morning and their Counsel, Peter Curry 

provided a brief overview of this project.  There will be six loading docks at the facility and 

ceilings will be forty-five feet high to allow for easier storage of pallets.   

 

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

unanimously approved. 

 

The motion to close the IDA meeting at 10:21 A.M. was made by Mr. Pally and seconded by Ms. 

Scheidt.  All voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, June 14, 2023, at 8:00 A.M. 
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TOWN OF BROOKHAVEN 
 

INDUSTRIAL DEVELOPMENT AGENCY 
 

SPECIAL MEETING MINUTES 
 

JUNE 26, 2023 
 
MEMBERS PRESENT: Frederick C. Braun, III 
    Martin Callahan 
    Mitchell H. Pally 
    Ann-Marie Scheidt 
    Frank C. Trotta 
 
EXCUSED MEMBERS: Felix J. Grucci, Jr. 
    Gary Pollakusky 
 
ALSO PRESENT:  Lisa M. G. Mulligan, Chief Executive Officer 
    Lori LaPonte, Chief Financial Officer 
    Amy Illardo, Director of Marketing 
    Jocelyn Linse, Executive Assistant 
    William F. Weir, Nixon Peabody, LLP (via phone) 
 
Chairman Braun opened the Industrial Development Agency special meeting at 4:00 P.M. on 

Monday, June 26, 2023, in the Agency’s Office on the Second Floor of Brookhaven Town Hall, 

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

 

RONK HUB SUBTENANT APPLICATION & RESOLUTION – VESPA 

RONKONKOMA, LLC 

Vespa Ronkonkoma, LLC has requested permission to sublease 5,940 square feet at the Ronk 

Hub Phase 2A development for an Italian restaurant.  This restaurant is projected to have 20 full-

time equivalent employees. 

 

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

voted in favor. 

 

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

Callahan, and unanimously approved. 
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RONK HUB SUBTENANT APPLICATION & RESOLUTION – BETHPAGE FEDERAL 

CREDIT UNION 

Bethpage Federal Credit Union has requested to sublease 1,705 square feet at the Ronk Hub 

Phase 2A development.  This credit union expects to have two to three full-time equivalent 

employees. 

 

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

voted in favor. 

 

The motion to approve the authorizing resolution was made by Ms. Scheidt, seconded by Mr. 

Pally, and unanimously approved. 

 

RONK HUB SUBTENANT APPLICATION & RESOLUTION – GREAT SOUTH BAY 

BREWERY 

Great South Bay Brewery is seeking permission to sublease 8,428 square feet at the Ronk Hub 

Phase 2A development.  This brewery expects to employ twelve to fifteen full-time equivalent 

employees. 

 

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

voted in favor. 

 

The motion to approve the authorizing resolution was made by Ms. Scheidt, seconded by Mr. 

Callahan, and unanimously approved. 

 

AMERICAN ORGANIC ENERGY – RESOLUTION 

This project has requested to increase the mortgage amount and the mortgage recording tax 

exemption.  The original mortgage amount was approximately $86 million; this resolution allows 

for a new mortgage amount of approximately $98.6 but not to exceed $100 million.   

 

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

voted in favor. 
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GGV GROVE APARTMENTS, LLC – RESOLUTION 

A public hearing was held for this 55-unit 100% affordable housing project that will have units 

set aside for domestic violence victims; no comment was received.   

 

The motion to approve the final authorizing resolution was made by Ms. Scheidt, seconded by 

Mr. Callahan and approved with Mr. Pally recusing himself. 

 

CEO’S REPORT 

 

Macedo Construction 

The Agency partially recaptured benefits from Macedo Construction.  The recaptured sales tax, 

mortgage recording tax and PILOT payments have been disbursed. 

 

Sunrise Wind 

This project is expected to close this July. 

 

The motion to close the meeting at 4:18 P.M. was made by Mr. Callahan and seconded by Ms. 

Scheidt.  All voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, July 19, 2023, at 8:00 A.M. 



 

 

 
June 6, 2023 

 

Mr. Fred Braun 

Brookhaven IDA 

One Indepedence Hill   

Farmingville, NY 11783 

 

Re:  Association for A Better Long Island (“ABLI”) Membership 

 

Dear Mr. Braun: 

 

Thank you for your interest in ABLI, specifically an associate membership.  

 

 ABLI was chartered 1986, by approximately twenty one of the region’s major 

commercial and industrial owners, builders, and developers for the purpose of addressing 

common issues and concerns with specific focus on the role of real estate in creating 

genuine economic growth. Since its inception, the organization’s role has broadened to 

include leadership in regional areas of concern including transportation, affordable 

housing, energy, infrastructure, sustainability and related matters. 

 

Over three decades, ABLI is proud of its role as a respected thought leader, 

providing insight and analysis on strategic issues that define and challenge Long Island 

and its future.  These include the cost of municipal government, dysfunctional 

assessments policies, the role of tax incentives and public policies that have the potential 

to impact the business sector and the economic development community. 

For example, ABLI successfully lobbied to reduce the assessment of LIPA power 

plants as part of our effort to reduce the region’s high energy costs while, in another 

sector, we successfully defeated legislation that would harm industrial development 

agencies which drive economic development. We continue to aggressively advocate for 

self-certification programs and various other programs to streamline the government 

approval process as well as campaign for much needed infrastructure projects within the 

region.  

  

   ABLI will continue to embrace its role as a strong and effective advocate for 

responsible economic growth, leveraging the enormous strength of the economic 

development community to ensure this sector is a full and influential partner in charting 

the region’s future. 



 

 

  

As a Corporate member you have an annual dues responsibility of $2,500.  The 

ABLI’s dues year runs from July 1st to June 30th. Therefore, if you decide to join the 

Association, your 2023-2024 dues responsibility will be prorated accordingly, starting 

July 1, 2023.   

 

  If you are interested in becoming a corporate member, please feel free to contact 

us. 

 

Sincerely yours, 

 

     

 

    

Kyle Strober  

Executive Director 

Association For a Better Long Island 

     

cc:  John Racanelli, Esq., Counsel to ABLI 

 

 

 

 

 

 

 
 
 
  
 

 

 
 
 
 
 
 
 
 
 
 
 
 



current political discourse. It
was like a breath of fresh air.

John Meehan,
Huntington Station

Let’s abide by laws
and principles

Lane Filler writes about this
election being about the last

chance to save America from
the loss of values such as fair-
ness, kindness, dignity and nobil-
ity [“America is at its best when
it’s good,” Opinion, Sept. 29]. I
believe that it doesn’t matter
whether former Vice President
Joe Biden or President Donald
Trump wins the election if the
people have lost their will to fol-

low fundamental human de-
cency toward others. Whether
Biden or Trump wins doesn’t
change the way people will con-
tinue to hate their neighbor. The
only way that people can reach
the values Filler writes about is
by resorting to a belief in their
personal deity. Every religion
has a book of laws and princi-
ples to follow, and right now it
seems that some folks are not
following them. I believe an ac-
knowledgment of a higher
power and a fear of eternal retri-
bution is what motivates people
to lift themselves off the floor. I
believe worshipping oneself
leads to depravity and wanton
excess. Atheists would argue
with me, but they haven’t lived
their lives out yet to see the out-
come of “I created myself.”

Catherine Finelli,
Bellmore

We need to address
climate change

Your editorial “Furious fires,

fateful floods” on climate
change [Sept. 26] made good
points about the threats of cli-
mate change, but I feel you
gave short shrift to President
Donald Trump’s open hostility
and actions to undermine state
steps to address this threat,
which is no longer looming but
already here and sure to get
worse. His own intelligence
community has warned him of
the increasing threat of water
and food insecurity around the
world, including in our own na-
tion, which could lead to armed
conflict and an increase of
refugees, many to arrive on our
shores. He denies the science
of climate change and does not
listen to experts about the loom-
ing crisis. He sows ignorance
and contempt, leaving states
alone to fill the void. But states
face a federal government com-
mitted to combating state-man-
dated lower emissions of autos
and power generation. Remem-
ber when a president would
take seriously threats to our na-

tion, sit down with members of
Congress and other world lead-
ers, and show leadership? Who
knew “making America great
again” required doing the exact
opposite?

Jeffrey Fass
Sayville

‘Anarchists’? NY
should keep taxes

So New York City residents
are now “anarchists” after that
designation by the Department
of Justice, and the Trump ad-
ministration will not provide
federal funds, thus “defunding”
the city [“Leaders reject ‘anar-
chist’ label,” News, Sept. 22]. So
how about we New Yorkers all
stop paying our federal taxes
and let President Donald
Trump and company figure out
where to get the $26.6 billion it
will lose. Let’s fund ourselves
and tell Washington to take a
hike.

Frank Socci,
West Babylon

BY KYLE STROBER AND MITCH PALLY

Some say the region is in des-
perate need of more multi-
family housing, but that de-

velopers who can create those
units should be denied access to
industrial development agency
tax incentives to build them.

There is an intractable Long
Island Gordian knot con-
fronting the construction of
multifamily housing that will
never be resolved unless we ad-
dress a tax system that is unsus-
tainable and local zoning that
suffocates. Until these two is-
sues are resolved the use of the
maligned and misunderstood in-
centives provided by the re-
gion’s industrial development
agencies will continue to be the
only reliable means of bringing
significant multifamily housing
to market.

There are a myriad number of
reasons for the paucity of hous-
ing stock, but they mostly lie at
the feet of restrictive zoning
codes, high taxes, NIMBYism,
and the significant time and
costs of getting municipal ap-
provals. With time to ribbon cut-

ting usually measured in years,
few developers (and investors)
are prepared to risk that amount
of capital for an indeterminate
amount of time. It’s easier to
build elsewhere, and they do.

The role of the IDA continues
to be demonized by those who
are ideologically opposed, but
the main objections come from
those who misunderstand how
the deals work. For example, to
suggest that the premise of
broadening a community’s tax
base breaks down if a project re-
ceives IDA tax relief is incor-
rect. IDAs do not invest in real
estate projects. IDA benefits
allow new and increased tax rev-
enue to phase in over time.
Those new projects invariably
pay significantly more real es-
tate taxes than the previous use
of the property from Day One.
Secondly, there are the jobs cre-
ated by the project. Some of
them, particularly construction-
related jobs, may last two to
three years, while other jobs are
permanent. These jobs also cre-
ate a number of new indirect
jobs. These individuals then pur-
chase goods and services that

generate local sales taxes.
In the example of a hotel

project, which will not impact
schools as it will not be produc-
ing additional children into the
system, it also generates hotel-
motel tax revenue, which fuels
our billion dollar tourism indus-
try, and generates millions in
sales tax revenue as its guests
spend money in the region.

An IDA’s strategic role is to en-
courage developers to come to
the marketplace and incentivize
them to risk millions of dollars.
If the margins are too thin, the
capital market goes hunting for

other projects in welcoming
parts of the country. To dismiss
IDA programs with “[tax]
breaks are free money” is inac-
curate and misinformed but far
worse, it hurts the development
community. The truth is Long Is-
land’s real estate taxes, com-
pounded by local zoning den-
sity restrictions, very often
make or break the financing
structure. IDA PILOT programs
come close to leveling the finan-
cial playing field.

The claim that IDAs shifts the
tax burden to residents and busi-
nesses equally needs attention.

While new developments re-
quire additional municipal ser-
vices, multifamily and hotel
projects undergo an economic
impact analysis report. In the
case of the recent Long Beach
“Superblock,” the report, com-
missioned by the city, showed a
net positive impact of $476,323
in year one after deducting city
expenses, and more than $33 mil-
lion over the life of the PILOT,
after deducting city expenses.
New projects are consistently re-
viewed to ensure they generate
increased tax revenue above the
cost of additional municipal ser-
vices and expenses.

The debate over the role of
IDAs will continue because ev-
eryone is entitled to his or her
opinion. However, they are not
entitled to their own facts. The
facts show that IDAs have enor-
mous economic power, offering
the means to strengthen a re-
gional economy now more vul-
nerable than ever to those
across the country seeking to
poach Long Island investment,
jobs, and tax revenue.

Kyle Strober is executive
director of the Association For
a Better Long Island. Mitch
Pally is chief executive of the
Long Island Builders Institute.
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They are maligned and misunderstood,
but their economic impact is clear

OPINION

Rendering of apartments proposed for the Superblock property in
Long Beach.

A Long Island Rail Road ticket-vending machine in Mineola.
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Town of Brookhaven Industrial Development Agency
MRB Cost Benefit Calculator Cost-Benefit Analysis Tool powered by MRB Group

Date
Project Title
Project Location

Summary of Economic Impacts over the Life of the PILOT
Project Total Investment
$54,609,000 Temporary (Construction)

Direct Indirect Total
Jobs 238 60 299

Earnings $18,310,162 $3,951,472 $22,261,633
Local Spend $43,687,200 $13,717,974 $57,405,174

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 5 3 8

Earnings $5,004,099 $3,134,071 $8,138,170

             Figure 1

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

Figure 2

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

June 15, 2023
Engel Burman East Patchogue, LLC
West sde of Sipp Ave East Patchogue

Figure 3

Economic Impacts
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions
Nominal Value Discounted Value*

Property Tax Exemption $7,025,869 $6,263,611
Sales Tax Exemption $2,166,612 $2,166,612

Local Sales Tax Exemption $1,161,806 $1,161,806
State Sales Tax Exemption $1,004,806 $1,004,806

Mortgage Recording Tax Exemption $327,654 $327,654
Local Mortgage Recording Tax Exemption $109,218 $109,218
State Mortgage Recording Tax Exemption $218,436 $218,436

Total Costs $9,520,135 $8,757,877

State and Local Benefits

Nominal Value Discounted Value*
Local Benefits
To Private Individuals

Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

To the Public
Increase in Property Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue
Other Local Municipal Revenue

State Benefits
To the Public

Temporary Income Tax Revenue
Ongoing Income Tax Revenue
Temporary Jobs - Sales Tax Revenue
Ongoing Jobs - Sales Tax Revenue

Total Benefits to State & Region

Benefit to Cost Ratio 
Ratio

Local 5:1
State 1:1

Grand Total 4:1
*Discounted at 2% 

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

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

$0 $0

$0 $0

$7,951,594 $6,499,831
$7,705,546 $6,263,610

$180,180 $180,180
$65,868 $56,041

Engle Burman at East Patchogue, LLC is a proposed 139 unit independent senior living rental housing community with a clubhouse.  This proposed facility will 
include 10% affordable units and 10% workforce units.  As per the Brookhaven IDA Uniform Project Evalution Criteria Policy, the criteria met for this project 
include, but are not limited to, capital investment by the applicant and an increase in the number of affordable housing units.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$38,351,398 $35,685,481
$30,399,804 $29,185,650
$22,261,633
$8,138,170

$22,261,633
$6,924,016

$1,001,774
$311,581
$155,831

$1,580,790 $1,517,654
$1,580,790 $1,517,654
$1,001,774

$37,203,135$39,932,188

$37,203,135 $8,757,877

$366,218
$155,831
$56,967

Cost*
$35,685,481
$1,517,654

$7,534,635
$1,223,242

$48,468



















































6/12/23, 9:41 AM New Apartment Project in Port Jefferson Village Gets $2MM Grant

https://www.longisland.com/news/06-03-23/new-apartment-project-in-port-jefferson-village-gets-2mm-grant.html?print=1&page=1 1/1

New Apartment Project in Port Jefferson Village
Gets $2MM Grant
Written by Ls Cohen  |  08. June 2023

A project in Port Jefferson Village received a boost by way of a $2 million grant through the New York State's Empire 
State Development agency through the Restore NY program. The funding is one of only two projects awarded on 
Long Island.
 
Two vacant buildings at 1601-1605 Main Street in Port Jefferson are set to be demolished to make way for a mixed-
use development. The proposed project aims to provide 53 residential units and approximately 2,500 square feet of 
commercial space.
 
The project is being developed by Conifer Realty & Developers “to create a vibrant space that combines residential 
and commercial elements, providing a much-needed solution to the housing shortage in the area,” according to a 
statement released by Margot Garant, the current mayor of Port Jefferson who is running for Brookhaven Town 
Supervisor this November.
 
Conifer completed building a similar mixed-use apartment complex on Main Street in the Village just north of the 
Long Island Railroad station called Port Jefferson Crossing. That project is fully leased having received over 1,300 
applicants for the new apartment units.
 
"Lack of workforce housing has far-reaching consequences for our communities, impacting both the economy and 
the well-being of residents," said Garant. "Businesses face challenges in attracting and retaining employees due to 
the exorbitant cost of living, while individuals and families are forced to allocate a significant portion of their income 
towards housing expenses. We must take immediate action to mitigate the effects of this crisis."
 
The other grant from Restore NY, in the amount of $2.65 million went to the Village of Hempstead for its Carman 
Place Apartments project. Conifer Realty is also developing that project  to demolish blighted and vacant parcels and 
complete infrastructure work to construct a mixed-use development with 228 affordable residential units and ground 
floor retail, according to a write-up about the project.

Copyright © 1996-2023 LongIsland.com & Long Island Media, Inc. All rights reserved.

https://www.longisland.com/
https://www.longisland.com/
https://esd.ny.gov/sites/default/files/RESTORE-NY-ROUND-7-FULL-AWARDEE-LIST-2023-FINAL.pdf




PILOT

1 $60,272

2 $115,782

3 $173,490

4 $233,459

5 $295,758

6 $360,455

7 $427,622

8 $497,331

9 $569,657

10 $644,678

11 $722,472

12 $803,119

13 $886,704

14 $973,310

15 $1,063,027

EB East Patchogue DRAFT PILOT

YEAR

PROPOSED PILOT BENEFITS ARE FOR DISCUSSION PURPOSES 

ONLY AND HAVE NOT BEEN APPROVED BY THE AGENCY.





 
Bellport wholesaler will pay $100G for 
pandemic price-gouging: AG 

 

A Bellport-based wholesale grocery and drug distributor accused of price-gouging 
for increasing the prices of some Lysol products by more than 50% during the early days 
of the pandemic will pay the state $100,000, according to New York State Attorney 
General Letitia James's office. 

In a news release issued Monday, Quality King Distributors Inc. was accused of illegally 
increasing prices for Lysol, including sprays and wipes — violating New York's price-
gouging  statute that aims to prevent companies from hiking prices on essential goods 
during emergencies. 

A spokesperson for Quality King could not be reached for comment. 

Lysol was among the disinfectant products consumers were advised to use after the 
outbreak of the pandemic to decontaminate surfaces to curtail the spread of the COVID-
19 virus. 



According to the release, consumers in New York City and Long Island reported the high 
prices to the attorney general's office. A subsequent investigation of local retailers found 
that many were raising prices on Lysol because they incurred significantly higher prices 
from Quality King. 

"Quality King raised prices dramatically in the early months of 2020," the release said. It 
gave as an example, in February 2020, Quality King sold 19-ounce cans of Lysol for 
$5.20 a can, then five weeks later increased the price to $8 a can, a 54% increase. 

In another example in February 2020, Quality King sold 12-can Lysol cases to a dollar 
store on the Lower East Side for about $5 a can. Then, when the store ordered more 
from Quality King in early April 2020, the price shot up to $9.08 a can, nearly double. 

"As we were grappling with fear and uncertainty in the early days of the pandemic, 
Quality King took advantage of New Yorkers and jacked up prices on essential products," 
James said in the release. "We are putting money back into consumers' pockets and 
requiring Quality King to clean up its act." 

Quality King will pay the $100,000 to New York within 30 days, the release said, with 
$20,000 to be paid in penalties. 

The nearly 1,500 New Yorkers who filed complaints with James' office will each receive 
reimbursement checks of about $10. 

The agreement settles an earlier lawsuit against Quality King, James's office said. 
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EXECUTIVE SUMMARY 
Project Description 
The Town of Brookhaven Industrial Development Agency (Agency) received an application from Engle Burman at East Patchogue, LLC (Applicant) for 
financial assistance for the construction of a residential development (Project) in East Patchogue, NY featuring 139 units of independent senior living 
rental housing, including clubhouse. Seven units will be reserved for residents whose incomes are 50% or less of Area Median Income (AMI), 7 units 
will be reserved for residents with incomes 65% or less of AMI, and 14 units will be reserved for residents with incomes of 120% or less than AMI.   

The Project represents a nearly $54.6 million investment and is anticipated by the Applicant to generate 5 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 (PILOT) 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.  

 The Project is cash flow positive with the 15 year PILOT provided by the Applicant.  

 The average rate of return to the Applicant, with a 15 year PILOT, is below market expectations.  
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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.  

 

 

 

 

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 2BR 111 $2,750 $33,000 $110,000 n/a n/a
Rent is 1.1 times higher than average rent (6); 50% of households earn 
more than $100,000 (5)

Affordable 2BR 6 $1,862 $22,344 $74,480 50% $55,830 26% of households earn less than $59,999 (5)

Affordable 2BR 5 $2,209 $26,508 $88,360 65% $72,579 34% of households earn less than $74,999 (5)

Affordable 2BR 17 $2,650 $31,800 $106,000 120% $133,992 58% of households earn less than $124,999 (5)

(1) Source: Applicant
(2) Income needed to pay no more than 30% on rent

(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

(3) Source:  Applicant - 7 units will be reserved for residents whose incomes are 50% or less of AMI, 7 units will be reserved for residents whose incomes are65% or less of AMI, and 14 units will be reserved for residents 
whose incomes are 120% or less of AMI. Approximate breakdown used here. 

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) and detailed in the Applicant’s 
Economic Impact Analysis: 

 

 

  

Year
Current
AV (1)

Improvement 
Value (1)

Proposed 
Exemption

Taxable
AV

Estimated 
PILOT

1 $1,760 $213,240 94% $13,328 $399.48 $60,272
2 1,760                 213,240          88% 26,655 407.47 115,782         
3 1,760                 213,240          81% 39,983 415.62 173,490         
4 1,760                 213,240          75% 53,310 423.93 233,459         
5 1,760                 213,240          69% 66,638 432.41 295,758         
6 1,760                 213,240          63% 79,965 441.06 360,455         
7 1,760                 213,240          56% 93,293 449.88 427,622         
8 1,760                 213,240          50% 106,620 458.88 497,331         
9 1,760                 213,240          44% 119,948 468.05 569,657         

10 1,760                 213,240          38% 133,275 477.42 644,678         
11 1,760                 213,240          31% 146,603 486.96 722,472         
12 1,760                 213,240          25% 159,930 496.70 803,119         
13 1,760                 213,240          19% 173,258 506.64 886,704         
14 1,760                 213,240          13% 186,585 516.77 973,310         
15 1,760                 213,240          6% 199,913 527.11 1,063,027       

Total $7,827,135

(2) Assumes tax rate for Fiscal Year 2022/2023 of $399.48 and 2% annual increases.

PILOT Schedule - Provided 15 Year
Plus: Improvements

Times:
Tax Rate (2)

(1) Source:  Town of Brookhaven (total AV Of $215,000 upon completion, including current AV $1,760 plus improvement value of $213,240)
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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, 47% of the Applicant’s taxes will be abated, resulting in over $7 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.  

 

  

Current Assessed Value $1,760
Assessed Value of Improvements $213,240
Total Assessed Value Upon Completion $215,000

Times: Tax Rate (1) $399.48
Estimated Taxes on Property Upon Completion  $858,882

(1) Property is made up of multiple parcels with two different tax rates. This 
analysis uses the higher of the two. 

Basic Assumptions for PILOT and Estimated Taxes

Source: Agency, Applicant

Comparison of Taxes on Full Value of Project and with PILOT
Taxes without PILOT $14,853,005
Less: PILOT/Tax Payments ($7,827,135)
Foregone Revenue (Benefits to Project) $7,025,869
Abatement Percent 47%

Net New Taxes Compared with No Project
PILOT $7,827,135
Less: Estimated Taxes without Project ($121,587)
Estimated New Tax Revenue (Benefits to Municipalities) $7,705,548

Real Property Tax Comparison 
15 Year PILOT
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Year
PILOT 

Payments

Less:
Current Tax

Revenues (1)

Net
New Tax 
Revenues

Taxes Owed 
after Project 

Completion (2)

Less: 
PILOT 

Payments

Estimated 
Savings to 

Project

Share
of Estimated
Taxes Owed

1 $60,272 $7,031 $53,241 $858,882 $60,272 $798,610 7%
2 $115,782 7,171 108,611 876,060 115,782 760,277 13%
3 $173,490 7,315 166,175 893,581 173,490 720,091 19%
4 $233,459 7,461 225,998 911,452 233,459 677,993 26%
5 $295,758 7,610 288,147 929,681 295,758 633,924 32%
6 $360,455 7,763 352,692 948,275 360,455 587,820 38%
7 $427,622 7,918 419,704 967,241 427,622 539,619 44%
8 $497,331 8,076 489,255 986,585 497,331 489,255 50%
9 $569,657 8,238 561,420 1,006,317 569,657 436,660 57%
10 $644,678 8,403 636,276 1,026,443 644,678 381,765 63%
11 $722,472 8,571 713,901 1,046,972 722,472 324,501 69%
12 $803,119 8,742 794,377 1,067,912 803,119 264,792 75%
13 $886,704 8,917 877,787 1,089,270 886,704 202,566 81%
14 $973,310 9,095 964,215 1,111,055 973,310 137,745 88%
15 $1,063,027 9,277 1,053,750 1,133,277 1,063,027 70,250 94%

Totals $7,827,135 $121,587 $7,705,548 $14,853,005 $7,827,135 $7,025,869 53%

(2) Assumes a 2% annual increase in tax rate and a taxable value of $215,000 upon project completion; Source: Town of Brookhaven, Applicant

Proposed PILOT and Tax Comparison (15 year PILOT)
Benefits to Municipalities Benefit to Project

(1) Assumes tax rate for Fiscal Year 2022/2023 of $399.48 and a current assessed value of $1,760. 
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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 5% and 3% per year, respectively.  Applicant assumes there will be a 4% 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 66% of income, resulting 
in negative cash flow. The PILOT scenario delivers Net Operating Income as a percent of Gross Income that is still better than the range of benchmarks. 

 

Project 
Performance (1)

Share of Gross 
Operating 

Income
Benchmark 

Performance (2) Evaluation
Calculation of Net Operating Income Residential
Gross Operating Income $4,767,176 99% n/a n/a
Vacancy Rate and Concessions 4.0% n/a 4.3% Within range

Calculation of Net Operating Income, Non-Residential
Gross Operating Income $46,585 1% n/a n/a
Vacancy Rate 0% n/a n/a n/a

Effective Gross Income (EGI), All Uses (3) $4,572,012 95% 96% Within range
Less: Operating Expenses and Reserve ($1,387,562) 29% 49% More efficient
Less: Real Property Taxes (with PILOT) ($295,758) 6% n/a n/a
Net Operating Income $2,888,692 61% 49% More efficient

Less: Debt Service ($3,173,828) 66% n/a n/a

Cashflow after Operating Costs, Taxes, Debt ($285,136) -6% n/a n/a

(1) Source: Applicant
(2) Source: RealtyRates Q1 2023 for Northeast Region
(3) Net of vacancy and concessions

15 Year PILOT
Operations Snapshot, Year 5
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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. 

 

 

 

 

 

 

 

 

 

 

 

 

 

Terms (1) Benchmark (2) Evaluation
Amount Borrowed $43,687,200 n/a n/a
Loan to Total Project Cost 80% 50% to 90% Within Range
Annual Interest Rate 6.00% 5.09% to 10.15% 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

Sources of Funds Amount (1) Share
Bank Financing $43,687,200 80%
Equity and Working Capital $10,921,800 20%
Total Sources $54,609,000 100%

Uses of Funds
Acquisition and Transaction Costs $3,050,000 6%
Construction Costs $51,559,000 94%
Total Uses $54,609,000 100%

Sources and Uses of Funds

(1) Source: Applicant
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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 $10,921,800. Neither scenarios result in average 
rates that meet the minimum benchmark.   

 Cash Flow shows net cashflow to the Applicant over time. There are 
currently no benchmarks for cash flow available. Cumulative Cash Flow 
and average cash flow is slightly positive under the 15 year PILOT.  

 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 11 with a PILOT and year 13 without. Debt 
comprises 80% of the capital structure.  

 

Note: Debt service payments were not provided for the full 15 year 
term, so Camoin Associates used the total loan amount and terms 
provided  (30 year,  6% interest) to calculate annual payments.  

 

 

No PILOT

15 Year 
Provided 

PILOT

Bench
marks 

(2)
Equity Dividend Rates
Average -4.24% 0.29%
Minimum -23.33% -16.02%
Maximum 9.08% 10.41%
Year Benchmarks Met 15 14

Cash Flow
Average ($462,937) $32,007
Minimum ($2,548,550) ($1,749,939)
Maximum $992,164 $1,137,150
Cumulative ($6,944,062) $480,111
Year Investment Recouped NA NA

Debt Service Coverage
Average 0.85 1.01
Minimum 0.20 0.45
Maximum 1.31 1.36
Years Benchmarks Met 13 11
(1) See Attachment 1
(2) Source: RealtyRates for Q1 2023 for Northeast Region for Senior Housing

n/a

1.10
to

2.25

Comparison of Return on Investment

7.19%
to

16.67%
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ATTACHMENT 1: PRO FORMAS 

 

  

Project Name Engel Burman at East Patchogue, LLC

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15
Operating Cash Flow

Residential Income
Gross Operating Income 2,076,926$   4,222,554$   4,407,522$   4,583,823$   4,767,176$   4,957,863$   5,156,177$   5,362,424$   5,576,921$   5,855,767$   6,148,556$   6,455,984$   6,778,783$   7,117,722$   7,473,608$   
Less: Vacancy Allowance -$            (145,282)$     (178,808)$     (232,451)$     (241,749)$     (251,419)$     (261,475)$     (271,934)$     (282,812)$     (292,788)$     (307,428)$     (322,799)$     (338,939)$     (355,886)$     (373,680)$     
Net Rental Income, Residential 2,076,926$   4,077,272$   4,228,714$   4,351,372$   4,525,427$   4,706,444$   4,894,702$   5,090,490$   5,294,110$   5,562,979$   5,841,128$   6,133,184$   6,439,844$   6,761,836$   7,099,928$   

Commercial/Industrial Income
Gross Operating Income -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            
Less: Vacancy Allowance -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            
Net Rental Income, Commercial/Industrial -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            

Other Income
Parking Income 13,698$        27,850$        29,070$        30,233$        31,442$        32,700$        34,008$        35,368$        36,783$        38,622$        40,553$        42,581$        44,710$        46,945$        49,293$        
Other Income -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            
Other Income 6,597$         13,412$        14,000$        14,560$        15,142$        15,748$        16,378$        17,033$        17,714$        18,600$        19,530$        20,507$        21,532$        22,609$        23,739$        
Net Income, Other 20,296$        41,263$        43,070$        44,793$        46,585$        48,448$        50,386$        52,401$        54,497$        57,222$        60,083$        63,087$        66,242$        69,554$        73,032$        

Effective Gross Income (EGI) 2,097,221$  4,118,535$  4,271,784$  4,396,165$  4,572,012$  4,754,892$  4,945,088$  5,142,891$  5,348,607$  5,620,201$  5,901,211$  6,196,272$  6,506,085$  6,831,390$  7,172,959$  

Operating Expenses (enter positive numbers)
Salaries and Wages 193,479$      393,359$      410,590$      422,908$      435,595$      448,663$      462,123$      475,986$      490,266$      504,974$      520,123$      535,727$      551,799$      568,353$      585,403$      
Maintenance 113,780$      245,867$      256,637$      264,336$      272,266$      280,434$      288,847$      297,513$      306,438$      315,631$      325,100$      334,853$      344,899$      355,246$      365,903$      
Deposit to replacement reserve -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            -$            
Insurance 81,875$        166,458$      173,750$      178,963$      184,331$      189,861$      195,557$      201,424$      207,467$      213,691$      220,101$      226,704$      233,505$      240,511$      247,726$      
Other 223,927$      447,997$      466,264$      479,426$      495,370$      511,880$      528,977$      546,681$      565,016$      581,967$      599,426$      617,409$      635,931$      655,009$      674,659$      

Operating Expenses 613,062$     1,253,681$  1,307,241$  1,345,632$  1,387,562$  1,430,838$  1,475,504$  1,521,604$  1,569,187$  1,616,262$  1,664,750$  1,714,693$  1,766,134$  1,819,118$  1,873,691$  

Pre-Tax Operating Income (Revenue less Operating 1,484,160$  2,864,853$  2,964,543$  3,050,533$  3,184,449$  3,324,054$  3,469,584$  3,621,287$  3,779,420$  4,003,939$  4,236,461$  4,481,579$  4,739,952$  5,012,272$  5,299,268$  

Real Property Taxes 858,882$      876,060$      893,581$      911,452$      929,681$      948,275$      967,241$      986,585$      1,006,317$   1,026,443$   1,046,972$   1,067,912$   1,089,270$   1,111,055$   1,133,277$   

Net Operating Income (NOI) after Taxes 625,278$     1,988,794$  2,070,962$  2,139,080$  2,254,768$  2,375,779$  2,502,344$  2,634,702$  2,773,103$  2,977,495$  3,189,489$  3,413,667$  3,650,682$  3,901,217$  4,165,991$  

Loan or Mortgage (Debt Service)
Interest Payment 2,642,892$   2,609,723$   2,574,964$   2,538,566$   2,500,485$   2,460,679$   2,419,109$   2,375,742$   2,330,549$   -$            -$            -$            -$            -$            -$            
Principal Payment 533,475$      559,268$      585,852$      613,191$      641,243$      669,952$      699,254$      729,070$      759,309$      -$            -$            -$            -$            -$            -$            

Debt Service 3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   3,173,828$   

Cash Flow After Financing and Reserve (2,548,550)$ (1,185,034)$ (1,102,865)$ (1,034,747)$ (919,060)$    (798,049)$    (671,484)$    (539,126)$    (400,725)$    (196,332)$    15,661$       239,840$     476,854$     727,389$     992,164$     

Debt Service Coverage Ratio (DSCR) 0.20             0.63             0.65             0.67             0.71             0.75             0.79             0.83             0.87             0.94             1.00             1.08             1.15             1.23             1.31             
Equity Dividend Rate -23.33% -10.85% -10.10% -9.47% -8.41% -7.31% -6.15% -4.94% -3.67% -1.80% 0.14% 2.20% 4.37% 6.66% 9.08%

Annual Cashflows (Pro Forma) ‐ No PILOT
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Project Name Engel Burman at East Patchogue, LLC

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12 Year 13 Year 14 Year 15
Operating Cash Flow

Residential Income
Gross Operating Income 2,076,926$  4,222,554$  4,407,522$  4,583,823$  4,767,176$  4,957,863$  5,156,177$  5,362,424$  5,576,921$  5,855,767$  6,148,556$  6,455,984$  6,778,783$  7,117,722$  7,473,608$  
Less: Vacancy Allowance -$           (145,282)$   (178,808)$   (232,451)$   (241,749)$   (251,419)$   (261,475)$   (271,934)$   (282,812)$   (234,231)$   (245,942)$   (258,239)$   (271,151)$   (284,709)$   (298,944)$   
Net Rental Income, Residential 2,076,926$  4,077,272$  4,228,714$  4,351,372$  4,525,427$  4,706,444$  4,894,702$  5,090,490$  5,294,110$  5,621,537$  5,902,614$  6,197,744$  6,507,632$  6,833,013$  7,174,664$  

Commercial/Industrial Income
Gross Operating Income -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           
Less: Vacancy Allowance -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           
Net Rental Income, Commercial/Industrial -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           

Other Income
Parking Income 13,698$      27,850$      29,070$      30,233$      31,442$      32,700$      34,008$      35,368$      36,783$      38,622$      40,553$      42,581$      44,710$      46,945$      49,293$      
Other Income -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           
Other Income 6,597$        13,412$      14,000$      14,560$      15,142$      15,748$      16,378$      17,033$      17,714$      18,600$      19,530$      20,507$      21,532$      22,609$      23,739$      
Net Income, Other 20,296$      41,263$      43,070$      44,793$      46,585$      48,448$      50,386$      52,401$      54,497$      57,222$      60,083$      63,087$      66,242$      69,554$      73,032$      

Effective Gross Income (EGI) 2,097,221$ 4,118,535$ 4,271,784$ 4,396,165$ 4,572,012$ 4,754,892$ 4,945,088$ 5,142,891$ 5,348,607$ 5,678,759$ 5,962,697$ 6,260,832$ 6,573,873$ 6,902,567$ 7,247,695$ 

Operating Expenses (enter positive numbers)
Salaries and Wages 193,479$    393,359$    410,590$    422,908$    435,595$    448,663$    462,123$    475,986$    490,266$    504,974$    520,123$    535,727$    551,799$    568,353$    585,403$    
Maintenance 113,780$    245,867$    256,637$    264,336$    272,266$    280,434$    288,847$    297,513$    306,438$    315,631$    325,100$    334,853$    344,899$    355,246$    365,903$    
Deposit to replacement reserve -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           -$           
Insurance 81,875$      166,458$    173,750$    178,963$    184,331$    189,861$    195,557$    201,424$    207,467$    213,691$    220,101$    226,704$    233,505$    240,511$    247,726$    
Other 223,927$    447,997$    466,264$    479,426$    495,370$    511,880$    528,977$    546,681$    565,016$    581,967$    599,426$    617,409$    635,931$    655,009$    674,659$    

Operating Expenses 613,062$    1,253,681$ 1,307,241$ 1,345,632$ 1,387,562$ 1,430,838$ 1,475,504$ 1,521,604$ 1,569,187$ 1,616,262$ 1,664,750$ 1,714,693$ 1,766,134$ 1,819,118$ 1,873,691$ 

Pre-Tax Operating Income (Revenue less Operating 1,484,160$ 2,864,853$ 2,964,543$ 3,050,533$ 3,184,449$ 3,324,054$ 3,469,584$ 3,621,287$ 3,779,420$ 4,062,496$ 4,297,947$ 4,546,139$ 4,807,740$ 5,083,449$ 5,374,004$ 

Real Property Taxes 60,272$      115,782$    173,490$    233,459$    295,758$    360,455$    427,622$    497,331$    569,657$    644,678$    722,472$    803,119$    886,704$    973,310$    1,063,027$  

Net Operating Income (NOI) after Taxes 1,423,888$ 2,749,071$ 2,791,054$ 2,817,074$ 2,888,692$ 2,963,599$ 3,041,963$ 3,123,956$ 3,209,763$ 3,417,818$ 3,575,475$ 3,743,020$ 3,921,036$ 4,110,139$ 4,310,978$ 

Loan or Mortgage (Debt Service)
Interest Payment 2,642,892$  2,609,723$  2,574,964$  2,538,566$  2,500,485$  2,460,679$  2,419,109$  2,375,742$  2,330,549$  -$           -$           -$           -$           -$           -$           
Principal Payment 533,475$    559,268$    585,852$    613,191$    641,243$    669,952$    699,254$    729,070$    759,309$    -$           -$           -$           -$           -$           -$           

Debt Service 3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  3,173,828$  

Cash Flow After Financing and Reserve ######## (424,757)$  (382,774)$  (356,754)$  (285,136)$  (210,228)$  (131,865)$  (49,871)$    35,935$     243,991$    401,647$    569,192$    747,208$    936,311$    1,137,150$ 

Debt Service Coverage Ratio (DSCR) 0.45           0.87           0.88           0.89           0.91           0.93           0.96           0.98           1.01           1.08           1.13           1.18           1.24           1.30           1.36           
Equity Dividend Rate -16.02% -3.89% -3.50% -3.27% -2.61% -1.92% -1.21% -0.46% 0.33% 2.23% 3.68% 5.21% 6.84% 8.57% 10.41%

Annual Cashflows (Pro Forma) ‐ 15 Year PILOT Provided
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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 December 28, 2022. 
 Project financing and annual cashflow workbook submitted by the 

Applicant in May 2023, with submitted revisions. 
 Updated assessed value provided on June 26, 2023. 
 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  



As offshore wind project-costs soar, 
developers seek 'flexibility' for increases 

 
A barge off Smith Point, as seen from Moriches Inlet, conducts seafloor survey 
work for the Sunrise Wind farm in 2020. Credit: Newsday / Mark Harrington 
By Mark 
Harringtonmark.harrington@newsday.comMHarringtonNewsUpdated June 8, 
2023 7:51 am 
SHARE 

The rate New Yorkers will pay for offshore wind energy could rise from 
previously negotiated levels if state regulators approve new requests 
by project developers for “flexibility” in their contracts to cover soaring costs. 

In filings with the state Public Service Commission Wednesday, developers for 
at least four projects slated for the New York and Long Island power grids are 
asking for changes in the scheme by which the mostly overseas companies get 
compensated for energy they deliver to the grids. One of the companies cited 
the “unanticipated, extraordinary economic events” around the COVID-19 
pandemic and the war in Ukraine as drivers for soaring inflation and other 
increases. 

mailto:mark.harrington@newsday.com?subject=As%20offshore%20wind%20project-costs%20soar,%20developers%20seek%20%27flexibility%27%20for%20increases
https://twitter.com/MHarringtonNews


The requests are significant as New York moves to shift the bulk of the state’s 
energy sources away from natural gas and oil-power plants to renewable 
energy and primarily offshore wind. The state has already contracted for more 
than 4,000 megawatts of offshore wind power, enough to power millions 
of homes, and plans to award more than that in coming years to lead the 
transition. 

When New York state announced the first two offshore wind projects in 2019, 
it said average residential customers’ bills would increase by “less than a dollar 
per month,” or as low as 73 cents. It's unclear how any changes to the cost 
structure, if approved, would change that rate. 

In its PSC filing, the developers of the Sunrise Wind project, which is 
scheduled to connect to Long Island at Smith Point by 2025, and two Empire 
Wind projects to be located off Nassau’s South Shore around the same time, 
asked for flexibility in their previously awarded contracts to help recover rising 
costs tied to inflation, rising materials costs and grid connection cost hikes. 

Sign up for the NewsdayTV newsletter 
From breaking news to special features and documentaries, the NewsdayTV 

team is covering the issues that matter to you. 

SIGN UP 

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

“This proposal seeks to redress the impact of unforeseeable economic 
conditions on the projects and restore the ability to attract the capital required 
for them to move forward,” Norway-based Equinor said in its filing, with co-
developer bp. The companies also were awarded a third project called Beacon 
Wind.  

Equinor, in a statement, said it has seen estimated costs of its projects “rise 
sharply due to inflation, supply chain disruptions, permitting and 
interconnection delays, rising interest rates, and other outside factors." 

"While we have worked to manage these issues, given the unique moment in 
our global economy, this is an industrywide issue that cannot be overcome at 
the project level," said Teddy Muhlfelder, vice president for Equinor 
Renewables Americas.  

https://www.newsday.com/privacy


In a separate filing, Sunrise Wind noted its budget for the project had 
increased by an amount that was redacted in its filing, and said without the 
flexibility it’s requesting, its developers “would not be able to obtain a final 
investment decision allowing it to fully construct the project.” 

James Denn, a spokesman for the PSC, said, "We are aware of the petitions 
that have been filed and they will be noticed for public comment shortly.” The 
New York State Energy Research and Development Authority, which awarded 
the original contracts, said it was "reviewing the petitions."  

Sunrise in a statement said its request would “help address unexpected and 
unprecedented macroeconomic challenges impacting Sunrise Wind" since the 
2019 contract award. Since then, Orsted said, “costs have increased 
significantly due to high inflation, rising interest rates and supply-chain 
constraints, which are impacting all long-term capital projects, not just offshore 
wind energy and not just Sunrise Wind.” Orsted said the request won't impact 
economic development commitments it has made tied to Sunrise Wind, 
including support projects on Long Island.  

Orsted and its partner, Eversource, which recently disclosed it is selling its 
interests in the offshore wind sector, noted New York and other states have 
addressed the inflation questions in more recent offshore wind 
contract solicitations, noting projects will include adjusters for inflation and 
interconnection “cost-sharing mechanisms that more appropriately reflect 
today’s market conditions.” 

 
By Mark Harrington 
 



Northwell Health planning $45M expansion 
into Yaphank retail, office, residential complex 

 

Northwell Health will become the second-largest anchor among the business tenants at 
The Boulevard, the $450 million retail, office and residential complex under development 
along William Floyd Parkway in Yaphank. 

The largest health care provider in New York state, Northwell is investing about $45 
million for interior construction and equipment to open three facilities — a multispecialty 
medical office building, an ambulatory surgery center and an urgent care center — in the 
development in 2024, said Alex Costello, spokesman for the New Hyde Park-based 
health system. 

“Northwell chose the Yaphank location for a few reasons. It’s a good location with 
incoming real estate development in the area; it works well with our multispecialty 
campuses in Manorville and Shirley; and it allows us to offer more outpatient services 
from Peconic Bay Medical Center,” he said. 

Northwell’s planned Yaphank facilities also will help it expand services on the East End, 
Costello said. 



“We’re working to develop comprehensive women’s health in Riverhead and want to 
support the upcoming surgical pavilion at South Shore University Hospital in Bay Shore. 
We’re also expanding our cancer services in Suffolk, with the primary focus being 
Riverhead, Bay Shore and Huntington,” he said. 

Northwell’s 28,000-square-foot multispecialty medical office building will offer dental 
service, imaging, general pediatrics, orthopedics, pain management and physical therapy, 
Costello said. 

The health care system’s ambulatory surgery center will be the sole occupant of a 
16,200-square-foot building, while the urgent care center, GoHealth, will occupy 2,287 
square feet unit in a multitenant building. 

Northwell’s three facilities in the Yaphank development will employ a total of about 100 
people, Costello said. 

“Most of them will be new hires, but some may come from other Northwell facilities,” he 
said. 

Moving forward 

Located at the former Parr Meadows racetrack site, The Boulevard is a 322-acre retail, 
office and residential development previously called the Meadows at Yaphank, which is 
on William Floyd Parkway just north of the Long Island Expressway at Exit 68N. 

Also under construction in the complex are upscale rental apartments and for-sale 
condos and townhomes being developed by The Beechwood Organization in Jericho. 

The development’s retail portion, which will total 295,728 square feet when it’s done, is 
called The Shoppes at The Boulevard. The only tenants on the retail side currently are 
Ridgewood Savings Bank, which opened this month, and a 197,668-square-foot 
Walmart Supercenter that opened in 2021 and is the anchor of the shopping center. 

Also, a Home2 Suites by Hilton hotel, adjacent to the retail center, was completed on the 
property in 2020. 

On May 8, the Brookhaven Planning Board voted in favor of amendments to the site 
plan for retail side of the project. 

The board approvals included permitting the two buildings that are to be constructed 
solely for Northwell to be used for health care instead of retail, said Brian Ferruggiari, 



spokesman for Rose-Breslin Associates LLC, the Yonkers-based developer of the retail 
portion. Construction of those two Northwell buildings will take at least a year, he said. 

The planning board also approved changing plans for an 11,000-square-foot building 
into two 4,500-square-foot retail buildings with a 2,000-square-foot brick paver plaza in 
the middle for outdoor seating; and the addition of brick paver patio areas for outdoor 
seating around two sides of a planned 5,000-square-foot building, he said. 

So far, four buildings, including the bank and Walmart, have been constructed in the 
retail side of the development. 

Monti’s Barbershop, which will open this fall; Southpaw Brewing Co., which will open 
this summer; and Tropical Smoothie Cafe, which recently signed a lease, will be among 
the tenants in an 8,000-square-foot building that is finished, Ferruggiari said. 

Bagel Boss, slated for a fall opening; Yaphank Wine and Spirits, which will open this 
summer; and GoHealth will be among the tenants in a 9,000-square-foot building that is 
finished, he said. 
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