
 

Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Agenda 
 

Wednesday, September 23, 2026 at 12:05 PM 
 
 
 

1. Roll Call 
 

2. Minutes 
 

a. August 19, 2026 
 

3. CFO’s Report 
 

a. Budget vs. Actual Report – August 31, 2026 
 

4. Application 
 

a. Alegria South, LLC 
 

5. Resolutions 
 

a. Brookhaven Logistics Center II, LLC / Home Depot 
b. Lawrence Aviation Solar Farm, LLC 
c. Rail Realty, LLC 
d. Nassau Provisions Kosher Foods / 885 Waverly, LLC 

Resolution # 29  
Resolution #30 

 
6. CEO’S Report 

 
a. Burmax / Scheff Family Realty Co., LLC Request 

CDLI Luncheon 
b. Agilitas / AE Manorville 2, LLC 

Housing 
 

7. Executive Session 
 

 
 
 
 
 
 
 
 

The next IDA meeting is scheduled for Wednesday, October 21, 2026. 



 

Town of Brookhaven 
 

Industrial Development Agency 
 

Meeting Minutes 
 

August 19, 2026 
 
Members Present: Frederick C. Braun, III 
   Martin Callahan 
   Mitchell H. Pally 
   Ann-Marie Scheidt (via Zoom) 
   Frank C. Trotta 
   John Rose 
   Vincent “Jimmy” Bonacasa 
 
Also Present:  Lisa M. G. Mulligan, Chief Executive Officer 
   Lori J. LaPonte, Chief Financial Officer 
   Amy Illardo, Director of Marketing 
   Jocelyn Linse, Executive Assistant 
   Annette Eaderesto, IDA Counsel 
   Barry Carrigan, Nixon Peabody, LLP 
   Howard Gross, Weinberg, Gross & Pergament, LLP (via Zoom) 
   Andrew Komaromi, Harris Beach Murtha, PLLC 
   Dan Deegan, Forchelli, Deegan & Terrana 
   Devon Daniel, YAI 
   Valentin Staller, Staller Associates 
   Cary Staller, Staller Associates 
   Daniel Baker, Greenberg Traurig 
   John Gordon, Forchelli, Deegan & Terrana 
   Timothy Shea, Certilman Balin 
   Daniel Prokopy, Ion Renewables 
   Benjamin Tressler, Tressler PC 
   Rob Gitto, The Gitto Group 
   Peter Curry, Farrel Fritz, P.C. 
   Anthony Gitto, The Gitto Group 
   Bill Balter, Woodcrest Commons, LLC (via Zoom) 
 
Chairman Braun opened the IDA meeting at 10:01 A.M. on Wednesday, August 19, 2026, in the 

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

Farmingville, New York.  A quorum was present. 
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Mr. Pally made a motion to enter executive session to discuss matters pertaining to the 

employment history of a particular person.  The motion was seconded by Ms. Scheidt and 

unanimously approved. 

 

At 10:50 A.M., Mr. Rose made a motion to resume the regular agenda.  The motion was 

seconded by Mr. Pally and all voted in favor.  No action was taken in executive session. 

 

Meeting Minutes of July 15, 2026 

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

Rose, and unanimously approved. 

 

CFO’s Report 

Ms. LaPonte presented the Budget vs. Actual Report for the period ending July 31, 2026.  

Expenses are in line with the budget.  Work has begun on the 2027 budget which is due to the 

State by November 1, 2026.  Two closings have occurred since the last report: Hawkins Ave. 

Development RHP2-C, LLC / Ronk Hub Phase 2C and Brookhaven Logistics Center II, LLC.  

Ms. LaPonte recently met with the Agency’s insurance broker; there are slight changes in various 

policies. 

 

All payroll taxes and related withholdings have been paid timely in accordance with Federal and 

State guidelines.  All regulatory reports have been filed in a timely fashion.   

 

The motion to accept the CFO’s Report was made by Mr. Trotta and seconded by Mr. Rose.  All 

voted in favor. 

 

SPA 77 K.L.P. / Staller Associates Realty, Inc. – Application 

This application is to redevelop a blighted shopping center on Route 112 in Port Jefferson Station 

to a mixed-use development of two hundred eighty apartments, sit down restaurants and 

independent retail stores.  A walkable internal main street, a stage for events and a 5,000 square 

foot Innovation Center are also planned.  Fifty-six of the apartments will be set aside as 
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affordable and or workforce housing for people with intellectual and or developmental 

disabilities and ten to fifteen jobs would be created to provide services to those residents.   

 

Construction is anticipated to begin by the end of 2027.  Fourteen units will be set aside for 

residents earning fifty percent of the Area Median Income (AMI), fourteen units at sixty-five 

percent, and twenty-eight units at eighty percent.  A twenty-five year PILOT has been requested 

as well as a sales tax exemption and a partial exemption of the mortgage recording tax.  Project 

costs are anticipated to be approximately $190 million; ninety full-time equivalent positions are 

expected to be created.   

 

The motion to accept the application with a caveat that the partial mortgage tax recording 

exemption may not be granted due to the length of the PILOT requested was made by Mr. Pally, 

seconded by Mr. Trotta, and unanimously approved. 

 

Mr. Pally left the meeting at 11:26 A.M. 

 

WB Woodcrest Commons, LLC – Application  

There are currently 256 fully affordable senior units at this former IDA project in Port Jefferson 

Station.  This application is to expand the existing facility by 104 units which will help transition 

some residents from the first development to a new development with elevators rather than stairs.  

The applicant is applying for State funding for this project, and Community Development Long 

Island will be administering the affordability component and be a partner in the project.  Rents 

will be between thirty percent and sixty percent of the AMI.  Units are restricted to people 62 

years old or older.  Improvements to the first development are also planned. 

 

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

motion passed with Mr. Braun and Ms. Scheidt recusing themselves.   
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CEO’s Report 

 

WF Industrial XII, LLC 

This project is currently in default of their IDA agreements.  Since the last meeting, information 

the project provided on a potential data center has been shared.  Subsequent to that, the State has 

passed a one-year moratorium on data centers, and the Town has passed a moratorium for 

eighteen months.  The consensus of this Board has been to not support data centers.   

 

Mr. Baker requested that this project not be terminated at this time during the pendency of the 

moratorium.  Talks are still ongoing with attorneys for the Agency and the project.   

 

Rail Realty, LLC 

The Agency proposed a new PILOT for this project with amounts starting at fifty percent and 

ramping up to full taxation over seven years.  The new PILOT was accepted by Rail Realty, 

LLC.  A public hearing will be scheduled. 

 

The motion to move forward with the new PILOT was made by Mr. Callahan, seconded by Ms. 

Scheidt and unanimously approved. 

 

Lawrence Aviation Solar Farms, LLC 

This project has had a change of ownership and requests an extension of their completion date to 

November 30, 2026. 

 

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

voted in favor. 

 

Ms. Eaderesto left the meeting at 11:48 A.M. 

 

Data Centers – Resolution 

Mr. Trotta made a motion to confirm that the Agency will not support data centers.  The motion 

was seconded by Mr. Callahan and unanimously approved. 
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Resolution #15 – Banking & Investing 

This resolution will be amended to change signatories at existing banks and to add Dime Bank as 

a bank the Agency can do business with. 

 

The motion to approve this amendment was made by Mr. Callahan and seconded by Ms. Scheidt.  

All voted in favor. 

 

Four L Realty Co. 

This project did not meet their promised job creation numbers which has been a recurring issue.  

The original agreement was for forty-two; they currently have thirty-two which seems to be more 

realistic.  They have requested their job creation be reduced to thirty-two and add a caveat that 

their PILOT increase by approximately $2,500 per year and must be paid by the company, not 

the subtenants. 

 

The motion to approve this request was made by Mr. Braun, seconded by Mr. Rose and 

unanimously approved. 

 

New Interdisciplinary School Event 

There will be a 50th Anniversary Celebration on October 22, 2026.  Mr. Braun will attend. 

 

At 11:55 A.M., Mr. Rose made a motion to close the IDA meeting.  The motion was seconded by 

Mr. Callahan and all voted in favor. 

 

The next IDA meeting is scheduled for Wednesday, September 23, 2026. 



Updated 9/4/2026





Principal

531110











N/A _ Applicant is an SPE formed for the project.
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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 (please only respond if you selected “Taxable Bonds” or “Tax-Exempt Bonds” in
“Part III - 1. Project Type” above:

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 at project location **:_____      
   Date Average Annual Salary of Jobs to be Retained  

 
Present number of FTEs at any other location of Applicant to be transferred to the project location, in total ____; 
from within (i) New York State ____; (ii) the Labor Market Area* ____; and (iii) Town of Brookhaven ____.  
 
Please describe the expected use of all other locations where Applicant conducts operations, if any, after Applicant 
commences operations at the proposed project location.  _____________________________________________ 
_________________________________________________________________________________________ 
 
(Also, please see Part IX – Special Representations Question #1-3).   
 
FTEs to be Created at Project Location in First Year:     (fill in year) 
 

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

 
FTE 
 

             

 
FTEs to be Created at Project Location 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 ** at Project Location 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. 
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Updated 26

Part X – Representations related to Projects Providing Housing 

Applicant hereby represents that:

1. The total number of new dwelling units the Project proposes to create is: ____ 

2. The number of existing dwelling units the Project proposes to rehabilitate/renovate is: ___ 

3. The number of new dwelling units the Project proposes to provide for occupants (but not on a 
transient basis) by individuals who are age 55 or over is: ___________ 

4. The following table fairly represents the expected actual unit composition and affordability of 
the dwelling units at the Project: 

Total 
Number of 
Units 

Number of Market Rate 
Units and associated 
range of expected 
monthly rental rates 

Total Number of AMGI 
Restricted Units (please 
also complete the table 
below) 

Studio ___ at $_____ 

One-bedroom ___ at $_____ 

Two-bedroom ___ at $_____ 

Three-bedroom ___ at $_____ 

Four-bedroom ___ at $_____ 

TOTALS (#) ___ ___  __ 

Total number 
of AMGI 
Restricted 
Units 
at_____% and 
associated 
range of 
expected 
monthly rental 
rates 

Total number 
of AMGI 
Restricted 
Units 
at_____% and 
associated 
range of 
expected 
monthly rental 
rates 

Total number 
of AMGI 
Restricted 
Units 
at_____% and 
associated 
range of 
expected 
monthly rental 
rates 

Total number 
of AMGI 
Restricted 
Units 
at_____% and 
associated 
range of 
expected 
monthly rental 
rates 

Total number 
of AMGI 
Restricted 
Units 
at_____% and 
associated 
range of 
expected 
monthly rental 
rates 

Total number 
of AMGI 
Restricted 
Units 
at_____% and 
associated 
range of 
expected 
monthly rental 
rates 

Studio ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ 

One-bedroom ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ 

Two-bedroom ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ 

Three-
bedroom 

___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ 

Four-bedroom ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ ___ at $_____ 

TOTALS (#) ___  ___  ___  ___  ___  ___  





IJpdated March, 2026

A 
Part XI - Certilicatiotl

-IQkl--IlplS I- (Na;ne of represenrative of entilies submiuing application) deposes

;t;")" th.th'"^** i']I*Ei.i&l - gre) of i4k.Jl;q-5o0llr- LLc'-, thc
entities named in the attached application; that he or she has read the foregoing applicatiorr and knows the

contents thereof; and that the same is true to his or her knowledge.

Deponent further says that s/he is duly authorized to make this certification on bchalf of the entities named
in the attached Application (tlre "Applicant") and to bind the Applicant. The grounds of deponent's belief
relative to all matters in said Application which are not stated upon his/her pcrsonal knowledge are

investigations whiclr deponent has caused to be made conceming the subject matter this Application, as

well as in formation acquired by deponent in the course of his/herduties in connection with said Applicant
and fron: the books and papers of the Applicant.

As representative of the Applicant, deponent acknowledges and agrees that Applicant shall be and is
responsiblc for all costs incurred by the Town of Brookhaverr Industrial Development Agency (hereinafter
referred to as the "Agency") in connection with this Applicatiorr, the attendant negotiations and all matters
rclating to the provision of financial assistance to which this Application relates, whether or not ever
carried to successful conclusion. It, for any reason whatsoever, the Applicant fails to conclude or
consummate nccessary negotiations or fails to act within a rcasonable or specitied period of time to take
reasonable, proper, or requested action or withdraws, abandons, carrcels or neglects the application or if
the Applicant is unable to find buyers willing to purchase the total bond issue required, then upon
presentation of invoice, Applicant shall pay to the Agency, its agents or assigns, all actual costs incurred
with respect to the application, up to that date and timc, including fees to borrd or transaction counsel for
the Agency and I'ees of general counsel for the Agency. Upon successful conclusion of tlre transaction
contcmplated herein, the Applicant shall pay to the Agency an adnrirristrative fee set by the Agency in
accordance with its fee schedule in effbct on the date of the lbregoing application, and all other appropriate
tbes, which arnounts arc payable at closing.

The Applicant hereby subscribes and affinns under the penalties of perjury that thc intbrmation provided
in this Application is true, accurate and cornplete to the best of his or her knowledger-,Z,fu{

Representative of Applicant

Sworn to me before this /Jl
Dlv ot *-*k#-q -, 20 2-G-

** Notc: If the entities named in this Application arc unrel:rted and one individual cannot bind both
errtities, Parts VII, IX, X and XI of this Application must he completed by an individual
representative for each entity **

. ru.ml ruDl,ll.- .:-'
-i. Qurlilied in ! -7., Sullott County ..4
i9i. orutrrszrri .jS:,wu*,*;
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Alegria South 
Residential: District 0200 Section 975.9 Block 2 Lots 30, 31, 35, 36, 37.001, 38.001, 39.001, 41.001 

STP: District 200, Section 973.8, Block: 5 Lots 10, 11, 12, 13, 14.001, 15, 59 

Alegria South, LLC 
42-4050758 

(Owner) 

To be Determined 

(Investor Member) 
(99.98%) 

Alegria South Managing 
Member, LLC 
42-3158882 

(Managing Member) 
(0.01%) 

D & F Development XXXII, LLC 
42-4051204 
MANAGER 
90% Member 

75% Developer Fee 

Leonard T. D’Amico 

50% Manager/Member 

To be Determined 

(Special Member) 
(0.01%) 

Town of Brookhaven 
Industrial Development 

Agency 

Lease or Sale

Leaseback            

Community Development 
Corporation Long Island 

(CDLI) 
Non-Profit 

10% Member 
25% Developer Fee 

Peter G. Florey 

50% Manager/Member 

Construction Loan Closing to Perm Loan Closing 



Alegria South 
Residential: District 0200 Section 975.9 Block 2 Lots 30, 31, 35, 36, 37.001, 38.001, 39.001, 41.001 

STP: District 200, Section 973.8, Block: 5 Lots 10, 11, 12, 13, 14.001, 15, 59 

Alegria South, LLC 
(To Be Formed) 

(Owner) 

To be Determined 

(Investor Member) 
(99.98%) 

To be Formed 
LLC 

(Managing Member) 
(0.01%) 

To be Determined 

(Special Member) 
(0.01%) 

Town of Brookhaven 
Industrial Development 

Agency 

Lease or Sale

Leaseback            

Community Development 
Corporation Long Island 

(CDLI) 
Non-Profit 

100% Sole  
Manager/Member 

Post Perm Loan Closing 



ENTITY MEMBER ENTITIES & %'s BUSINESS LOCATION MAILING ADDRESS DATE OF INC. EIN
Carlisle Patchogue Operator, Inc. (S Corporation) 

(Need to keep entity active for tail insurance until 

3/2028) LTD & PGF
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/19/2013 46-3245617

Carlisle Village Green Prop Co., LLC (Need to keep 

entity active for tail insurance until 3/2029) LTD & PGF

100 Schoolhouse Road 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 2/9/2018 82-4418868

D & F Bay Shore CIF Conduit, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/11/2022 88-3171823

D & F Construction Group, Inc.
(S Corporation) LTD & PGF Shareholders 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 1/24/2005 20-2266609

D & F Consultants, LLC LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 11/2/2001 80-0007067

D & F Dekalb, LLC (100% Land Owner) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/23/2004 20-1667440

D & F Development I, LLC - (Macedonia Mananging 
General Partner 0.005%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 5/25/2004 20-2112246

D & F Development II, LLC - (Dekalb General Partner 
0.005%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 5/25/2004 20-1715872

D & F Development VI, LLC (Parkside Managing 

member 0.05%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 2/21/2006 20-4407711

D & F Development VII, LLC (Linden 29.995% Member 
of General Partner) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 8/24/2006 20-5449741

D & F Development VIII, LLC (D&F-SP) - Need to keep 
entity, per BP LTD & PGF

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/11/2006 20-5597971

D & F Development XII, LLC (Terrace 0.01% General 
Partner) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 10/20/2006 20-5765203

D & F Development XIV, LLC (LMSR 50% 
Manager/Member of Managing General Partner)) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 4/17/2007 20-8882772

D & F Development XIX, LLC (Brooke Pointe) - 
Formerly D&F Development XVIX, LLC LTD 8% & PGF 50% Class A & B Members 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 10/11/2013 46-3929087

D & F Development XV, LLC (Gateway 0.01% Member) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/10/2011 45-2524741

D & F Development XVI, LLC (Linden Knolls 0.01% 
Class B Special Member) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/15/2012 45-5517522

D & F Development XVII, LLC (LMF 50% 
Manager/Member of General Partner) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/7/2013 46-2947820

D & F Development XVIII, LLC (Calvary 50% 

Manager/Member of Managing Member) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 7/17/2013 46-3210874

D & F Development XX, LLC (Highland Green 
Managing Member 0.005%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/26/2014 47-1971320

D & F Development XXI, LLC (LMF II 0.01% General 
Partner) LTD 8% & PGF 50% Class A & B Members 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/11/2014 47-1333495

D & F Development XXII, LLC (Pavilion at LM) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/11/2015 47-3117958



D & F Development XXIII, LLC (Eclipse at LM) 50% 
Managing Member of Managing Member LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/17/2017 82-0646881

D & F Development XXIV, LLC (Merdian at LM) 50% 
Managing Member of Managing Member LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 8/3/2018 83-1592558

D & F Development XXIX, LLC (Farmingdale 0.01% 
Manging Member) LTD 8% & PGF 45% Class A & B Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/10/2022 88-0672834

D & F Development XXV, LLC (Bay Shore, Manaing 
Member 0.01%) LTD 50% & PGF 50% Manaing Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 8/2/2018 83-1531057

D & F Development XXVI, LLC (Gleneagle, Manging 
Member 0.01%) LTD 7.5% & PGF 45.5% Class A & B Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/20/2019 84-2235323

D & F Development XXX, LLC (Alegria North, Managing 
Member 0.01%) LTD 7.5% & PGF 42.5% Class A & B Members 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/26/2023 93-2569755

D & F Development XXXI, LLC (Rockville Manor) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 11/22/2024 33-2088050

D & F Development XXXII, LLC (Alegria South) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 5/4/2026 42-4051204

D & F Development XXXIII, LLC (Bishop Cater Manor) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 5/4/2026 42-3114423

D & F Levittown A.L., LLC (Levittown) (Need to keep 

entity active for tail insurance until 3/2029) LTD & PGF
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/15/2016 81-3006899

D & F Parkside, LLC (Levittown) (Need to keep entity 

active for tail insurance until 3/2029) LTD & PGF
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 12/11/2012 36-4749143

D & F Terrace, LLC (99.99% Investor Limited Partner) LTD 7.5% & PGF 44.5% Class A & B Members 
100 Schoolhouse Road 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/13/2021 87-1673445

D & F Woodside, LLC 100% Owner LTD 0.01% Member, PGF 8.333% Member
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 3/14/2025 33-3990262

D&F Development XXVIII LLC (Matinecock Court) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 1/25/2022 87-4744164

D&F Patchogue A.L., LLC (Patchogue) (Need to keep 

entity active for tail insurance until 3/2028) LTD & PGF

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 2/25/2013 46-2173905

Forest Lake Equities, LLC PGF 100%
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/9/2005 20-3055299

Happy Nature, LLC LTD 52%
101 Schoolhouse Road, 
Levittown, NY 11756

101 Schoolhouse Road, 
Levittown, NY 11756 5/14/2025 39-2191573

Jericho Services Inc. LTD ONLY
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 12/24/1998 11-3470614

Locust Manor Family Residence Housing Development 

Fund Company, Inc. LTD President & PGF Vice President/Treasurer 

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 6/18/2013 46-2998749

Locust Manor Family Residence II HDFC  (100% Fee 
Owner) LTD President & PGF Vice President/Secretary/Treasurer

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/1/2014 47-1882213

Matinecock Court Owners Corp. (Cooperative 
Corporation LTD & PGF

100 Schoolhouse Road, 
Levittown, NY 11756

101 Schoolhouse Road, 
Levittown, NY 11756 9/29/2022 92-0521366

MISC. ENTITIES:

Patchogue Legal 1031 Holdings, LLC LTD & PGF

445 Broad Hollow Road, Suite 

25, Melville, NY

445 Broad Hollow Road, Suite 

25, Melville, NY 7/25/2014 30-0871838



PELEON Holiding, LLC (S Corporation) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 1/19/2016 81-1200126

Rockville Manor Developer, LLC LTD & PGF

100 Schoolhouse Road 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 3/23/2022 88-1594795

Strathmore Commons I, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/14/2017 82-3118906

Strathmore Commons II, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/15/2017 82-3119061

Strathmore Communities, LLC LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 3/26/2014 46-5223627

Strathmore Living, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 3/26/2014 46-5223683

The D & F Development Group, LLC (S Corporation) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 11/22/2004 20-1926884

Triton Residential, LLC (S Coporation) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/4/2015 47-3040508

Wizard Group, Inc. LTD & PGF

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 5/16/1995 11-3266773



Address Current Owners Proposed Use

1627 Montauk Highway, Bellport D & F Consultants, LLC Residential

1631 (aka 1643) Montauk Highway, Bellport D & F Consultants, LLC Residential

1645 & 1665 Montauk Hwy Bellport D & F Consultants, LLC Residential

No Address The D & F Development Group, LLC STP Lots

Alegria South

Property List



Section Block and Lot 

Section 975.9 Block 2 Lot 31

Section 975.9 Block 2 Lot 30

Section 975.9 Block 2 Lots 35, 36, 

37.001, 38.001, 39.001, 41.001

Section 973.8, Block: 5, Lots: 

10,11,12,13,59,14.001,15



The D & F Development Group, LLC 
Alegria South 
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PROJECT NARRATIVE 
 
I. Project Information: 

• The Alegria South project will consist of three components: 

o 96-unit affordable rental development. 

o Commercial portion to be used as community center/community service facility. 

o A sewage treatment plant. 

• There will be 96-unit multifamily units consisting of eighteen (18) 1-Bedrooms (19% of the unit mix), 
forty-six (46) 2-Bedrooms (48% of the unit mix), thirty-one (31) 3-Bedrooms (32% of the unit mix), 
plus one (1) 3-Bedroom unit for the property superintendent. 

• Units will be affordable to households at or below 30% (11% of the units), 50% (22% of the units), 
60% (65% of the units) and 70% (2% of the units) of the Area Median Income (AMI).  

• The site is a transit-oriented development located in extremely close proximity to transportation 
options. The site is located in a designated Qualified Census Tract (1591.03) as defined by HUD, 
Opportunity Zone, the Town of Brookhaven’s Greater Bellport Land Use Plan and Greater Bellport 
Overlay district.  

• The property will consist of four (4) residential newly constructed 3 story townhome style buildings 
designs.  Located on the ground floor of one of the residential buildings, the site will include a 
community center, supportive service office and lounge area for the residents of the property. 

• The project will provide supportive housing opportunities for 15 units (15 1-Bedrooms) that will be 
set-aside for individuals with intellectual and developmental disabilities. Services and referrals will 
be provided by Independent Support Services, Inc (ISS) who is applying for Integrated Supportive 
Housing (ISH) funds through NYS OPWDD. 

• 5 units will be set-aside for veterans as required by Suffolk County. 

• The creation of this development will build toward a future in which residents can enjoy wellness, 
longevity, and a quality of life in strong, healthy communities. This development will help provide 
and address some associated linkages for positive health results by offering access to newly 
constructed units, free broadband access, outdoor spaces, the creation of a sewage treatment plant 
(STP) that will service the development among many other positive benefits that would provide 
healthy environments and outcomes for the residents of the development.  
o Preventing chronic disease – this development will provide housing to households at 30%, 50%, 

60% and 70% of the AMI, which will provide extremely-low, low to moderate income 
households the opportunity to live in decent, safe, affordable housing which would provide 
housing security for many residents which is known to produce healthier households.  

o Promoting a healthy and safe environment – by offering access to newly created housing units 
which for many will be improved housing conditions which can save lives, reduce 
disease/stress/mental instability, increase quality of life, reduce poverty, prevent homelessness 
and provide families with housing security. 

o Promote healthy women, infants and children – women and children represent a large number 
of residents in affordable housing units. These multifamily units will provide affordable units in a 
high-cost housing market which is known to impact women and children’s stability, decreased 
economic stress, improved mental health and more favorable living environments. 

o Prevent communicable diseases – increased access to affordable housing promotes health and 
wellbeing. 

o Help residents continue to live in their communities in a manner consistent with their abilities 
and values – access to newly created long-term affordable units allow residents to have the 
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ability to remain in the community without fear or impacts of rent hikes above allowable 
amounts. 

o Increase consumer access to health care and supportive services – the site will have 15 units 
that will provide supportive services to those with intellectual/developmental disabilities (I/DD). 
The site is also in extremely close proximity to public transportation which will allow those 
residents that do not drive with transportation access to health care and or other needed 
services. 

• NYS Homes and Community Renewal will have a 50-year affordability period for units. 

• Suffolk County will require 10 units to be affordable in perpetuity. 
 

II. Project Design and Scope of work: 

• The buildings are inspired by shingle style architecture reminiscent of historic Bellport. Structurally 
the buildings will be wood frame, with hardie plank siding and vinyl windows.  Typically, there are 
pitched roofs with architectural shingles.  The property will be serviced by an off-site 30,000 gallon 
sewage treatment plant (STP).  The STP will have excess capacity which will be used by a new 
development of affordable homes by the Long Island Housing Partnership. 

• The site will have an outdoor seating area, playground and tree plantings throughout the site.  

• The project will utilize the 2023 HCR Design Criteria and will include green building design and 
energy star appliances. Sustainability initatives will include: Enterprise Green Communities 2020 
Plus, Energy Star Multifamily New Construction EPI Pathway, DOE Zero Energy Ready Homes, EPA 
Indoor airPLUS. 

• 10 units will be accessible to persons with physical impairments and 4 units will be accessible to 
persons with hearing/visual impairments.  Referrals and services will be provided by Long Island 
Center for Independent Living. 

• The site will have a total of 184 paved outdoor parking spaces, of which 12 will be accessible parking 
spaces available for the property.  The site will also include an additional 8 land banked parking 
spaces as required by zoning. 

• Project amenities will include: community room, supportive service offices, common laundry room, 
located in the community building, in-unit broadband, common area broadband access, in-unit bulk 
storage, EV charging stations, energy star efficient appliances including in-unit range, refrigerator, 
microwave and dishwashers. 

• The tenants will be responsible to pay for their own electric, electric cooking, electric heating, 
electric water heating and air conditioning.  The owner will provide residents with water. 

• We are working with Optimum Communites on a bulk agreement to provide broadband internet 
services to the residents of the building.  The plan would be charged to the owner at a discounted 
rate per unit for their 100 fast internet plan (modem is included). Residents will have the 
opportunity to add TV services, upgrade Internet service, and order Optimum Voice, add 
converters/remotes and a modems etc., and will be billed separately for these services, under the 
tenants’ responsibility. 

• The commercial portion will be a community center, with catering/take-out/food prep facility 
expected to be run by Shiloh Community Church and Chara’s Kitchen & Catering. Both organizations 
have been long standing active members of the Bellport Community.  These minority owned 
organizations are deeply engaged in the local community and have operated in the area for many 
years. 
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III. Site Information: 

• The land for the residential development is owned by the applicant’s affiliate D&F Consultants LLC, 
and will be transferred to applicant as of closing. The sewer treatment plant site is also owned by an 
affiliate of applicant. 

• The sites are currently vacant underutilized land that is a present blight to the neighborhood with 
overgrown trees and grass. 

• The sites do not have any existing environmental issues. 

• The site is also a designated Opportunity Zone.  

• The Town of Brookhaven has been actively working in investing and revitalizing this area, including 

implementing the Greater Bellport Land Use Plan in 2014 and further filing a Local Law, in 2022, 

creating the Greater Bellport Overlay District (GBOD). The GBOD allows the property to have the 

zoning density needed to be able to develop greatly needed uses in the community. The Town’s 

goals for this area include creating affordable housing, sewer infrastructure, landscaping, 

placemaking, the creation of a commercial uses and more. It is the Town of Brookhaven’s desire to 

create and strengthen this area into Downtown North Bellport. This area has close access to the 

North Bellport Long Island Rail Road station and several bus lines, all just a short 5-minute walk and 

would be a prime location for a solid downtown. 

• In 2021, this area was considered a low-income tract with 32.52% of the population living below the 

poverty line.  Beginning in 2022, this area has increased to a moderate-income tract, currently 

(2024) with 23.98% of its residents living below the poverty line.  Just the few improvements to the 

area have already impacted this area for the better and the community at large.  

 
IV. Project Location and Market Information: 

• The residential buildings will be located from Montauk Highway to Atlantic Avenue, just West of 
Michigan Avenue to Hoffman Avenue, in Bellport, New York.  The sewage treatment plant (STP) for 
the property will be located on Atlantic Avenue between Weaver Avenue and Davidson Avenue.  
The proposed commercial space is located at 1789 Atlantic Avenue with entrances on Post Avenue 
and Montauk Highway. 

• The residential site is located just a 5-minute walk (.25 mile) away from the Bellport Long Island Rail 
Road Station and 3 Suffolk County Bus Lines (S66, 7B and S68). 

• As in most areas on Long Island are in desperate need of available decent, safe, sanitary, affordable 
housing options.  

• Favorable characteristics include:  
o Capture Rate – the study indicates the project would have a total weighted average capture 

demand rate of 3.19%. 

o Good quality finishes and features - consistent with recent mixed-income projects that will 

include private entrances, common area amenities and contemporary layouts that offer greater 

utility than local unrestricted complexes. 

o Rent advantage for tax credit units – ranges from 30%-41% for 50%/60% AMI units with the 70% 

units 19% below market.  Rent thresholds in the greater area have increased in recent years 

with new development and the ongoing renovation of older properties. 

o 53% of age 19-61 renters in the PMA earn less than $75,000 per year. 
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o Location – is supported with the train station in walking distance, the medical care, commercial 

conveniences and transportation linkages in the greater area considering options in nearby 

Medford and Patchogue. 

o Integration of supportive housing with rental subsidy - for the I/DD populations as no similar 

options are available in the greater Bellport market. 

o Population density - associated with 96 units offering larger two- and three-bedroom plans will 

increase economic activity in the area. 

o Workforce family housing - with these unit types reported strong absorption rates exceeding 6 

units per month increasing waitlists as new units were delivered to the market. 

o Conservative PMA – used for analysis evaluates support from the local area with a strong 

capture rate so unsatisfied households outside the area will provide additional support.  Median 

incomes in the PMA range from approximately $60,000 to $144,000 so the rent tiers are 

appropriate for these unsatisfied households. 

 
V. Project Financing Information: 

• The Construction loan and permanent loan will be provided by Webster Bank. 

• The project will utilize Federal and NYS Low Income Housing tax credits, HCR Low Income Housing 
Trust Funds, HCR OPWDD ISH Funds, County Funds, Long Island Investment Funds, Long Island 
Housing Partnership funds, NY Forward funds, Developer’s Note and Developer Equity. 

• This project is supported by various non-HCR sources, reflecting financial leveraging as encouraged 
by HCR. 

• The Developer minimizes development costs through our experience in the affordable housing 
industry.  We have developed many projects and we understand how to structure the project 
utilizing experienced consultants and professionals within the industry. 
 

VI. Development Team and Ownership Information: 

• The D & F Development Group, LLC, will serve as Developer on the project. Leonard T. D’Amico and 
Peter G. Florey, the Principals of D&F have been in developing, constructing, managing affordable 
housing properties across Long Island and NYC since 2002 and will have effective project control..  
D&F’s key team members also include Bruce Peterson, Nicole DeFreitas, James Grady and Katrina 
Brown. The D&F team has extensive experience in developing, construction and managing over 
twenty-five (25) affordable housing projects, with over 2,500 units. 

• Beatty Harvey Coco (BHC) will serve as Architect for the project.  BHC has designed many affordable 
workforce housing projects in Suffolk County, some include Matinecock Court, Highland Green 
Residences, Bellport Residences, Bay Shore Senior Residence, Wyandanch Rising and many others. 

• D & F Construction Group, Inc. will serve as the General Contractor for the project with a fixed price 
construction contract. 

• The Management of the project will be handled through D&F’s management entity, Wizard Group, 
Inc., d/b/a LTD Management 

 
VII. Development Timeline: 

• We are working towards an end of November 2026 closing.  

• We have received site plan approval from the Town in July 2026.  We are currently in with the 
building department waiting for permits to be issued. 

• We anticipate completing construction by the end of 2028 and occupying in early 2029. 



Updated 9/4/2026
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Updated March, 2026 
 

 

 

 
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 (please only respond if you selected “Taxable Bonds” or “Tax-Exempt Bonds” in 
“Part III - 1. Project Type” above: 

 

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: 

 

 
 

 

N/A

N/A

45,498,146 30

N/A

20,371,621 

715,771  

3,375,000  

69,960,538 

82%
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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. ** 

45,498,146  

341,236.10

31,969,330

2,797,316

N/A

30 years
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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 at project location **:_____      
   Date Average Annual Salary of Jobs to be Retained  

 
Present number of FTEs at any other location of Applicant to be transferred to the project location, in total ____; 
from within (i) New York State ____; (ii) the Labor Market Area* ____; and (iii) Town of Brookhaven ____.  
 
Please describe the expected use of all other locations where Applicant conducts operations, if any, after Applicant 
commences operations at the proposed project location.  _____________________________________________ 
_________________________________________________________________________________________ 
 
(Also, please see Part IX – Special Representations Question #1-3).   
 
FTEs to be Created at Project Location in First Year:     (fill in year) 
 

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

 
FTE 
 

             

 
FTEs to be Created at Project Location 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 ** at Project Location 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. 

  

0 8/25/2026 N/A

0
0 0 0

N/A

1

1 1

1

1 1

2

0 2

50





















IJpdated March, 2026

A 
Part XI - Certilicatiotl

-IQkl--IlplS I- (Na;ne of represenrative of entilies submiuing application) deposes

;t;")" th.th'"^** i']I*Ei.i&l - gre) of i4k.Jl;q-5o0llr- LLc'-, thc
entities named in the attached application; that he or she has read the foregoing applicatiorr and knows the

contents thereof; and that the same is true to his or her knowledge.

Deponent further says that s/he is duly authorized to make this certification on bchalf of the entities named
in the attached Application (tlre "Applicant") and to bind the Applicant. The grounds of deponent's belief
relative to all matters in said Application which are not stated upon his/her pcrsonal knowledge are

investigations whiclr deponent has caused to be made conceming the subject matter this Application, as

well as in formation acquired by deponent in the course of his/herduties in connection with said Applicant
and fron: the books and papers of the Applicant.

As representative of the Applicant, deponent acknowledges and agrees that Applicant shall be and is
responsiblc for all costs incurred by the Town of Brookhaverr Industrial Development Agency (hereinafter
referred to as the "Agency") in connection with this Applicatiorr, the attendant negotiations and all matters
rclating to the provision of financial assistance to which this Application relates, whether or not ever
carried to successful conclusion. It, for any reason whatsoever, the Applicant fails to conclude or
consummate nccessary negotiations or fails to act within a rcasonable or specitied period of time to take
reasonable, proper, or requested action or withdraws, abandons, carrcels or neglects the application or if
the Applicant is unable to find buyers willing to purchase the total bond issue required, then upon
presentation of invoice, Applicant shall pay to the Agency, its agents or assigns, all actual costs incurred
with respect to the application, up to that date and timc, including fees to borrd or transaction counsel for
the Agency and I'ees of general counsel for the Agency. Upon successful conclusion of tlre transaction
contcmplated herein, the Applicant shall pay to the Agency an adnrirristrative fee set by the Agency in
accordance with its fee schedule in effbct on the date of the lbregoing application, and all other appropriate
tbes, which arnounts arc payable at closing.

The Applicant hereby subscribes and affinns under the penalties of perjury that thc intbrmation provided
in this Application is true, accurate and cornplete to the best of his or her knowledger-,Z,fu{

Representative of Applicant

Sworn to me before this /Jl
Dlv ot *-*k#-q -, 20 2-G-

** Notc: If the entities named in this Application arc unrel:rted and one individual cannot bind both
errtities, Parts VII, IX, X and XI of this Application must he completed by an individual
representative for each entity **

. ru.ml ruDl,ll.- .:-'
-i. Qurlilied in ! -7., Sullott County ..4
i9i. orutrrszrri .jS:,wu*,*;





















Alegria South 
Residential: District 0200 Section 975.9 Block 2 Lots 30, 31, 35, 36, 37.001, 38.001, 39.001, 41.001 

STP: District 200, Section 973.8, Block: 5 Lots 10, 11, 12, 13, 14.001, 15, 59 

Alegria South, LLC 
42-4050758 

(Owner) 

To be Determined 

(Investor Member) 
(99.98%) 

Alegria South Managing 
Member, LLC 
42-3158882 

(Managing Member) 
(0.01%) 

D & F Development XXXII, LLC 
42-4051204 
MANAGER 
90% Member 

75% Developer Fee 

Leonard T. D’Amico 

50% Manager/Member 

To be Determined 

(Special Member) 
(0.01%) 

Town of Brookhaven 
Industrial Development 

Agency 

Lease or Sale

Leaseback            

Community Development 
Corporation Long Island 

(CDLI) 
Non-Profit 

10% Member 
25% Developer Fee 

Peter G. Florey 

50% Manager/Member 

Construction Loan Closing to Perm Loan Closing 



Alegria South 
Residential: District 0200 Section 975.9 Block 2 Lots 30, 31, 35, 36, 37.001, 38.001, 39.001, 41.001 

STP: District 200, Section 973.8, Block: 5 Lots 10, 11, 12, 13, 14.001, 15, 59 

Alegria South, LLC 
(To Be Formed) 

(Owner) 

To be Determined 

(Investor Member) 
(99.98%) 

To be Formed 
LLC 

(Managing Member) 
(0.01%) 

To be Determined 

(Special Member) 
(0.01%) 

Town of Brookhaven 
Industrial Development 

Agency 

Lease or Sale

Leaseback            

Community Development 
Corporation Long Island 

(CDLI) 
Non-Profit 

100% Sole  
Manager/Member 

Post Perm Loan Closing 



ENTITY MEMBER ENTITIES & %'s BUSINESS LOCATION MAILING ADDRESS DATE OF INC. EIN
Carlisle Patchogue Operator, Inc. (S Corporation) 

(Need to keep entity active for tail insurance until 

3/2028) LTD & PGF
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/19/2013 46-3245617

Carlisle Village Green Prop Co., LLC (Need to keep 

entity active for tail insurance until 3/2029) LTD & PGF

100 Schoolhouse Road 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 2/9/2018 82-4418868

D & F Bay Shore CIF Conduit, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/11/2022 88-3171823

D & F Construction Group, Inc.
(S Corporation) LTD & PGF Shareholders 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 1/24/2005 20-2266609

D & F Consultants, LLC LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 11/2/2001 80-0007067

D & F Dekalb, LLC (100% Land Owner) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/23/2004 20-1667440

D & F Development I, LLC - (Macedonia Mananging 
General Partner 0.005%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 5/25/2004 20-2112246

D & F Development II, LLC - (Dekalb General Partner 
0.005%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 5/25/2004 20-1715872

D & F Development VI, LLC (Parkside Managing 

member 0.05%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 2/21/2006 20-4407711

D & F Development VII, LLC (Linden 29.995% Member 
of General Partner) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 8/24/2006 20-5449741

D & F Development VIII, LLC (D&F-SP) - Need to keep 
entity, per BP LTD & PGF

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/11/2006 20-5597971

D & F Development XII, LLC (Terrace 0.01% General 
Partner) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 10/20/2006 20-5765203

D & F Development XIV, LLC (LMSR 50% 
Manager/Member of Managing General Partner)) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 4/17/2007 20-8882772

D & F Development XIX, LLC (Brooke Pointe) - 
Formerly D&F Development XVIX, LLC LTD 8% & PGF 50% Class A & B Members 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 10/11/2013 46-3929087

D & F Development XV, LLC (Gateway 0.01% Member) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/10/2011 45-2524741

D & F Development XVI, LLC (Linden Knolls 0.01% 
Class B Special Member) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/15/2012 45-5517522

D & F Development XVII, LLC (LMF 50% 
Manager/Member of General Partner) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/7/2013 46-2947820

D & F Development XVIII, LLC (Calvary 50% 

Manager/Member of Managing Member) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 7/17/2013 46-3210874

D & F Development XX, LLC (Highland Green 
Managing Member 0.005%) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/26/2014 47-1971320

D & F Development XXI, LLC (LMF II 0.01% General 
Partner) LTD 8% & PGF 50% Class A & B Members 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/11/2014 47-1333495

D & F Development XXII, LLC (Pavilion at LM) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/11/2015 47-3117958



D & F Development XXIII, LLC (Eclipse at LM) 50% 
Managing Member of Managing Member LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/17/2017 82-0646881

D & F Development XXIV, LLC (Merdian at LM) 50% 
Managing Member of Managing Member LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 8/3/2018 83-1592558

D & F Development XXIX, LLC (Farmingdale 0.01% 
Manging Member) LTD 8% & PGF 45% Class A & B Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/10/2022 88-0672834

D & F Development XXV, LLC (Bay Shore, Manaing 
Member 0.01%) LTD 50% & PGF 50% Manaing Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 8/2/2018 83-1531057

D & F Development XXVI, LLC (Gleneagle, Manging 
Member 0.01%) LTD 7.5% & PGF 45.5% Class A & B Members

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/20/2019 84-2235323

D & F Development XXX, LLC (Alegria North, Managing 
Member 0.01%) LTD 7.5% & PGF 42.5% Class A & B Members 

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/26/2023 93-2569755

D & F Development XXXI, LLC (Rockville Manor) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 11/22/2024 33-2088050

D & F Development XXXII, LLC (Alegria South) LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 5/4/2026 42-4051204

D & F Development XXXIII, LLC (Bishop Cater Manor) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 5/4/2026 42-3114423

D & F Levittown A.L., LLC (Levittown) (Need to keep 

entity active for tail insurance until 3/2029) LTD & PGF
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/15/2016 81-3006899

D & F Parkside, LLC (Levittown) (Need to keep entity 

active for tail insurance until 3/2029) LTD & PGF
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 12/11/2012 36-4749143

D & F Terrace, LLC (99.99% Investor Limited Partner) LTD 7.5% & PGF 44.5% Class A & B Members 
100 Schoolhouse Road 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 7/13/2021 87-1673445

D & F Woodside, LLC 100% Owner LTD 0.01% Member, PGF 8.333% Member
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 3/14/2025 33-3990262

D&F Development XXVIII LLC (Matinecock Court) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 1/25/2022 87-4744164

D&F Patchogue A.L., LLC (Patchogue) (Need to keep 

entity active for tail insurance until 3/2028) LTD & PGF

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 2/25/2013 46-2173905

Forest Lake Equities, LLC PGF 100%
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 6/9/2005 20-3055299

Happy Nature, LLC LTD 52%
101 Schoolhouse Road, 
Levittown, NY 11756

101 Schoolhouse Road, 
Levittown, NY 11756 5/14/2025 39-2191573

Jericho Services Inc. LTD ONLY
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 12/24/1998 11-3470614

Locust Manor Family Residence Housing Development 

Fund Company, Inc. LTD President & PGF Vice President/Treasurer 

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 6/18/2013 46-2998749

Locust Manor Family Residence II HDFC  (100% Fee 
Owner) LTD President & PGF Vice President/Secretary/Treasurer

100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 9/1/2014 47-1882213

Matinecock Court Owners Corp. (Cooperative 
Corporation LTD & PGF

100 Schoolhouse Road, 
Levittown, NY 11756

101 Schoolhouse Road, 
Levittown, NY 11756 9/29/2022 92-0521366

MISC. ENTITIES:

Patchogue Legal 1031 Holdings, LLC LTD & PGF

445 Broad Hollow Road, Suite 

25, Melville, NY

445 Broad Hollow Road, Suite 

25, Melville, NY 7/25/2014 30-0871838



PELEON Holiding, LLC (S Corporation) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 1/19/2016 81-1200126

Rockville Manor Developer, LLC LTD & PGF

100 Schoolhouse Road 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 3/23/2022 88-1594795

Strathmore Commons I, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/14/2017 82-3118906

Strathmore Commons II, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/15/2017 82-3119061

Strathmore Communities, LLC LTD 50% & PGF 50% Manager/Members

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 3/26/2014 46-5223627

Strathmore Living, LLC LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 3/26/2014 46-5223683

The D & F Development Group, LLC (S Corporation) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 11/22/2004 20-1926884

Triton Residential, LLC (S Coporation) LTD 50% & PGF 50% Manager/Members
100 Schoolhouse Road, 
Levittown, NY 11756

100 Schoolhouse Road, 
Levittown, NY 11756 2/4/2015 47-3040508

Wizard Group, Inc. LTD & PGF

100 Schoolhouse Road, 

Levittown, NY 11756

100 Schoolhouse Road, 

Levittown, NY 11756 5/16/1995 11-3266773



Address Current Owners Proposed Use

1627 Montauk Highway, Bellport D & F Consultants, LLC Residential

1631 (aka 1643) Montauk Highway, Bellport D & F Consultants, LLC Residential

1645 & 1665 Montauk Hwy Bellport D & F Consultants, LLC Residential

No Address The D & F Development Group, LLC STP Lots

Alegria South

Property List



Section Block and Lot 

Section 975.9 Block 2 Lot 31

Section 975.9 Block 2 Lot 30

Section 975.9 Block 2 Lots 35, 36, 

37.001, 38.001, 39.001, 41.001

Section 973.8, Block: 5, Lots: 

10,11,12,13,59,14.001,15



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
Construction Project Costs
$7,500,000 Temporary (Construction)

Direct Indirect Total
Jobs 35 21 56

Earnings $2,870,093 $1,633,691 $4,503,784
Local Spend $7,500,000 $5,449,716 $12,949,716

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 200 87 287

Earnings $105,829,691 $42,114,097 $147,943,787

             Figure 1

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

Figure 2

© Copyright 2025 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

9.14.26
Home Depot USA, Inc.
South of the LIE and East of Sills Road

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 $0 $0
Sales Tax Exemption $656,250 $656,250

Local Sales Tax Exemption $356,250 $356,250
State Sales Tax Exemption $300,000 $300,000

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

Total Costs $656,250 $656,250

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 388:1
State 24:1

Grand Total 221:1
*Discounted at the public sector discount rate of: 2%

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes
Does this project provide onsite childcare facilities? No

© Copyright 2025 MRB Engineering, Architecture and Surveying, D.P.C.

$0 $0

$0 $0

$1,267,220 $1,139,067
$0 $0

$37,438 $37,438
$1,229,783 $1,101,630

Home Depot U.S.A., Inc. previously applied the IDA as a subtenant at the Brookhaven Logistics Center II, LLC project.  Home Depot U.S.A., Inc. has requested a 
sales and use tax exemption.  As per the Brookhaven IDA Uniform Project Evalution Criteria Policy, the criteria met for this project include, but are not limited 
to, jobs created and investment by the applicant.

Fiscal Impacts

Additional Comments from IDA

Benefit*

$153,714,791 $138,169,720
$152,447,571 $137,030,653

$4,503,784
$147,943,787

$4,503,784
$132,526,869

$202,670
$5,963,709

$31,526

$7,927,274 $7,125,594
$7,927,274 $7,125,594

$202,670

$145,295,314$161,642,065

$145,295,314 $656,250

$6,657,470
$31,526

$1,035,607

Cost*
$138,169,720
$7,125,594

$356,250
$300,000

$927,688



 
September 8, 2026 

Home Depot U.S.A., Inc. 
2455 Paces Ferry Rd NW 
Atlanta, GA 30339 
Re: NP/Winters Long Island Industrial, LLC 2021 Facility 
 
Town of Brookhaven Industrial Development Agency 
c/o Town of Brookhaven Division of Economic Development 
One Independence Hill 
Farmingville, New York 11738 
Attention: Lisa Mulligan, CEO 
 

Dear Ms. Mulligan, 

On behalf of Home Depot U.S.A., Inc. (“Home Depot”), I am writing to update our formal 
request of March 9, 2026 for sales tax exemptions related to the construction and equipping of a 
new proposed distribution center in partnership with NorthPoint Development as outlined in the 
Application for Consent to Sublease for the Town of Brookhaven Industrial Development 
Agency’s (IDA’s) consideration.  
 
Since the time of the initial application, Home Depot’s estimated budget for its investment in the 
proposed distribution center at the NP/Winters Long Island Industrial, LLC 2021 Facility has 
increased due to rising costs.  
 
As such, Home Depot requests the IDA to consider a sales tax exemption to offset approximately 
$15,000,000 in investment to prepare and equip the facility. As a reminder, this is in addition to 
NorthPoint’s investment in constructing the building. As the tenant, Home Depot will construct 
and install all operational, structural, mechanical, electrical, and logistics systems, as well as the 
associated office and workforce support spaces. Of the total $15,000,000, Home Depot estimates 
that $7,500,000 will be subject to the 8.75% sales tax. As such, the estimated value of the 
exemption to Home Depot would be approximately $656,250, depending on actual expenditures 
subject to sales tax. 
  

Docusign Envelope ID: B35E8740-DC86-8B8A-82DC-A8256899DB45
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Home Depot appreciates the Agency’s consideration of this submission and remains committed 
to working with stakeholders to advance this project.  
 
Sincerely, 
 
 
 
Kevin Reddick 
Senior Director – Tax Counsel 
Home Depot U.S.A., Inc. 
 

Docusign Envelope ID: B35E8740-DC86-8B8A-82DC-A8256899DB45



i.on renewables, LLC 
c/o Daniel Prokopy 

707 Westchester Avenue, Suite 116 
White Plains, NY 10604 

daniel@ionrenewables.com 
 

 
August 30, 2026 

 
Ms. Lisa Mulligan, CEO  
Brookhaven Industrial Development Agency  
One Independence Hill 
Farmingville, NY 11738 
 
 
RE: Applicant: Lawrence Aviation Solar Farm, LLC  
 Application: Town of Brookhaven Industrial Development Agency 
 Premises: 100 Sheep Pasture Road, Port Jefferson Station, NY 11733 
   

Dear Ms. Mulligan: 

I am writing on behalf of Lawrence Aviation Solar Farm, LLC (the “Applicant”) in connection 
with the ground-mounted solar photovoltaic project to be located at the former Lawrence 
Aviation Industries property in Port Jefferson Station, New York (the “Project”). 

As you know, by letter dated August 4, 2026, the Applicant requested several amendments and 
approvals in connection with the Project, including the transfer of the membership interests in 
Lawrence Aviation Solar Farm, LLC to Standard Solar, Inc. or an affiliated entity, and the 
approval of Lawrence Aviation Estate, LLC as the owner and lessor of the Project site. We 
greatly appreciate the Agency Board’s approval of those requests at its August 19, 2026 meeting. 

In connection with finalizing the transaction and preparing for closing, the Applicant has 
identified one additional amendment that is necessary with respect to the sales and use tax 
exemption previously authorized for the Project. 

Revised Project Ownership and Lease Structure 

Under the transaction structure now contemplated and approved by the Agency: 

• Standard Solar, Inc., or an affiliated entity designated by Standard Solar, will acquire and 
own Lawrence Aviation Solar Farm, LLC, which will own, construct and operate the 
solar photovoltaic facility; and 

• Lawrence Aviation Estate, LLC, an affiliate of i.on renewables, LLC, will separately 
acquire and retain ownership of the underlying real property and will lease the applicable 

mailto:dprokopy@sbenergyholdings.com


portion of the Project site to Lawrence Aviation Solar Farm, LLC pursuant to a long-term 
ground lease. 

Accordingly, following closing of the ownership transfer, the owner of the solar facility and the 
owner of the underlying land will be separate entities. 

This structure differs from the ownership structure contemplated when the original IDA 
application and requested financial assistance were submitted. As the parties have worked 
through the final transaction documents, including the ground lease, the Applicant and the 
incoming investor have identified a potential New York State sales and use tax exposure 
resulting from this structure. 

Specifically, because the solar facility will be constructed by a tenant on property owned by a 
separate landlord, the installation of the Project may be treated for New York State sales and use 
tax purposes as a non-permanent leasehold improvement that is not eligible for the as-of-right 
capital improvement exemption. Based upon the revised Project structure, the terms of the 
ground lease between Lawrence Aviation Estate, LLC and Lawrence Aviation Solar Farm, LLC, 
and applicable New York State Department of Taxation and Finance guidance concerning 
improvements made by tenants to leased real property, there is a potential that certain portions of 
the construction work may be subject to sales and use tax. 

This potential tax treatment was not anticipated under the original Project structure and creates a 
material additional potential Project cost. In addition, the amount of sales and use tax exemption 
currently authorized by the Agency may not be sufficient to cover the construction-related 
expenditures that could become taxable under this interpretation. 

Requested Amendment to Sales and Use Tax Exemption 

By resolution of the Town of Brookhaven Industrial Development Agency (the “Agency”) dated 
August 20, 2025 (the “Approving Resolution”), the Agency granted financial assistance to the 
Applicant for the Project including “exemptions from sales and use tax in an amount not to 
exceed $503,125” based on the following Project expenditures: 

Description Estimated 
Project Cost 
From IDA 

Application 

Sales and 
Use Tax 

Rate 

Maximum Sales 
and Use Tax 
Exemption 

Machinery and Equipment (solar equipment) $5,750,000 8.75% $503,125 

To address the issue created by the structure change and allow the Project to proceed under the 
revised ownership structure approved by the Agency, the Applicant respectfully requests that the 
Agency amend the financial assistance authorized for the Project to provide for “exemptions 
from sales and use tax in an amount not to exceed $921,375” based on the following Project 
expenditures: 

 



Description Estimated 
Project Cost 
From IDA 

Application 

Sales and 
Use Tax 

Rate 

Maximum 
Sales and Use 

Tax Exemption 

Machinery and Equipment (solar equipment) $5,750,000 8.75% $503,125 
Site Work (labors costs) $4,780,000 8.75% $418,250 
Combined $10,530,000  $921,375 

 

The requested adjustment to a maximum sales and use tax exemption of $921,375 is intended to 
provide sufficient coverage for sales and use taxes that may otherwise become payable in 
connection with the construction, installation and incorporation of the solar photovoltaic facility 
and related Project improvements into the leased premises. 

Importantly, the requested amendment is not intended to materially increase the overall level of 
financial assistance originally contemplated for the Project. Rather, it is necessary to preserve the 
intended benefit of the Agency’s existing financial assistance in light of the particular ownership 
and lease structure now being implemented and the potential sales and use tax treatment arising 
solely from that structure. Applicant will not receive any additional financial benefit or windfall 
relative to its expectations as a result of the adjusted financial assistance.  Moreover, New York 
State and Suffolk County had no expectation of sales and use tax revenue from construction of 
the Project following adoption by the Agency of the Approving Resolution, and the adjusted 
financial assistance would merely maintain that expectation. 

This request does not represent an expansion or change in the physical scope of the Project. The 
Project remains the same approximately 5 MWac solar photovoltaic facility previously reviewed 
and approved by the Agency. Rather, the requested amendment is intended solely to ensure that 
the financial assistance previously contemplated for the Project remains effective following the 
change in ownership and the separation of the ownership of the solar facility from the ownership 
of the underlying real property. 

Given that the parties are currently working toward an imminent closing of the Project financing, 
land acquisition, ground lease, EPC agreement and related transaction documents, the Applicant 
respectfully requests that the Agency consider this amendment on an expedited basis and, to the 
extent legally permissible, incorporate the increased sales and use tax exemption into the 
documents currently being prepared for the Agency closing. 

 

 

 



We appreciate the Agency’s continued assistance and support of the Project. Please let us know 
if the Agency or its counsel requires any additional information, updated Project costs, 
construction budgets, lease information or other documentation in connection with this request. 

Respectfully submitted, 

Daniel Prokopy 
i.on renewables, LLC
On behalf of Lawrence Aviation Solar Farm, LLC 



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
Construction Project Costs
$16,360,000 Temporary (Construction)

Direct Indirect Total
Jobs 14 16 30

Earnings $2,197,850 $1,244,571 $3,442,422
Local Spend $5,726,000 $4,150,551 $9,876,551

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 0 0 0

Earnings $0 $0 $0

             Figure 1

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

Figure 2

© Copyright 2025 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

Economic Impacts

August 8, 2025
Lawrence Aviation Solar Farm  UPDATED 9.15.26
Lawrence Aviation Drive, Port Jefferson Station, NY

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions
Nominal Value Discounted Value*

Property Tax Exemption $14,986,579 $10,865,235
Sales Tax Exemption $921,375 $921,375

Local Sales Tax Exemption $500,175 $500,175
State Sales Tax Exemption $421,200 $421,200

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

Total Costs $15,907,954 $11,786,610

State and Local Benefits

Nominal Value Discounted Value*
Local Benefits
To Private Individuals

Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

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

State Benefits
To the Public

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

Total Benefits to State & Region

Benefit to Cost Ratio 
Ratio

Local :1
State :1

Grand Total :1
*Discounted at the public sector discount rate of: 2%

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes
Does this project provide onsite childcare facilities? No

© Copyright 2025 MRB Engineering, Architecture and Surveying, D.P.C.

$3,650,043$3,650,043

$3,650,043 $11,786,610

$0
$24,097

$0

Cost*
$3,471,037
$179,006

$11,365,410
$421,200

$0

$154,909
$0

$24,097

$179,006 $179,006
$179,006 $179,006
$154,909

$3,442,422
$3,442,422

$0
$3,442,422

$0

Lawrence Aviation Solar Farm, LLC is a proposed 7.75 MW DC solar installation consisting of approximately 13,360 solar modules to be located at a former 
Superfund Site, which is currently owned by the Suffolk County Landbank.  It is estimated that this project will power over 1,000 homes and result in the 3,337 
metric tons of CO2 to be offset annually.  The power created by this project will be offered to eligible low- and moderate-income electric customers.  As per 
the IDA's Uniform Project Evaluation Criteria Policy, the criteria met for this project include, but are not limited to, capital investment by the applicant and  
energy production need for the region. UPDATE - The project requested an increase in sales and use tax based on an addition $4.78 million dollar of 

Fiscal Impacts

Additional Comments from IDA

Benefit*

$3,471,037 $3,471,037
$3,442,422

$0 $0

$0 $0

$28,615 $28,615
$0 $0

$28,615 $28,615
$0 $0













































Updated 1/15/25

Part X - Certification

anthony j, gitto (Name of representative of entities submitting application) deposes 
and says that he or she is the member(title) of Rail realty llc, the 
entities named in the attached application; that he or she has read the foregoing application and knows the 
contents thereof; and that the same is true to his or her knowledge.

Deponent further says that s/he is duly authorized to make this certification on behalf of the entities named 
in the attached Application (the “Applicant”) and to bind the Applicant. The grounds of deponent’s belief 
relative to all matters in said Application which are not stated upon his/her personal knowledge arc 
investigations which deponent has caused to be made concerning the subject matter this Application, as 
well as in formation acquired by deponent in the course of his/her duties in connection with said Applicant 
and from the books and papers of the Applicant.

As representative of the Applicant, deponent acknowledges and agrees that Applicant shall be and is 
responsible for all costs incurred by the Town of Brookhaven Industrial Development Agency (hereinafter 
referred to as the “Agency”) in connection with this Application, the attendant negotiations and all matters 
relating to the provision of financial assistance to which this Application relates, whether or not ever 
carried to successful conclusion. If, for any reason whatsoever, the Applicant fails to conclude or 
consummate necessary negotiations or fails to act within a reasonable or specified period of time to take 
reasonable, proper, or requested action or withdraws, abandons, cancels or neglects the application or if 
the Applicant is unable to find buyers willing to purchase the total bond issue required, then upon 
presentation of invoice, Applicant shall pay to the Agency, its agents or assigns, all actual costs incurred 
with respect to the application, up to that date and time, including fees to bond or transaction counsel for 
the Agency and fees of general counsel for the Agency. Upon successful conclusion of the transaction 
contemplated herein, the Applicant shall pay to the Agency an administrative fee set by the Agency in 
accordance with its fee schedule in effect on the date of the foregoing application, and all other appropriate 
fees, which amounts are payable at closing.

e information provided

sentativi

The Applicant hereby subscribes and affirms under the penalties of petjury t 
in this Application is true, accurate and complete to the best of his or hcifk

Sworn to me before this 
Day of SEPTEMBER 20 25

(j V (seal) JACQUELINE MONETTE
NOTARY PUBLIC, STATE OF NEW YORK

~ REG N001M06081358
„ QUALIFIED IN SUFFOLK COUNTY o L 
COMMISSION EXPIRES OCTOBER 07,20.2'* ’

** Note: If the entities named in this Application are unrelated and one individual cannot bind both 
entities, Parts VII, IX and X of this Application must be completed by an individual representative 
for each entity **
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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
Construction Project Costs
$620,000 Temporary (Construction)

Direct Indirect Total
Jobs 4 2 5

Earnings $239,210 $134,870 $374,080
Local Spend $620,000 $449,391 $1,069,391

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 2 1 3

Earnings $1,001,362 $561,913 $1,563,275

             Figure 1

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

Figure 2

© Copyright 2025 MRB Engineering, Architecture and Surveying, D.P.C. Ongoing earnings are all earnings over the life of the PILOT.

September 11, 2026
Rail Realty, LLC
23-25 Texaco Ave Port Jefferson 

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 $807,141 $765,283
Sales Tax Exemption $0 $0

Local Sales Tax Exemption $0 $0
State Sales Tax Exemption $0 $0

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

Total Costs $807,141 $765,283

State and Local Benefits

Nominal Value Discounted Value*
Local Benefits
To Private Individuals

Temporary Payroll
Ongoing Payroll
Other Payments to Private Individuals

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

State Benefits
To the Public

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

Total Benefits to State & Region

Benefit to Cost Ratio 
Ratio

Local 1:1
State :1

Grand Total 2:1
*Discounted at the public sector discount rate of: 2%

             Does the IDA believe that the project can be accomplished in a timely fashion? Yes
Does this project provide onsite childcare facilities? No

© Copyright 2025 MRB Engineering, Architecture and Surveying, D.P.C.

$0 $0

$0 $0

($791,037) ($750,172)
($807,141) ($765,283)

$3,110 $3,110
$12,995 $12,001

Rail Realty, LLC, an existing 74-unit market-rate residential housing facility, requested an extension of their PILOT.  The project will set aside 20% of the 
residential units for rent to residents whose income is at or below 80% of the Area Median Income.  Rail Realty, LLC will also complete approximately $600,000 
of investment into the facility and the surrounding area.  As per Brookhaven IDA's Uniform Project Evaluation Criteria Policy, the criteria met for this project 
include, but are not limited to, that it is located in a town center and that it is located in an area with inadequate affordable housing supplies.  

Fiscal Impacts

Additional Comments from IDA

Benefit*

$1,146,318 $1,067,644
$1,937,354 $1,817,816

$374,080
$1,563,275

$374,080
$1,443,736

$16,834
$64,968

$2,619

$100,742 $94,526
$100,742 $94,526
$16,834

$1,162,171$1,247,060

$1,162,171 $765,283

$70,347
$2,619

$10,943

Cost*
$1,067,644

$94,526
$765,283

$0

$10,106





 
 
Ms. Lisa M.G. Mulligan 
October 6, 2025 
Page 2 
 
 
Mr. Gitto also owns a property management company to manage commercial and residential 
properties and, together with his son Robert Gitto, a Port Jefferson-based real estate brokerage.  
The family is well-known in the Village of Port Jefferson and the surrounding area for the quality 
of its projects. 
       
To obtain the Agency’s assistance, Rail Realty proposes to rent 8 of the units at the Facility to 
residents who earn no more than 100% of the Long Island adjusted median income (the “AMI”), 
and an additional 8 units to residents earning no more than 120% of the AMI.  We realize that this 
proposal varies from the affordability standard the Agency seeks for multi-family rental projects 
applying for its assistance.  However, the Gitto Group has experienced difficulty in obtaining 
tenants for units designated for residents earning 80% of AMI or less.  The developer works with 
The Long Island Housing Partnership to obtain applications for units in its most recent project, 
and to screen the applicants.  It took a considerable period of time to rent up the subject units, 
and there is no current waiting list to rent units once they become available.  Rail Realty believes 
that there will be a greater market of potential tenants at 100% AMI who will still benefit from rents 
at less than the market rate. 
 
We respectfully request that the foregoing matter be added to the agenda of the Agency’s 
upcoming board meeting. 
 
Please do not hesitate to contact me with any questions. 
 

Very truly yours, 
 

       Peter L. Curry 
 

Peter L. Curry 
 
 
cc: Mr. Robert Gitto 
 Joseph Gitto, Esq. 
 Laura Fallick, Esq.  
 

FF\50059165.2 



2026/27 222,898$               
2027/28 265,097$               
2028/29 309,080$               
2029/30 354,717$               
2030/31 402,056$               
2031/32 451,146$               
2032/33 502,039$               

PROPOSED PILOT 
BENEFITS ARE FOR 

DISCUSSION PURPOSES 
ONLY AND HAVE NOT 
BEEN APPROVED BY 

THE AGENCY.

Year PILOT
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EXECUTIVE SUMMARY 
Project Description 
The Town of Brookhaven Industrial Development Agency (Agency) received an application from Rail Realty (Applicant) to extend the existing Payment 
In Lieu of Taxes (PILOT) Agreement beyond the initial 10 years. When the applicant first received the PILOT, the Agency offered 10 years for land 
only, with no affordability requirements. With this most recent request, the Agency will follow current protocol and require a certain percentage of 
the units to be reserved for low- and moderate-income individuals. The following study is intended to consider the financial viability of five scenarios: 

1. 10 Year PILOT: Including a requirement to set aside 10% for 80% AMI and 10% for 120% AMI 
2. 10 Year  PILOT: Including a requirement to set aside 20% for 80% AMI 
3. 5 Year PILOT: Including a requirement to set aside 10% for 80% AMI and 10% for 120% AMI 
4. 5 Year  PILOT: Including a requirement to set aside 20% for 80% AMI 
5. No PILOT: No requirement or oversight by the Agency, and therefore assumes no set aside for affordable units. 

 
The Applicant has indicated that this request is associated with a minor renovation totaling $600,000, while continuing to repay a loan originally 
obtained 10 years ago. This loan matures on August 31, 2027, at which point the rate is expected to increase by approximately $33,400,  
 
Purpose of this Analysis 
An objective, third-party review of a project's assumptions and estimated operating and financial performance 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 regional norms? 

 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 fall within standard norms, such as market rent and vacancy rate. However, operating expenses are more 

efficient than the benchmarks. 
 The average equity dividend rate benchmark is achieved under all PILOT scenarios and is met in the No PILOT and market apartment 

scenario. A PILOT of some length will be necessary to incentivize the inclusion of affordable units in the development. 
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1. OPERATING ASSUMPTIONS  
The applicant is already operating this 74-unit residential building in Brookhaven and has achieved reasonable occupancy rates while charging 
market-rate prices. If the applicant accepts a PILOT, they would need to set aside units for residents meeting established income limits and charge 
the designated rental rates. Since they are not planning to create new market-rate units and the other units will be monitored, comparing rental 
rates to Suffolk County standards is unnecessary.  

The following table shows the current rental rates charged for the 74 units. If a PILOT is approved, 20% of the units will need to be set aside for 
households within certain income limits.  

 
 

 

 

 

 

 

 

 

Unit 
Type

Number of 
Units

Rent per 
Month

Rent per 
Year

Studio 3  $       2,500  $   240,000 
1BR 64  $       2,800  $   235,200 
2BR 7  $       3,400  $   285,600 

RESIDENTIAL UNITS

Source: Applicant

Market Rate
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2. PILOT ANALYSIS  
Camoin Associates developed two PILOT schedules 
aligned with the Agency’s Uniform Tax Exemption 
Policy (UTEP). These schedules would gradually fully 
assess the property's value over 5 or 10 years. The 
Applicant will start paying full taxes in year 6 or 11, 
based on the PILOT agreement. These tables and this 
analysis use a 10-year span to effectively compare the 
scenarios.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Year

Property 
Without 

Project (1)

Projected  
Improvement 

Tax (2)
Proposed 

Exemption (1)
Total PILOT 

(1)

Project w/out 
PILOT
 (2)

PILOT/Tax Year 1 $19,760 $426,036 90% $62,364 $383,432 $445,796
PILOT/Tax Year 2 $20,155 $434,557 80% $107,067 $347,645 $454,712
PILOT/Tax Year 3 $20,558 $443,248 70% $153,533 $310,273 $463,806
PILOT/Tax Year 4 $20,969 $452,113 60% $201,815 $271,268 $473,082
PILOT/Tax Year 5 $21,389 $461,155 50% $251,966 $230,578 $482,544
PILOT/Tax Year 6 $21,817 $470,378 40% $304,044 $188,151 $492,195
PILOT/Tax Year 7 $22,253 $479,786 30% $358,103 $143,936 $502,039
PILOT/Tax Year 8 $22,698 $489,381 20% $414,203 $97,876 $512,079
PILOT/Tax Year 9 $23,152 $499,169 10% $472,404 $49,917 $522,321
PILOT/Tax Year 10 $23,615 $509,152 5% $507,310 $25,458 $532,767

Total $216,366 $2,832,808 $2,048,534 $4,881,342

PILOT Schedule - 10 Year Requested
Plus: Improvements

Estimated 
PILOT Savings 

(2)

(1) Source:  Town of Brookhaven 
(2) Source: Applicant

Year

Property 
Without 

Project (1)

Projected  
Improvement 

Tax (2)
Proposed 

Exemption (1)
Total PILOT 

and Taxes (1)

Project w/out 
PILOT
 (2)

PILOT/Tax Year 1 $19,760 $426,036 80% $104,967 $340,829 $445,796
PILOT/Tax Year 2 $20,155 $434,557 60% $193,978 $260,734 $454,712
PILOT/Tax Year 3 $20,558 $443,248 40% $286,507 $177,299 $463,806
PILOT/Tax Year 4 $20,969 $452,113 20% $382,660 $90,423 $473,082
PILOT/Tax Year 5 $21,389 $461,155 10% $436,428 $46,116 $482,544
Tax Year 6 $21,817 $470,378 0% $492,195 $0 $492,195
Tax Year 7 $22,253 $479,786 0% $502,039 $0 $502,039
Tax Year 8 $22,698 $489,381 0% $512,079 $0 $512,079
Tax Year 9 $23,152 $499,169 0% $522,321 $0 $522,321
Tax Year 10 $23,615 $509,152 0% $532,767 $0 $532,767

Total $216,366 $3,965,942 $915,400 $4,881,342

Note: Property will pay full property taxes starting in year 6 (shown in italics). Ten years are shown in the table to allow for 
consistent comparison with the 10 year PILOT. 

PILOT Schedule - 5 Year Agency Proposed
Plus: Improvements

Estimated 
PILOT Savings 

(2)

(1) Source:  Town of Brookhaven 
(2) Source: Applicant
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The 10-year PILOT agreement will abate 42.0% of the Applicant’s taxes, resulting in $2.0 million in foregone tax revenue (benefit to the Project) to 
the municipality over the next 10 years.  

The 5-year PILOT agreement will abate 18.8% of the Applicant’s taxes, resulting in $915,400 in foregone tax revenue (benefit to the Project) to the 
municipality over the next 10 years.  

 

10 Year PILOT, 
Affordable Units

5 Year PILOT, 
Affordable Units

10 Year No PILOT, 
Market Rate Units

Comparison of Taxes on Full Value of Project and with PILOT

Taxes without PILOT $4,881,342 $4,881,342 $4,881,342

     Less: PILOT/Tax Payments ($2,832,808) ($3,965,942) ($4,881,342)

Foregone Revenue (Benefits to Project) $2,048,534 $915,400 $0

Abatement Percent 42.0% 18.8% 0.0%

Net New Taxes Compared with No Project

PILOT/Tax Payments $2,832,808 $3,965,942 $4,881,342

     Less: Estimated Taxes without Project ($216,366) ($216,366) ($216,366)

Estimated New Tax Revenue (Benefits to Municipalities) $2,616,441 $3,749,575 $4,664,975

Real Property Tax Comparison 
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3. OPERATING PERFORMANCE 
The project's year 5 operating performance is measured, which is the mid-year of the pro forma period studied. The Applicant assumes that gross 
revenue and expenses will increase by 3% and 2% per year, respectively, and that the vacancy rate will stabilize at 4%, within the range for Suffolk 
County, NY. Operating expenses are lower than the benchmarks for all scenarios. Without a PILOT, real property taxes absorb 17% of project income, 
while debt service absorbs 34%, resulting in a positive cash flow of nearly $338,000.  

With a 10-year PILOT and related affordable housing requirements, property taxes absorb 9% of gross operating income and have a positive cash 
flow between $524,000 and $552,800.  

With a 5-year PILOT and related affordable housing requirements, property taxes absorb 15% - 16% of gross operating income and have a positive 
cash flow between $339,500 and $367,400. 

  

Project 
Performance 

(1)

Share of 
Gross 

Operating 
Income

Project 
Performance 

(1)

Share of 
Gross 

Operating 
Income

Project 
Performance 

(1)

Share of 
Gross 

Operating 
Income

Project 
Performance 

(1)

Share of 
Gross 

Operating 
Income

Project 
Performance 

(1)

Share of 
Gross 

Operating 
Income

Benchmark 
Exepctation 

(2) Evaluation
Calculation of Net Operating Income Residential
Gross Operating Income $2,795,358 99% $2,766,604 99% $2,795,358 99% $2,766,604 99% $2,812,644 99% n/a n/a
Vacancy Rate and Concessions 4% n/a 4% n/a 4% n/a 4% n/a 4% n/a 5.6% Within range

Calculation of Net Operating Income, Non-Residential
Gross Operating Income $28,094 1% $28,094 1% $28,094 1% $28,094 1% $28,094 1% n/a n/a
Vacancy Rate 0% n/a 0% n/a 0% n/a 0% n/a 0% n/a n/a n/a

Effective Gross Income (EGI), All Uses (3) $2,739,592 97% $2,711,700 97% $2,739,592 97% $2,711,700 97% $2,756,359 97% 94% Within range

    Less: Operating Expenses and Reserve ($951,726) 34% ($951,726) 34% ($951,726) 34% ($951,726) 34% ($951,726) 34% 54% More efficient

    Less: Real Property Taxes ($251,966) 9% ($251,966) 9% ($436,428) 15% ($436,428) 16% ($482,544) 17% n/a n/a

Net Operating Income $1,535,899 54% $1,508,008 54% $1,351,437 48% $1,323,546 47% $1,322,090 47% 43%
More efficient/

Within range

Less: Debt Service ($984,051) 35% ($984,051) 35% ($984,051) 35% ($984,051) 35% ($984,051) 35% n/a n/a

Cashflow after Operating Costs, Taxes, Debt $551,848 20% $523,956 19% $367,386 13% $339,494 12% $338,038 12% n/a n/a

(1) Source: Applicant
(2) Source: RealtyRates Q4 2025 for Northeast Region 
(3) Net of vacancy and concessions

Operations Snapshot

10 Year PILOT, 
80%/120% AMI (Year 5)

10 Year PILOT, 80% 
AMI (Year 5)

5 Year PILOT, 
80%/120% AMI (Year 5)

5 Year PILOT, 80% AMI 
(Year 5)

10 Year No PILOT, 
Market (Year 5)

Benchmark Performance 
(2)
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4. FINANCING PLAN  
 The Sources and Uses of Funds show the total project costs and debt 

and equity capital structure.  

 The Applicant will not be receiving a new loan for any portion of this 
Project but originally contributed $4.05 million in equity. They 
continue to pay off the original loan.  

 The Applicant has indicated that this request is associated with a minor 
renovation totaling $600,000, while continuing to repay a loan 
originally obtained 10 years ago to develop the property. Notably, this 
loan matures on August 31, 2027, at which point the rate is expected 
to reset. Based on an assumed interest rate of 5.50% and a 25-year 
amortization, the rate reset would increase annual debt service by 
approximately $33,400, reducing 2027 cash flow accordingly. 
However, given recent interest rate increases, the actual rate at reset 
remains uncertain, and 2027 cash flow projections should be treated 
with caution. 

 

 

 

 

 

 

 

 

 

 

Sources of Funds Amount (1) Share
Bank Financing $0 0%
Equity and Working Capital $600,000 100%
Total Sources $600,000 100%

Uses of Funds
Acquisition and Transaction Costs $0 0%
Construction Costs $600,000 100%
Total Uses $600,000 100%

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.  

Three metrics are used to evaluate outcomes: 

 Equity Dividend Rate – Net cash flow 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 close to the benchmarks indicate a Project 
outcome in line with the current market, 
which means the Applicant is earning a 
reasonable return.  

Based on an initial equity investment of 
$4,050,000, the Project's average equity 
dividend exceeds average benchmarks in all 
PILOT scenarios and meets benchmarks in 
the No PILOT scenario. 

 Cash Flow – Shows the applicant's net cash 
flow over time. There are currently no cash 
flow benchmarks available. The investment 
for the current project ($600,000) is 
recouped before year 3 in all scenarios.  

 Debt Service Coverage – Estimates how well 
the Project's net income, after taxes, 
supports debt repayment. The benchmark 
range is 1.00 to 1.85 with an average of 1.43. 
In year 1, Debt Service Coverage exceeded 
the benchmark in all scenarios. 

 

10 Year 
PILOT, 

80%/120% 
AMI 

10 Year 
PILOT, 80% 

AMI 

5 Year PILOT, 
80%/120% 

AMI 

5 Year PILOT, 
80% AMI 

10 Year No 
PILOT, Market Benchmarks 

(1)
Equity Dividend Rates
Average (10 years) 14.22% 13.52% 11.42% 10.72% 9.58%
Minimum (10 years) 13.39% 12.74% 9.05% 8.38% 6.12%
Maximum (10 years) 15.74% 15.11% 14.56% 13.95% 14.60%
Average (5 years) 14.38% 13.73% 11.28% 10.63% 7.15%
Year Benchmarks Met 1                   1                   1                   1                   1                   

Cash Flow
Average $575,805 $547,395 $462,491 $434,082 $388,030
Minimum $542,346 $516,055 $366,354 $339,274 $247,877
Maximum $637,448 $611,923 $589,596 $564,814 $591,330
Cumulative $5,758,047 $5,473,954 $4,624,913 $4,340,820 $3,880,302
Year Investment Recouped 1 1 1 2 3

Debt Service Coverage
Average 1.60 1.57 1.48 1.45 1.40
Minimum 1.55 1.52 1.37 1.34 1.25
Maximum 1.72 1.69 1.67 1.64 1.60
Years Benchmarks Met 1 1 1 1 1 Ave: 1.43

(1) Source: RealtyRates for Q4 2025

1.00
to

1.85

Comparison of Return on Investment

4.67%
to

13.51%
Ave: 9.53%

n/a
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ATTACHMENT 1: PRO FORMAS 
  

 

Rail Realty LLC Date As of 4/15/2026

Construction Year 2026 Year 2027 Year 2028 Year 2029 Year 2030 Year 2031 Year 2032 Year 2033 Year 2034 Year 2035
Operating Cash Flow

Residential Income
Gross Operating Income (100% Market Rate Units) -$                  2,498,998$         2,573,968$         2,651,187$         2,730,723$         2,812,644$         2,897,024$         2,983,935$         3,073,453$         3,165,656$         3,260,626$         
Less: Vacancy Allowance (enter as a negative number) -$                  (74,970)$             (77,219)$             (79,536)$             (81,922)$             (84,379)$             (86,911)$             (89,518)$             (92,204)$             (94,970)$             (97,819)$             
Net Rental Income, Residential -$                  2,424,028$         2,496,749$         2,571,652$         2,648,801$         2,728,265$         2,810,113$         2,894,417$         2,981,249$         3,070,686$         3,162,807$         

Commercial/Industrial Income
Gross Operating Income -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Less: Vacancy Allowance (enter as a negative number) -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Net Rental Income, Commercial/Industrial -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Other Income
Parking Income -$                  27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              
Pet Income -$                  3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               
Storage Income -$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  
Net Income, Other -$                  28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              

Effective Gross Income (EGI) -$                 2,452,123$        2,524,843$        2,599,746$        2,676,895$        2,756,359$        2,838,207$        2,922,511$        3,009,343$        3,098,781$        3,190,901$        

Operating Expenses (enter positive numbers)
Salaries and Wages -$                  95,038$              96,939$              98,878$              100,855$            102,872$            104,930$            107,029$            109,169$            111,352$            113,580$            
Maintenance -$                  514,651$            530,091$            545,994$            562,374$            579,245$            596,622$            614,521$            632,956$            651,945$            671,503$            
Deposit to replacement reserve -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Insurance -$                  249,077$            254,058$            259,139$            264,322$            269,609$            275,001$            280,501$            286,111$            291,833$            297,670$            
Other -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Operating Expenses -$                 858,766$           881,088$           904,011$           927,551$           951,726$           976,553$           1,002,050$        1,028,236$        1,055,131$        1,082,753$        

Pre-Tax Operating Income (Revenue less Operating Expenses) -$                 1,593,356$        1,643,755$        1,695,735$        1,749,344$        1,804,634$        1,861,655$        1,920,461$        1,981,107$        2,043,650$        2,108,149$        

Real Property Taxes (assuming no PILOT) -$                  445,796$            454,712$            463,806$            473,082$            482,544$            492,195$            502,039$            512,079$            522,321$            532,767$            

Net Operating Income (NOI) after Taxes -$                 1,147,560$        1,189,043$        1,231,929$        1,276,262$        1,322,090$        1,369,460$        1,418,422$        1,469,028$        1,521,329$        1,575,381$        

Loan or Mortgage (Debt Service)
Interest Payment -$                  457,879$            457,879$            726,000$            711,807$            696,834$            681,037$            664,371$            646,789$            628,239$            608,669$            
Principal Payment -$                  426,016$            426,016$            258,051$            272,244$            287,218$            303,015$            319,681$            337,263$            355,812$            375,382$            

Debt Service -$                  883,895$            883,895$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            

Cash Flow After Financing and Reserve -$                 263,665$           305,148$           247,877$           292,211$           338,038$           385,408$           434,371$           484,976$           537,278$           591,330$           

Debt Service Coverage Ratio (DSCR) 1.30                   1.35                   1.25                   1.30                   1.34                   1.39                   1.44                   1.49                   1.55                   1.60                   
Equity Dividend Rate 7% 8% 6% 7% 8% 10% 11% 12% 13% 15%

Annual Cashflows (Pro Forma)
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Rail Realty LLC Date As of 4/15/2026

Construction
Operating Cash Flow Year 2026 Year 2027 Year 2028 Year 2029 Year 2030 Year 2031 Year 2032 Year 2033 Year 2034 Year 2035

Residential Income
Gross Operating Income (10% @ 80% AMI and 10% @ 120% AMI) -$                  2,483,639$         2,558,149$         2,634,893$         2,713,940$         2,795,358$         2,879,219$         2,965,595$         3,054,563$         3,146,200$         3,240,586$         
Less: Vacancy Allowance (enter as a negative number) -$                  (74,509)$             (76,744)$             (79,047)$             (81,418)$             (83,861)$             (86,377)$             (88,968)$             (91,637)$             (94,386)$             (97,218)$             
Net Rental Income, Residential -$                  2,409,130$         2,481,404$         2,555,846$         2,632,522$         2,711,497$         2,792,842$         2,876,628$         2,962,926$         3,051,814$         3,143,369$         

Commercial/Industrial Income
Gross Operating Income -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Less: Vacancy Allowance (enter as a negative number) -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Net Rental Income, Commercial/Industrial -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Other Income
Parking Income -$                  27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              
Pet Income -$                  3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               
Storage Income -$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  
Net Income, Other -$                  28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              

Effective Gross Income (EGI) -$                 2,437,225$        2,509,498$        2,583,941$        2,660,616$        2,739,592$        2,820,937$        2,904,722$        2,991,021$        3,079,908$        3,171,463$        

Operating Expenses (enter positive numbers)
Salaries and Wages -$                  95,038$              96,939$              98,878$              100,855$            102,872$            104,930$            107,029$            109,169$            111,352$            113,580$            
Maintenance -$                  514,651$            530,091$            545,994$            562,374$            579,245$            596,622$            614,521$            632,956$            651,945$            671,503$            
Deposit to replacement reserve -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Insurance -$                  249,077$            254,058$            259,139$            264,322$            269,609$            275,001$            280,501$            286,111$            291,833$            297,670$            
Other -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Operating Expenses -$                 858,766$           881,088$           904,011$           927,551$           951,726$           976,553$           1,002,050$        1,028,236$        1,055,131$        1,082,753$        

Pre-Tax Operating Income (Revenue less Operating Expenses) -$                 1,578,458$        1,628,410$        1,679,930$        1,733,065$        1,787,866$        1,844,384$        1,902,672$        1,962,784$        2,024,778$        2,088,710$        

Real Property Taxes (assuming 10 year PILOT) -$                  62,364$              107,067$            153,533$            201,815$            251,966$            304,044$            358,103$            414,203$            472,404$            507,310$            

Net Operating Income (NOI) after Taxes -$                 1,516,095$        1,521,344$        1,526,397$        1,531,250$        1,535,899$        1,540,340$        1,544,569$        1,548,581$        1,552,374$        1,581,400$        

Loan or Mortgage (Debt Service)
Interest Payment -$                  457,879$            457,879$            726,000$            711,807$            696,834$            681,037$            664,371$            646,789$            628,239$            608,669$            
Principal Payment -$                  426,016$            426,016$            258,051$            272,244$            287,218$            303,015$            319,681$            337,263$            355,812$            375,382$            

Debt Service -$                  883,895$            883,895$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            

Cash Flow After Financing and Reserve -$                 632,199$           637,448$           542,346$           547,199$           551,848$           556,289$           560,517$           564,530$           568,322$           597,349$           

Debt Service Coverage Ratio (DSCR) 1.72                   1.72                   1.55                   1.56                   1.56                   1.57                   1.57                   1.57                   1.58                   1.61                   
Equity Dividend Rate 16% 16% 13% 14% 14% 14% 14% 14% 14% 15%

Annual Cashflows (Pro Forma)
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Rail Realty LLC Date As of 4/15/2026

Construction
Operating Cash Flow Year 2026 Year 2027 Year 2028 Year 2029 Year 2030 Year 2031 Year 2032 Year 2033 Year 2034 Year 2035

Residential Income
Gross Operating Income (20% @ 80% AMI) -$                  2,458,091$         2,531,834$         2,607,789$         2,686,023$         2,766,604$         2,849,602$         2,935,090$         3,023,142$         3,113,837$         3,207,252$         
Less: Vacancy Allowance (enter as a negative number) -$                  (73,743)$             (75,955)$             (78,234)$             (80,581)$             (82,998)$             (85,488)$             (88,053)$             (90,694)$             (93,415)$             (96,218)$             
Net Rental Income, Residential -$                  2,384,349$         2,455,879$         2,529,556$         2,605,442$         2,683,605$         2,764,114$         2,847,037$         2,932,448$         3,020,422$         3,111,034$         

Commercial/Industrial Income
Gross Operating Income -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Less: Vacancy Allowance (enter as a negative number) -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Net Rental Income, Commercial/Industrial -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Other Income
Parking Income -$                  27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              
Pet Income -$                  3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               
Storage Income -$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  
Net Income, Other -$                  28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              

Effective Gross Income (EGI) -$                 2,412,443$        2,483,973$        2,557,650$        2,633,536$        2,711,700$        2,792,208$        2,875,131$        2,960,542$        3,048,516$        3,139,129$        

Operating Expenses (enter positive numbers)
Salaries and Wages -$                  95,038$              96,939$              98,878$              100,855$            102,872$            104,930$            107,029$            109,169$            111,352$            113,580$            
Maintenance -$                  514,651$            530,091$            545,994$            562,374$            579,245$            596,622$            614,521$            632,956$            651,945$            671,503$            
Deposit to replacement reserve -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Insurance -$                  249,077$            254,058$            259,139$            264,322$            269,609$            275,001$            280,501$            286,111$            291,833$            297,670$            
Other -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Operating Expenses -$                 858,766$           881,088$           904,011$           927,551$           951,726$           976,553$           1,002,050$        1,028,236$        1,055,131$        1,082,753$        

Pre-Tax Operating Income (Revenue less Operating Expenses) -$                 1,553,677$        1,602,885$        1,653,639$        1,705,985$        1,759,974$        1,815,655$        1,873,081$        1,932,306$        1,993,385$        2,056,376$        

Real Property Taxes (assuming 10 year PILOT) -$                  62,364$              107,067$            153,533$            201,815$            251,966$            304,044$            358,103$            414,203$            472,404$            507,310$            

Net Operating Income (NOI) after Taxes -$                 1,491,313$        1,495,819$        1,500,106$        1,504,171$        1,508,008$        1,511,612$        1,514,978$        1,518,103$        1,520,981$        1,549,066$        

Loan or Mortgage (Debt Service)
Interest Payment -$                  457,879$            457,879$            726,000$            711,807$            696,834$            681,037$            664,371$            646,789$            628,239$            608,669$            
Principal Payment -$                  426,016$            426,016$            258,051$            272,244$            287,218$            303,015$            319,681$            337,263$            355,812$            375,382$            

Debt Service -$                  883,895$            883,895$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            

Cash Flow After Financing and Reserve -$                 607,418$           611,923$           516,055$           520,119$           523,956$           527,560$           530,927$           534,052$           536,930$           565,015$           

Debt Service Coverage Ratio (DSCR) 1.69                   1.69                   1.52                   1.53                   1.53                   1.54                   1.54                   1.54                   1.55                   1.57                   
Equity Dividend Rate 15% 15% 13% 13% 13% 13% 13% 13% 13% 14%

Annual Cashflows (Pro Forma)
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Rail Realty LLC Date As of 4/15/2026

Construction
Operating Cash Flow Year 2026 Year 2027 Year 2028 Year 2029 Year 2030 Year 2031 Year 2032 Year 2033 Year 2034 Year 2035

Residential Income
Gross Operating Income (10% @ 80% AMI and 10% @ 120% AMI) -$                  2,483,639$         2,558,149$         2,634,893$         2,713,940$         2,795,358$         2,879,219$         2,965,595$         3,054,563$         3,146,200$         3,240,586$         
Less: Vacancy Allowance (enter as a negative number) -$                  (74,509)$             (76,744)$             (79,047)$             (81,418)$             (83,861)$             (86,377)$             (88,968)$             (91,637)$             (94,386)$             (97,218)$             
Net Rental Income, Residential -$                  2,409,130$         2,481,404$         2,555,846$         2,632,522$         2,711,497$         2,792,842$         2,876,628$         2,962,926$         3,051,814$         3,143,369$         

Commercial/Industrial Income
Gross Operating Income -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Less: Vacancy Allowance (enter as a negative number) -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Net Rental Income, Commercial/Industrial -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Other Income
Parking Income -$                  27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              
Pet Income -$                  3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               
Storage Income -$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  
Net Income, Other -$                  28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              

Effective Gross Income (EGI) -$                 2,437,225$        2,509,498$        2,583,941$        2,660,616$        2,739,592$        2,820,937$        2,904,722$        2,991,021$        3,079,908$        3,171,463$        

Operating Expenses (enter positive numbers)
Salaries and Wages -$                  95,038$              96,939$              98,878$              100,855$            102,872$            104,930$            107,029$            109,169$            111,352$            113,580$            
Maintenance -$                  514,651$            530,091$            545,994$            562,374$            579,245$            596,622$            614,521$            632,956$            651,945$            671,503$            
Deposit to replacement reserve -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Insurance -$                  249,077$            254,058$            259,139$            264,322$            269,609$            275,001$            280,501$            286,111$            291,833$            297,670$            
Other -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Operating Expenses -$                 858,766$           881,088$           904,011$           927,551$           951,726$           976,553$           1,002,050$        1,028,236$        1,055,131$        1,082,753$        

Pre-Tax Operating Income (Revenue less Operating Expenses) -$                 1,578,458$        1,628,410$        1,679,930$        1,733,065$        1,787,866$        1,844,384$        1,902,672$        1,962,784$        2,024,778$        2,088,710$        

Real Property Taxes (assuming 5 year PILOT) -$                  104,967$            193,978$            286,507$            382,660$            436,428$            492,195$            502,039$            512,079$            522,321$            532,767$            

Net Operating Income (NOI) after Taxes -$                 1,473,491$        1,434,432$        1,393,423$        1,350,405$        1,351,437$        1,352,189$        1,400,633$        1,450,705$        1,502,457$        1,555,943$        

Loan or Mortgage (Debt Service)
Interest Payment -$                  457,879$            457,879$            726,000$            711,807$            696,834$            681,037$            664,371$            646,789$            628,239$            608,669$            
Principal Payment -$                  426,016$            426,016$            258,051$            272,244$            287,218$            303,015$            319,681$            337,263$            355,812$            375,382$            

Debt Service -$                  883,895$            883,895$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            

Cash Flow After Financing and Reserve -$                 589,596$           550,537$           409,371$           366,354$           367,386$           368,138$           416,582$           466,653$           518,405$           571,891$           

Debt Service Coverage Ratio (DSCR) 1.67                   1.62                   1.42                   1.37                   1.37                   1.37                   1.42                   1.47                   1.53                   1.58                   
Equity Dividend Rate 15% 14% 10% 9% 9% 9% 10% 12% 13% 14%

Annual Cashflows (Pro Forma)
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Rail Realty LLC Date As of 4/15/2026

Construction
Operating Cash Flow Year 2026 Year 2027 Year 2028 Year 2029 Year 2030 Year 2031 Year 2032 Year 2033 Year 2034 Year 2035

Residential Income
Gross Operating Income (20% @ 80% AMI) -$                  2,458,091$         2,531,834$         2,607,789$         2,686,023$         2,766,604$         2,849,602$         2,935,090$         3,023,142$         3,113,837$         3,207,252$         
Less: Vacancy Allowance (enter as a negative number) -$                  (73,743)$             (75,955)$             (78,234)$             (80,581)$             (82,998)$             (85,488)$             (88,053)$             (90,694)$             (93,415)$             (96,218)$             
Net Rental Income, Residential -$                  2,384,349$         2,455,879$         2,529,556$         2,605,442$         2,683,605$         2,764,114$         2,847,037$         2,932,448$         3,020,422$         3,111,034$         

Commercial/Industrial Income
Gross Operating Income -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Less: Vacancy Allowance (enter as a negative number) -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Net Rental Income, Commercial/Industrial -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Other Income
Parking Income -$                  27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              27,749$              
Pet Income -$                  3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               3,881$               
Storage Income -$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  345$                  
Net Income, Other -$                  28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              28,094$              

Effective Gross Income (EGI) -$                 2,412,443$        2,483,973$        2,557,650$        2,633,536$        2,711,700$        2,792,208$        2,875,131$        2,960,542$        3,048,516$        3,139,129$        

Operating Expenses (enter positive numbers)
Salaries and Wages -$                  95,038$              96,939$              98,878$              100,855$            102,872$            104,930$            107,029$            109,169$            111,352$            113,580$            
Maintenance -$                  514,651$            530,091$            545,994$            562,374$            579,245$            596,622$            614,521$            632,956$            651,945$            671,503$            
Deposit to replacement reserve -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
Insurance -$                  249,077$            254,058$            259,139$            264,322$            269,609$            275,001$            280,501$            286,111$            291,833$            297,670$            
Other -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

Operating Expenses -$                 858,766$           881,088$           904,011$           927,551$           951,726$           976,553$           1,002,050$        1,028,236$        1,055,131$        1,082,753$        

Pre-Tax Operating Income (Revenue less Operating Expenses) -$                 1,553,677$        1,602,885$        1,653,639$        1,705,985$        1,759,974$        1,815,655$        1,873,081$        1,932,306$        1,993,385$        2,056,376$        

Real Property Taxes (assuming 5 year PILOT) -$                  104,967$            193,978$            286,507$            382,660$            436,428$            492,195$            502,039$            512,079$            522,321$            532,767$            

Net Operating Income (NOI) after Taxes -$                 1,448,709$        1,408,907$        1,367,132$        1,323,326$        1,323,546$        1,323,460$        1,371,043$        1,420,227$        1,471,064$        1,523,608$        

Loan or Mortgage (Debt Service)
Interest Payment -$                  457,879$            457,879$            726,000$            711,807$            696,834$            681,037$            664,371$            646,789$            628,239$            608,669$            
Principal Payment -$                  426,016$            426,016$            258,051$            272,244$            287,218$            303,015$            319,681$            337,263$            355,812$            375,382$            

Debt Service -$                  883,895$            883,895$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            984,051$            

Cash Flow After Financing and Reserve -$                 564,814$           525,012$           383,080$           339,274$           339,494$           339,409$           386,991$           436,175$           487,013$           539,557$           

Debt Service Coverage Ratio (DSCR) 1.64                   1.59                   1.39                   1.34                   1.34                   1.34                   1.39                   1.44                   1.49                   1.55                   
Equity Dividend Rate 14% 13% 9% 8% 8% 8% 10% 11% 12% 13%

Annual Cashflows (Pro Forma)
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 APPENDIX A: SCOPE OF SERVICES 
To assist with its evaluation of 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 
 Project financing and annual cashflow workbook submitted by the 

Applicant on 12/17/2025, revised April 15, 2026. 
 Assessed value estimates provided by the applicant in the cashflow 

workbook.  
 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 46 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. To learn more about our experience 
and projects in all of our service lines, please visit our website at www.camoinassociates.com.  

THE PROJECT TEAM 

Rachel Selsky      
CEO, Project Principal  



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
$10,540,000 Temporary (Construction)

Direct Indirect Total
Jobs 0 0 0

Earnings $0 $0 $0
Local Spend $580,000 $0 $580,000

Ongoing (Operations)
Aggregate over life of the PILOT

Direct Indirect Total
Jobs 17 11 28

Earnings $12,507,736 $6,103,486 $18,611,222

             Figure 1

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

Figure 2

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

Economic Impacts

March 18, 2024
Nassau Provisions Kosher Foods, Inc. UPDATED
885 Waverly Ave Holtsville, NY 11742

Figure 3
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Cost-Benefit Analysis Tool powered by MRB Group

Estimated Costs of Exemptions
Nominal Value Discounted Value*

Property Tax Exemption $579,750 $519,084
Sales Tax Exemption $208,375 $208,375

Local Sales Tax Exemption $113,118 $113,118
State Sales Tax Exemption $95,257 $95,257

Mortgage Recording Tax Exemption $60,750 $60,750
Local Mortgage Recording Tax Exemption $20,250 $20,250
State Mortgage Recording Tax Exemption $40,500 $40,500

Total Costs $848,875 $788,209

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 25:1
State 6:1

Grand Total 22:1
*Discounted at 2% 

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

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

$17,158,218$19,153,962

$17,158,218 $788,209

$837,505
$0

$130,279

Cost*
$16,291,285

$866,933
$652,452
$135,757

$116,702

$0
$750,230

$0

$967,784 $866,933
$967,784 $866,933

$0

$16,671,785
$0

$18,611,222
$0

$16,671,785

Nassau Provisions Kosher Foods, Inc. plans to purchase an existing, underutilized approximately 50,000 sf building located at 885 Waverly Ave Medford to 
expand their warehousing capacity for their distribution of specialty foods.  As per the Brookhaven IDA Uniform Project Evalution Criteria Policy, the criteria 
met for this project include, but are not limited to jobs retained and created and capital investment by the applicant.  UPDATE - The project is expecting an 
additional $580,000 of sales and use taxable purchases.  

Fiscal Impacts

Additional Comments from IDA

Benefit*

$18,186,178 $16,291,285
$18,611,222

$0 $0

$0 $0

($425,044) ($380,499)
($579,750) ($519,084)

$0 $0
$154,706 $138,584



















Agilitas Energy, Inc.

401 Edgewater Place, Suite 570
Wakefield, MA 01880

(781) 486-4007 
contact@agilitasenergy.com

www.agilitasenergy.com P a g e | 1

September 10, 2026

Lisa Mulligan CEO
Town of Brookhaven, Industrial Development Agency
One Independence Hill
Brookhaven, Long Island 11738

RE: AE-Manorville 2, LLC

Dear Lisa,

Agilitas Energy, Inc. (“Agilitas”) and its affiliate AE-Manorville 2, LLC (the “Project 
Company”) are developing a solar photovoltaic and battery energy storage system facility (the 
“Project”) located at 2 Paper Mill Road, Manorville, NY 11949. The Town of Brookhaven 
Industrial Development Agency (the “Agency”) holds an interest in the Project through a 
lease, sublease, and sub-sublease arrangement with the Project Company. This letter notifies 
the Agency of an intended transfer of equity interests in the Project Company in connection 
with the tax equity financing of the Project.

In connection with the closing of that financing, Agilitas intends to transfer ninety-nine 
percent (99%) of the equity interests in the Project Company to Patriot Renewable Energy 
Capital, through its affiliate PREC Manorville II, LLC, as tax equity investor. Following the 
transfer, Agilitas Energy, Inc. will continue to control and manage the Project Company and 
the Project. Commencing approximately five and one-half years following the placed in service 
date of the Project, Agilitas will have the option to purchase the entire interest held by the tax 
equity investor. The resulting post-financing organizational structure is depicted on the chart 
enclosed with this letter.

We are providing this notice consistent with the requirements of the Agency’s lease 
documents. Please contact the undersigned with any questions or if the Agency requires any 
further information or documentation in connection with the transfer.

Sincerely,

Barrett C. Bilotta
President



Agilitas Energy, 
Inc

Project Companies

Upstream Investors

Legend

Manorville 2 Ownership Post TE Close

*Ownership is 100% unless otherwise noted

AE Manorville 2, LLC

Manorville 2 MM, LLC

Manorville 2 TE HoldCo, 
LLC

External Parties

PREC MANORVILLE II, LLC

99%1%

AE Patriot HoldCo, LLC
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