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VIA PROCUREMENT WEBSITE 
 
PUBLISHED: June 18, 2025 
 
SUBJECT: Request for Qualifications for Airport Terminal and Rail Integration Opportunity: 

Town Response No. 2 to RFQ Questions and Addendum No. 1 

Dear Prospective Proposers: 

Reference is made to the Request for Qualifications for Airport Terminal and Rail Integration 
Opportunity, issued by the Town of Islip (the “Town”) dated April 8, 2025 (as amended from time to 
time, the “RFQ”). Capitalized terms used in this communication have the meanings given to them in 
the RFQ.  

This communication provides the Town’s responses to certain RFQ Questions pursuant to Section 
6.4.3 of the RFQ in Appendix 1. It also provides the first Addendum to the RFQ (“Addendum No. 1”), 
which includes the initial term sheets for the PDA, the Terminal Agreement, and the Design Direct 
Agreement. For reference purposes, a redline comparison against the previously released version of 
the RFQ is also attached in Appendix 2.  

Prospective Proposers should note:  
• With respect to the Town’s responses in Appendix 1, the RFQ Questions may have been 

consolidated or otherwise edited for clarity or brevity and are not part of the Town’s 
responses.  

• In accordance with Section 6.4.3 of the RFQ, the Town’s responses to RFQ Questions in 
Appendix 1 do not themselves modify the provisions of the RFQ. Any corresponding 
modifications to the RFQ that are formally incorporated by Addendum will take precedence 
over the Town responses. 

• Any provisions of the RFQ not specifically modified by Addendum No. 1 remain unchanged. 

We thank you for your continued interest in the Opportunity and encourage you to reach out with any 
other questions as they arise.  

 
 

Sincerely, 
 

 
 
__________________________________ 
Amy Murphy 
Deputy Town Attorney, Town of Islip 
Procurement Contact 

 
 
 
Enclosures: Town Response No. 2 to RFQ Questions; Addendum No. 1 and Redline Comparison 
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Appendix 1: Town Response No. 2 to RFQ Questions  

No. RFQ  
Cross-Ref. RFQ Question Response 

1.  RFQ Section 
14.1.1. 
Required 
Contents of 
the Stage 1 
SOQ 

Would the Town allow in-text graphics and tables 
to be excluded from the page counts showcased in 
ISP RFQ Section 14.1.1. Required Contents of the 
Stage 1 SOQ ? 

No. Graphics and tables along with the narrative text will 
count equally toward page limits. 

2.  NA Could the Town please provide a Word editable 
version of the ISP RFQ, including all appendices 
and forms? 

The Town will provide editable versions of the Appendix B 
Forms in order to facilitate the use of such forms in the 
Stage 1 SOQ submissions. The Town does not anticipate 
providing editable versions of the other portions of the 
RFQ. 

3.  RFQ Section 
1.2 and 
Section 4.9.b 

Section 1.2 of the RFQ mentions that the Town does 
not intend to seek federal funding for the terminal, 
connector and related components of the Project. 
We noticed that the 2022 Terminal Planning Study 
by Landrum and Brown mentions that the funding 
sources (Section 9.3.2) for the terminal Preferred 
Alternative contemplates federal funding of up to 
$110M ($70M of fairly certain and $40M possible 
funding). Additionally, section 4.9 b) of the RFQ 
welcomes suggestions from the Proposers with 
regards to potential federal grants (AIP, RAISE). Can 
the Town clarify what orientation is presently 
contemplated with federal funding? 

The Town’s position with respect to the pursuit of federal 
grants or loans remains the same. The Town, itself, does 
not intend to pursue federal grant funding or financing for 
the Opportunity.  
 
However, if a Proposer desires to pursue federal grants or 
loans and proposes to modify the RFQ or PDA terms to 
accommodate such arrangements, such Proposer 
should: (a) notify the Town through the RFQ Question 
process and/or as appropriate through its Stage 1 SOQ 
and (b) provide sufficient information to enable the Town 
to consider such request.  
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No. RFQ  
Cross-Ref. RFQ Question Response 

4.  RFQ Section 
1.2.h 

We have reviewed the 2025 – Town of Islip Budget 
and would like the following clarifications: 

•  
(A) With respect to the 1776.02 - Airport Non-

Terminal Rentals line item, can the Town 
provide further details for this line-item and 
confirm if those revenues would be considered 
available revenues as per section 1.2.h of the 
RFQ? 

(B) With respect to the 1782.02 Airport Baggage 
Claim Area Fees line item, can the Town 
confirm if revenues in this line-item would be 
considered available revenues as per section 
1.2.h of the RFQ? 

(C) With respect to the 1783.02 Airport Concourse 
Fees line item, can the Town confirm if 
revenues in this line-item would be considered 
available revenues as per section 1.2.h of the 
RFQ? 

(A) With respect to the 1776.02 - Airport Non-Terminal 
Rentals line item: No, these revenues would not be 
considered available revenues. If other “airport 
development” is proposed the following annual 
revenues may be discussed as part of Stage 2. 
• Clarion Hotel: $441,063 
• Avis Service Facility: $108,030 
• Enterprise Service Facility: $103,934 
• Southwest Cargo Facility: $39,823 

(B) With respect to the 1782.02 Airport Baggage Claim 
Area Fees line item: Yes, these are available 
revenues.  

(C) With respect to the 1783.02 Airport Concourse Fees 
line item: Yes, however are fees currently generated 
by Gate B15 only. In the past the Airport generated 
revenue from Concourse B which is now 
decommissioned. 
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5.  RFQ Section 
2.4.i 

Can you please provide some details regarding the 
current commercial arrangements with airlines, 
specifically Southwest commercial 
arrangements? 

Yes, please see details below. 
 

• Concourse A - Southwest Airlines built, operates, 
and maintains (including but not limited to: 
passenger boarding bridges, equipment, 
cleaning, mechanical, electrical, plumbing, 
maintenance, repair, and upkeep) Concourse A 
until July 2029. All the concession agreements are 
negotiated and managed by Southwest; the 
Airport receives a percentage of the concession 
revenues. The Airport provides apron snow 
removal services. Within this agreement, 
Southwest has counter space for ticketing and its 
baggage service area.   

• The Airport has a leaseback with Southwest 
Airlines for Gates A1-4 for $1,343,559.48 
annually.  

• All air carriers lease ticket counters, office space, 
and gate space by sq. ft. per the 2025 Rates and 
Charges schedule on the Procurement Website. 
Gate space is managed on a Common Use 
System (CUTE).   

• Deicing: GAT provides all carriers with deicing 
services. Fees are charged separately.  

• Fuel: All carriers use the Airport’s common fuel 
farm and pay $0.05 per gallon to the Airport, per 
the 2025 Rates and Charges schedule on the 
Procurement Website. 

• Ground Handling: above and below wing may be 
provided by a third party or the air carrier. 

• Aircraft Maintenance: support is provided by 
Modern Aviation, an FBO at ISP. 
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No. RFQ  
Cross-Ref. RFQ Question Response 

6.  NA Can the Town please provide a breakdown of the 
expenses to terminal and airfield works – as 
presented to the airlines? 

Yes, please see details below. 
 
• Building Maintenance includes Service Contracts, 

Supplies, Equipment, Building Maintenance, 
Property Repair, Fire Extinguishers $335,000 per year.  

• Field Maintenance includes Service Contracts, 
Supplies, Equipment, Gas and Oil, Sand and Salt, 
Field Maintenance $615,000 per year.  

• More detailed budget information will be provided to 
selected firms in SOQ2. 

7.  NA Can the Town share the minutes from the meetings 
with the airlines and community about the Project? 

In 2021, outreach with airlines was conducted as part of 
the 2022 Terminal Planning Study for ISP. Please review 
the 2022 Terminal Planning Study for ISP on the 
Procurement Website for more information. Three (3) 
times a year the Airport administrative staff meets with 
airlines and other Airport stakeholders during “Key 
Tenant Meetings” to provide general updates relating to 
Airport projects. No formal minutes are kept. 

8.  NA Has the Town identified future projects using 
PFCs? 

The Town and Airport identified PFC projects and are 
currently working on PFC #8, #9 and #10 projects. Please 
see the listed PFC projects included on the Procurement 
Website, namely: PFC 8 and 9 Project Info and PFC-5500-
1-ATTACHMENT-H-2022 ISP FINAL REV. 
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No. RFQ  
Cross-Ref. RFQ Question Response 

9.  RFQ Section 
2.2.a.i and .ii 

Section 2.2.a.i and .ii: With respect to the existing 
terminal, can the Town please provide a list of any 
existing facilities that are not in compliance with 
either FAA regulations & advisories or the Airport 
Rules and Regulations & Minimum Standards? 

With respect to the Opportunity listed in the RFQ:  
• the central terminal building along with ticketing and 

baggage facilities follow New York State building code 
and are understood to be compliant;  

• the airfield follows FAA Part 139 Rules and 
Regulations and is understood to be compliant, and  

• the Airport is currently working on a noncompliance 
matter with a through-the-fence operator. 

10.  RFQ Section 
2.2.a.iv.C 

Section 2.2.a.iv.C indicates that the terminal must 
be expandable to PAL 2 and 3 subject to 
negotiations – any thoughts on what elements of 
the buildout will need to be built in Phase 1 to allow 
the increase? Or is this for Proponents to propose 
in Stage 2? 

No, the Town does not have further guidance on what 
elements of the buildout should be included in an initial 
phase. Triggers for terminal expansions to accommodate 
PALs 2 and 3 will be discussed during Stage 2 of the RFQ 
process.  

11.  RFQ Section 
2.2.a.iv 

(A) Section 2.2.a.iv.D: Can the Town clarify its 
intent when describing expected level of 
service as “first-class”?  

(B) Section 2.2.a.iv.B prescribes level of services 
to be consistent with IATA. Would the Town 
consider identifying an appropriate IATA level 
of service (“LoS”) which the terminal should 
achieve?  

(C) What LoS does the current terminal achieve? 

(A) The reference to “a first-class level of service to 
customers” in Section 2.2.iv.D means a level of 
service consistent with IATA standards, including 
modern, spacious, and convenient airport amenities 
common in the industry for legacy carriers.  

(B) The Town does not anticipate identifying an IATA LoS 
for either terminal option at this time. The applicable 
LoS should be consistent with the IATA framework 
and further informed by airlines and other Airport 
stakeholders, among other things, in accordance 
with good industry practice.  

(C) The LoS for the Existing Terminal has not been 
measured. However, Proposers should note that the 
Airport has 100% occupancy of ticket counter 
spaces, bag makeup area, and office spaces.  
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No. RFQ  
Cross-Ref. RFQ Question Response 

12.  NA How many boarding bridges are currently 
available? 

In Concourse A, there are eight (8) boarding bridges.  
The Town leases four (4) gates (Gates A1-4) from 
Southwest Airlines in Concourse A. These gates have four 
(4) total passenger boarding bridges. If needed, the Town 
will assign these lease rights to the Developer. 
Southwest has four (4) additional passenger boarding 
bridges at Gates A5-8. 

13.  RFQ Section 
2.4.e.ii 

Is the Town open to a shuttle bus service on a 
dedicated road – Similar to a bus rapid transit 
solution? 

No. Traditional, mass transit shuttle buses are not 
allowed. The Town has included additional details 
regarding the nature and extent of the shuttle bus 
prohibition in Addendum No. 1. Please see Section 
2.4.e.ii of the RFQ. 

14.  RFQ Section 
1.1.(c) –(d) 

We understand that the Town has invested in 
enhancements to the existing terminal in recent 
years (ground transportation center, MEP 
upgrades). Additionally, the RFQ mentions that 
both the State and Suffolk County have announced 
further investments of $200M (Section 1.1.c, d.) for 
infrastructure and utilities projects around the 
Ronkonkoma Station. Can the Town share with the 
Proposers any details on the specific projects for 
which these investments will be used? 

With respect to the $150 million investment by the State 
announced by Governor Kathy Hochul, the Town 
understands the funds will be used to improve existing 
and add new infrastructure around Ronkonkoma Station. 
With respect to the $50 million investment announced by 
Suffolk County, the Town understands the funds will be 
used for utilities and other infrastructure around 
Ronkonkoma Station.  
 
The Town awaits further guidance from the State and the 
County on the anticipated uses of these investments.  

15.  RFQ Section 
2.4.c 

Can you describe the investment made in recent 
years in the existing terminal, in particular, the 
technical characteristics of the new baggage 
handling system? 

Please see the Airport Baggage Handling Specification 
document included on the Procurement Website. 
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No. RFQ  
Cross-Ref. RFQ Question Response 

16.  RFQ Section 
2.2 

(A) Can the Town provide the Proposers with the 
current terminal O&M manuals, maintenance 
records and warranties for the existing terminal 
systems and equipment?  

(B) Will a condition baseline of existing terminal 
systems, equipment and finishes be provided 
as part of the RFP, or will Proposers be afforded 
the opportunity to access the existing facilities 
during the bid phase to undertake their own 
condition assessment? 

(A) Yes, the Town will provide to Shortlisted Proposers 
during Stage 2 available O&M manuals, maintenance 
records, and warranties for the Existing Terminal, 
except for Concourse A which is operated and 
maintained by Southwest Airlines.  

(B) During Stage 2, Shortlisted Proposers will be given an 
opportunity to conduct certain due diligence 
activities at the Airport, including a baseline condition 
survey.  

17.  RFQ Section 
2.2 

Can the Town confirm utility sources utilized for 
heating and cooling at the terminal and facilities? 
Are any systems such as battery or thermal storage 
utilized to date? Will utility information including 
billing information and current monthly and annual 
consumption be made available to Participants 
during the RFQ phase? 

The Airport uses conventional electric. Water is supplied 
by Suffolk County Water Authority. Battery or thermal 
storage has not been used to date. Further utility 
information will be made available during Stage 2 of the 
RFQ process. 

18.  NA From the 2017 Master Plan Summary available on 
the Airport website, we understand that it is 
recommended to modify the following runways: 

• Runway 06/24 (RWY 6/24) - extend by 494 ft to 
7,500 ft; 

• Runway 15R/33L (RWY 15R/33L) - extend by 
1,814 ft to 7,000 ft. 

Can you confirm if there is any plan to complete 
these modifications and timing of such? 

The Airport Master Plan contemplates all future 
development options. RWY 6/24 and RWY 15R/33L could 
be extended but are not currently contemplated. Based 
on the critical aircraft DG-III, and new aircraft technology, 
air carriers have not expressed a need for additional 
runway length to serve domestic or international 
destinations. 
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No. RFQ  
Cross-Ref. RFQ Question Response 

19.  NA Has the Town conducted public hearings with the 
population of Suffolk County to discuss the 
Project? Can the Town share the related 
documentation to the Proposers? 

In 2022, as part of Suffolk County’s proposed Midway 
Crossing Project the Airport met with community groups 
in Holbrook, Lakeland, and Bohemia to share potential 
development opportunities for the Airport. More 
information can be found on the Midway Crossing site or 
through the County. 

20.  NA We foresee a possible impact of the connector 
between airport terminal and LIRR station on the 
parking lots located next to the station. Some 
airport users (passengers, employees), may park 
at the existing lots, which are currently free of 
charge, reducing available parking for train 
commuters, and eroding revenue for the airport. 
 
Is the Town aware of any plan to start charging for 
parking in those lots? Would the Town consider 
requesting these lots be added to the Development 
Areas (North or South)? Is the Town aware of any 
plan by LIRR to expand or reduce the provision of 
parking around the station? 

The Town is not aware of any plans to charge for parking 
around the Station or otherwise expand or reduce the 
provision of parking around the Station. Parking for the 
Station is controlled by the MTA, not the Town. 
 
The Town expects to provide assistance in negotiations 
related to the acquisition of or access to parcels that are 
required for development of the Opportunity. Please see 
the PDA Term Sheet regarding coordination in general.  
 
Additional information regarding such matters may be 
provided in the PDA when issued to Shortlisted 
Proposers. Shortlisted Proposers may, in Stage 2 of the 
RFQ process, provide further feedback on the separation 
of airport-related parking from MTA parking. 
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No. RFQ  
Cross-Ref. RFQ Question Response 

21.  RFQ Section 
4.7 

(A) Considering that the construction of a new 
passenger terminal in the North Development 
Area would make the current passenger 
terminal redundant, and that as per Section 4.7 
of the RFQ, some contracts in the South 
Terminal Area may be assigned to the 
Developer (i.e. part of the South Terminal Area 
may remain open even if a new terminal is built 
in the North Area), can the Proposers assume 
that they can redevelop the existing terminal, 
to convert it to a different use? 

(B) May Proposers redevelop the Existing Terminal 
to convert it to a cargo facility? 

(A) Yes. In accordance with Section 1.3.b of the RFQ, 
Proposers may propose to incorporate additional, 
airport-related scope elements or facilities that are 
not described in the Minimum Technical 
Requirements. This is further clarified in Addendum 
No. 1; see Section 2.3.i of the RFQ. 

(B) No. Proposers may not redevelop the Existing 
Terminal to convert it to a dedicated cargo facility.  

22.  NA The construction of a new terminal and the renewal 
of the existing one would require an environmental 
evaluation. Will the Town of Islip retain 
responsibility for all environmental approvals 
under NEPA? What roles and responsibilities shall 
the Developer assume in the environmental 
approval process? 

The Developer will responsible for the preparing the NEPA 
environmental documents in collaboration with the 
Town. The Town will work with the Developer on any FAA 
coordination needed for the NEPA documents. The 
Developer will conduct the environmental review under 
SEQR with the Town retaining decision-making authority 
as required by law.  
 
The Town has included additional details regarding 
environmental undertakings in Addendum No. 1; see 
Section 9 of the PDA Term Sheet.  
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No. RFQ  
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23.  NA As per the documents made available to the 
prospective Proposers, there is evidence of 
hydrocarbon contamination and indications of 
other potential contamination in the site. The 
presence and extent of contamination can only be 
confirmed by conducting a Phase II ESA. Can you 
confirm that these studies are planned and if the 
Town of Islip will be responsible for completing the 
investigations? 

The Town does not anticipate completing a Phase II ESA 
for the Opportunity. The Developer will be responsible for 
conducting its own due diligence of the Opportunity. The 
Town has included additional details regarding required 
due diligence in Addendum No. 1; see Sections 9 and 10 
of the PDA Term Sheet.  
 
Proposer should note certain Airport parcels are not 
included in the designated areas of the NYSDEC 
Superfund Site Classification Notice. Please refer to the 
map of the designated areas on the Procurement 
Website.  

24.  NA Are there additional geotechnical surveys planned 
for the site? 

The Airport has completed the Geotechnical Engineering 
Report and the Phase I Environmental Site Assessment 
for the Compost Facility. These documents have been 
posted on the Procurement Website. The Town does not 
anticipate completing additional geotechnical surveys 
for the South Terminal Area or the North Development 
Area.  

25.  NA Is there a survey of the woodland area adjacent to 
the compost area, in order to determine the 
species of trees that may need to be removed? 

No. The Airport has not conducted any type of study to 
define the species or types of trees in the North 
Development Area. 

26.  RFQ Section 
1.2.d and 
3.1.c 

Can the Town provide clarification on the terms of 
the expected Design Direct Agreement between 
the Town and the Lead Design Firm? 

Yes. Further details are provided in Addendum No. 1; see 
Section 15 of the PDA Term Sheet along with Annex B to 
the PDA Term Sheet.  
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No. RFQ  
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27.    (A) Can the Town provide applicable state and 
local legal requirements driving this decision to 
enter into a Design Direct Agreement? 

(B) Can the Town specify to whom the Lead Design 
Firm owes a duty of care, the Town or the 
Developer, and who is intended to own the 
design? 

(A) Yes. Further details are provided in Addendum No. 1; 
see Section 15 of the PDA Term Sheet along with 
Annex B to the PDA Term Sheet.  

(B) The full terms of this arrangement, and the 
relationship of the Developer with the Lead Design 
Firm including certain responsibilities for 
coordination and management of design work, will be 
set out in the forms of PDA and Design Direct 
Agreement to be released as an Addendum to 
Shortlisted Proposers at the beginning of Stage 2 of 
the RFQ. Initially, see Section 15 of the PDA Term 
Sheet along with Annex B to the PDA Term Sheet.  

28.  NA Can a Proponent that chooses one of the options 
in the qualification phase (North or South), then 
change its option during the development phase? 

Yes, the Town has revised the RFQ to accommodate this 
approach. Further details are provided in Addendum No. 
1; see Section 3 of the PDA Term Sheet.  

29.  RFQ Section 
1.2.f 

Section 1.2.f of the RFQ indicates that the Existing 
Terminal Option will contain requirements related 
to the operations and maintenance of the Existing 
Terminal during renovation or construction, and 
the terminal connector from the Station to the 
Terminal. If the North Terminal Option is chosen, 
can the Town confirm if the Developer will be 
required to operate and maintain the Existing 
Terminal during construction of the North 
Terminal? If this is the case, will it be obliged to 
provide transportation service between 
Ronkonkoma and the South Terminal? Would a 
shuttle bus be acceptable? 

No. If the North Terminal Option is chosen, the Developer 
will not be required to operate and maintain the Existing 
Terminal during construction of the North Terminal.  
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30.   NA If Developer has chosen the Existing Terminal 
Option, would it take over the operation of the 
Airport or the Existing Terminal during 
construction? 

Yes. If the Existing Terminal Option is chosen, the 
Developer must operate and maintain the Existing 
Terminal once the Terminal Agreement is executed, 
except for Concourse A. The Existing Terminal would have 
to remain open and operational, and maintain the same 
level of airline service, during all activities, provided that 
the Developer may temporarily close amenities such as 
concessions during development provided that sufficient 
replacements are temporarily provided as needed to 
serve Airport customers, employees, and tenants.  
 
The Town will continue to operate the Airport. The 
Developer would not take over operation of the Airport at 
any time.  

31.   NA (A) If Developer has chosen the North Terminal 
Option, and the new terminal is ready before 
the expiration of Southwest Airlines’ lease of 
the current terminal, and this airline wants to 
operate in the Existing Terminal, could the two 
terminals operate simultaneously?  

(B) What obligations would the Developer have in 
the Existing Terminal? If this is the case, will it 
be obliged to provide transportation service 
between Ronkonkoma and the South 
Terminal? Would a shuttle bus be acceptable? 

(A) The Town contemplates that upon completion and 
commencement of operations at any North Terminal, 
the Existing Terminal would be closed to scheduled 
passenger service. If a Proposer’s schedule suggests 
that a new North Terminal will be ready before the 
expiration of Southwest Airlines’ lease, the Town will 
work with the Developer to effect the foregoing. 

(B) An operator of the North Terminal is not expected to 
have material obligations with respect to the South 
Terminal. 

 
32.  RFQ Section 

5 
Please clarify when the RFQ responses for Stage 1 
are due.  

Stage 1 SOQs are due on August 14, 2025. Please see the 
Procurement Schedule in the RFQ. 
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Appendix 2: Addendum and Redline Comparison 
 

Separately provided on the Procurement Website under the RFQ tab. 




