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PHILADELPHIA LAND BANK 

 

MARCH 10, 2026 BOARD OF DIRECTORS MEETING MINUTES 

 

 

A Regular Meeting of the Board of Directors of the Philadelphia Land Bank was held on Tuesday, 

March 10, 2026, at 1234 Market Street, 17th Floor Boardroom, Philadelphia, PA 19107, of which proper 

notices were given. A condensed transcript of this meeting is attached to these minutes as Exhibit A. 

 

Call to Order 

 

The meeting was called to order at 10:05 am. 

 

Ms. Imredy Saah announced that prior to the Public Session, the Board held an Executive Session 

during which Mr. Rodriguez reviewed the agenda and the Board discussed its wish to meet regarding 

the Land Bank’s assessment.  

 

Ms. Imredy Saah then outlined the rules for public comment, asking speakers to limit remarks to two 

minutes, address only the item currently under consideration, and refrain from making accusations or 

negative comments about applicants, staff, Board members, attendees, or other members of the public. 

She then proceeded to call the roll.  

 

Item I 

Roll Call 

 

The following members of the Board of Directors reported present: Chair Angela Brooks, Kelvin 

Jeremiah, Nicholas Dema, Andrew Goodman, Rebecca Lopez-Kriss, Jenny Greenberg, Alexander 

Balloon, Cornelius Brown, Darwin Beauvais, Maria Gonzalez, and Michael Johns.   

 

The following Land Bank staff members were present: Angel Rodriguez, Sharla Russell, Andrea 

Imredy Saah, Esq., Lily Bernadel, Esq., Ashley Braxton, Liliana Felicano, Simbarashe Madziva, 

Cristina Martinez, Brian Romano, and Carolyn Terry. 

 

Public Attendees: The list of public attendees follows these minutes.   

 

Item II 

Approval of Board Minutes 

 

Ms. Brooks called for a motion to adopt the Board meeting minutes of January 13, 2026, and February 

10, 2026.   

 

Ms. Lopez-Kriss moved to approve the Board meeting minutes of January 13, 2026, and February 10, 

2026.  Ms. Gonzalez seconded the motion.    

 

Upon motion made and duly seconded, the Board unanimously approved the Board meeting minutes 

of January 13, 2026, and February 10, 2026.    
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Item III 

Executive Director’s Report 

 

Mr. Rodriguez presented his report, attached to these minutes as Exhibit B.  He reported that, pursuant 

to Resolution No. 2023-32, he approved an administrative increase in the Maximum Price for a portion 

of the Pastor James Allen – Civetta 1, LLC project. He noted that the project, originally approved in 

2022, included twenty-two condominium units, and that a prior administrative adjustment increased 

prices to $250,000 per unit following a change from two-bedroom to three-bedroom units. Mr. 

Rodriguez informed the Board of a further increase to $280,000 per unit for all twenty-two three-

bedroom units due to rising development, holding, and financing costs. He confirmed that the 

affordability level remains at 80% AMI.   

 

Ms. Lopez-Kriss asked if the change was due to a lack of demand for the two (2) bedrooms units.  Mr. 

Rodriguez affirmed that was the case.     

 

Mr. Rodriguez also reported on the Land Bank’s activities related to municipal tax lien sales. He noted 

that, following the approval of a Memorandum of Understanding with the Sheriff’s Office in March 

2023, the Land Bank began acquiring properties at tax sales. To date, the Land Bank has acquired 259 

properties, including 190 non–U.S. Bank lien properties and 69 U.S. Bank lien properties. The Land 

Bank has expended approximately $3.28 million on non–U.S. Bank lien properties, with an average 

cost of $17,245 per property, and expects to acquire an additional nineteen properties. For U.S. Bank 

lien properties, approximately $1.14 million has been spent, with a remaining balance of $364,650, 

allowing for the acquisition of approximately twenty-two additional properties. He explained that 

rising acquisition costs are largely due to increased land assessments by the Office of Property 

Assessment, resulting in higher annual taxes.  

 

Ms. Lopez-Kriss asked about the status and identification of U.S. Bank lien properties. Mr. Rodriguez 

stated that 72 properties had been identified.  Ms. Imredy Saah clarified that although the City paid the 

U.S Bank liens for approximately 72 properties, some did not proceed to Sheriff Sale for various 

reasons, including owner payoff or sale, resulting in 69 acquisitions. 

 

Ms. Lopez-Kriss asked why additional acquisitions are anticipated. Mr. Goodman explained that the 

Mayor’s Housing Plan includes funding and recommendations to increase acquisition of U.S. Bank 

lien properties, with dedicated budgets for both traditional tax sales and U.S. Bank lien acquisitions. 

 

In response to a question from Mr. Goodman regarding whether all invoices and deeds from the 

Sheriff’s Office had been received, Mr. Rodriguez stated that the Land Bank has delayed further 

payment pending receipt of all deeds for which payment has been made. 

  

Item IV 

Administrative Matters 

 

IV.A. Amendments to Approved Dispositions  

Before moving on to the next agenda item, Chair Brooks reminded attendees that the Board welcomes 

all opinions and values community input but expects everyone to remain respectful and courteous. She 

stated that all speakers will be heard and emphasized that disruptive behavior will not be tolerated and 

may result in removal from the meeting. 
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Mr. Jeremiah requested clarification on the process for admission of attendees to the meeting given the 

limits on the number of attendees in the room, which were being enforced by the building security 

personnel.  Mr. Rodriguez explained that all individuals with business before the Land Bank were 

admitted. Ms. Brooks confirmed that all individuals who asked to attend the meeting were permitted 

to proceed to the 17th Floor. 

 

1.  Cheesecake Properties  

Next, Mr. Rodriguez reported an amendment to Resolution No. 2024-41 to remove one property, 1317 

South 20th Street, from the Cheesecake Properties development project in the 2nd Council District, 

reducing the number of units from eight to seven, and to increase the maximum sales price from 

$250,000 to $280,000 per unit while maintaining affordability at 80% AMI. He explained that the 

increase is due to soil conditions, rising construction costs, and additional compliance requirements 

under new City regulations. 

 

Chair Brooks called for questions or comments from the Board.   

 

Mr. Johns asked whether staff was familiar with the code changes that led to the increased costs. Mr. 

Rodriguez explained that the increase was driven by additional due diligence requirements from L&I.  

 

Mr. Goodman asked why 1317 S. 20th Street was removed and whether it was due to environmental 

issues. Mr. Rodriguez responded that the property was removed due to its size.   

 

Chair Brooks asked if any written comments were received for this disposition.  There were none.   

 

Chair Brooks asked whether anyone signed up to comment and whether there were any additional 

public comments. Hearing none, Chair Brooks called for a motion regarding the disposition.  

 

Mr. Dema moved to approve the disposition, and Mr. Beauvais seconded the motion.   

 

Upon motion made and duly seconded, the Board approved the Resolution Amending Resolution 

2024-41 to Remove 1317 South 20th Street, to Reduce the Number of Project Units, to Revise 

Construction Plans, and to Increase the Maximum Sales Price for Homeownership Units on 1212 

South 17th Street, 1511 South 20th Street, 1904 South 23rd Street, 1216 South 31st Street, 1911 

Gerritt Street, 1932 Titan Street, and 2044 Titan Street by Cheesecake properties LLC (attached as 

Exhibit C).   

 

2. BMK Properties 

Mr. Rodriguez presented an amendment to Resolution No. 2022-57, adopted December 13, 2022, for 

properties conveyed to BMK Properties on March 26, 2024. He explained that the amendment revises 

the AMI limit from 80% to 100% for seven of the nineteen homes and increases the maximum sales 

price for those units from $265,000 to $280,000 due to rising construction costs. The amendment 

applies to the following properties: 3033, 3035, 3037, 3039, 3041, 3045 and 3047 Martha Street in the 

1st Council District.   

 

Chair Brooks called for questions or comments from the Board.   

 

Mr. Goodman requested clarification, noting that the resolution refers to unsold units, and asked 

whether the remaining units had been sold at 80% AMI.  Mr. Rodriguez responded in the affirmative.   

 

Chair Brooks asked if any written comments were received for this disposition.  There were none.   
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Chair Brooks asked whether anyone signed up to comment and whether there were any additional 

public comments. Hearing none, Chair Brooks called for a motion regarding the disposition.  

 

Mr. Balloon moved to approve the disposition.  Mr. Goodman seconded the motion.   

 

Upon motion made and duly seconded, the Board approved the Resolution Amending Resolution 

2022-57 to Revise Unit Sales Price and Maximum Income Eligibility Level for Homeownership 

Units Constructed on 3033, 3035, 3037, 3039, 3041, 3045 and 3047 Martha Street by BMK 

Properties, LLC (attached as Exhibit D). 

 

Item V 

Property Dispositions  

 

V.A.  Development-Affordable Housing (Requests for Proposals (RFP) 

1.  RFP North Central N. 16th Street Duplex et al – HOW Affordable Housing, LLC 

Mr. Romano presented the next agenda item, requesting Board approval of a disposition to HOW 

Affordable Housing, LLC for the development of nine (9) duplex buildings in the 5th Council District, 

resulting in eighteen (18) homeownership condominium units. He noted that the proposed homes are 

consistent with the surrounding neighborhood. Mr. Romano also reported that the developer held two 

community meetings, including a virtual meeting. He explained that no members of the public attended 

the initial in-person community meeting, and only three (3) individuals attended the subsequent virtual 

meeting. The properties included in the disposition are 1601, 1605, 1616, 1618, and 1620 North 16th 

Street. 

 

Chair Brooks called for questions or comments from the Board.    

 

Ms. Gonzalez asked whether any comments were received from attendees at the second community 

meeting. Mr. Romano responded that all feedback was positive.    

 

Mr. Goodman sought confirmation that the RFP contemplated duplex development, and Mr. Romano 

confirmed that it did.  Mr. Rodriguez then provided additional background on the RFP.   

 

Ms.  Brooks called for public comments.   

 

Mr. Crosley, Director of Neighborhood Development for CD 5 confirmed this RFP has the full support 

of the 5th Council District.  

 

Ms. Imredy Saah reported that no written comments were received for the disposition.  

 

Seeing no other questions from the Board or the public, Chair Brooks called for a motion to adopt the 

disposition.  

 

Mr. Johns moved to approve the disposition, and Ms. Gonzalez seconded the motion.  

 

Upon motion made and duly seconded the Board approved the Resolution Authorizing Conveyance 

of 1601, 1605, 1616, 1618, and 1620 North 16th Street to HOW Affordable Housing, LLC 

(attached as Exhibit E). 
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V.B.  Development-Affordable Housing (unsolicited) 

Before proceeding to the next agenda item, Mr. Rodriguez requested that Land Bank staff and attendees 

not present for that item step out to allow members of the public waiting downstairs to enter and 

participate in the meeting. 

 

Chair Brooks then called a brief recess to allow additional public attendees to arrive.  

 

2. Civetta Property Group, LLC 

Mr. Romano presented an unsolicited application from Civetta Property Group, LLC for the 

development of thirty single-family homes in the 7th Council District. The project includes a mix of 

two- and three-story homes, each with three bedrooms and two bathrooms, to be sold to households at 

or below 100% AMI with a maximum sales price of $280,000. All units will be eligible for the Turn 

the Key program. 

 

Chair Brooks outlined the public comment procedures, including a two-minute time limit per speaker, 

directing comments to the Board, and maintaining respectful conduct to ensure all attendees have an 

opportunity to be heard. 

 

Ms. Imredy Saah reported that several written comments were submitted both in support and in 

opposition of the project. She then summarized the written comments received and noted that they 

would be attached to the meeting minutes. The written comments are attached to these minutes as 

Exhibit F. 

 

Seeing no questions from the Board, Chair Brooks opened the floor to public comment and called on 

each individual who had signed up to speak on the item. 

 

Councilwoman Quetcy Lozada stated that, following the Board’s direction to continue discussions, a 

community meeting was held on January 8, but the developer did not engage in meaningful negotiation 

and the community voted against the project. She emphasized that while the community supports 

development and the Turn the Key program, it must reflect local affordability needs.  Ms. Lozada urged 

the Board to respect the community’s opposition, vote against the project, and avoid sending the parties 

back for further discussions, noting that residents have repeatedly expressed their concerns and 

opposition to this project. 

 

Chair Brooks reminded the Board that dispositive votes on properties valued at $50,000 or more require 

at least six votes in either direction; otherwise, the vote is non-dispositive and the developer may 

choose to return to the Board. 

 

Mr. Jeremiah asked whether the developer had requested to return to the Board, and Mr. Rodriguez 

confirmed they had.  

 

Mr. Rodriguez also noted that Board Member Michael Johns had recused himself and left the room. 

Ms. Imredy Saah clarified that Mr. Johns’ recusal, originally made in November, was due to his niece 

receiving a 7th Council District grant for her nonprofit, an application he had assisted with.  As the 

circumstances remain unchanged, his recusal stands and will be reflected in the minutes. 

 

Ms. Margarita Padin spoke in opposition to the project, citing gentrification’s negative impact on 

affordability in ZIP codes 19122 and 19133, where the annual median income ranges from $30,000 to 

$40,000. She also raised concerns about the lack of parking alternatives and urged the Land Bank to 

ensure developers comply with labor laws, particularly regarding proper worker classification. 
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Mr. Jeremy Blatstein spoke in support of the project, stating that the Turn the Key program’s $185,000 

subsidized price addresses real housing needs for city workers. He urged the Board to approve 

qualifying projects and noted that any City Council opposition should be addressed through post-

approval processes, not at the Board level. 

 

Ms. Maria Matos read a statement from her father, Carlos Matos, expressing disappointment with 

Mayor Parker for failing to address affordable housing concerns despite campaign promises. He argued 

that displacement perpetuates poverty and urged the Board to hear the community’s concerns, stressing 

that longtime residents have the right to remain in their neighborhoods.  

 

Ms. Brennan Tomasetti, founding member of Civetta Property Group, refuted claims of bad faith 

negotiation, stating the company actively sought feedback and proposed modifications to increase 

affordability. She highlighted Civetta’s track record of 213 homes built and sold through the Turn the 

Key program, with 60 more under construction. Acknowledging concerns about parking and 

affordability, she urged the Board not to delay progress and to keep the thirty prospective first-time 

homebuyers in mind when making their decision. 

 

Mr. Jeremiah asked whether Ms. Tomasetti had received a response to her post-meeting 

correspondence. She confirmed that she did not, noting that a follow-up inquiry only led to a brief 

acknowledgment that a response was being worked on, which she never received. 

 

Dave Langley of Philadelphia Accelerator Fund, disclosing no financial interest, spoke in support of 

the project.  He highlighted the city’s shortage of affordable three- and four-bedroom housing and 

noted that the homes’ effective affordability is closer to 50-60% AMI given current interest rates.  He 

urged the Board not to let the pursuit of a perfect solution delay a good one, noting that LIHTC projects 

can take four to five years to break ground. 

 

Will Gonzalez, Executive Director of Ceiba, expressed support for TTK while raising concerns about 

affordability for those at 60-80% AMI.  He urged all parties to collaborate within the process, warning 

that Board approval followed by councilmanic opposition would undermine the Board’s credibility, 

and called for increased subsidies and good-faith cooperation to move forward. 

 

Mr. Jeremiah asked whether a $100,000 subsidy increase would gain Mr. Gonzalez’s support.  

 

Mr. Gonzalez did not answer the question but cited land use considerations, expressing a willingness 

to collaborate and noting that a “no” vote would not preclude future cooperation. He acknowledged 

being absent from the last meeting, having met with the developer separately, and confirmed he had 

not presented a counterproposal. 

 

Chair Brooks asked whether Ceiba had opposed previous Turn the Key proposals in the District, to 

which Mr. Gonzalez confirmed it had, specifically the project that had been presented by Mr. Rushdy. 

 

Community observer Mr. Ketih Mensah supported the project, citing his personal experience as a 

property owner in North Philadelphia and Germantown, where the developer’s work raised property 

values, reduced crime, created jobs, and improved neighborhood amenities. 

 

Mo Rushdy spoke in support of the project, urging consensus and noting that two similar Turn the Key 

applications in the 7th Council District were previously approved unanimously by the Board at the same 

price and AMI level, raising questions about consistency in decision-making.  He also presented market 
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data showing nearby homes selling between $418,000 and $800,000, arguing that the proposed 

$185,000 price point, while not affordable to all, is significantly below current market rates.  He 

expressed hope that Board approval would open further dialogue with Councilwoman Lozada. 

 

Talia Giles, Director of the Philly Liberation Center and Norris Square resident, opposed the project, 

citing that community meetings consistently resulted in a “no” vote over the past eight to nine months. 

She noted that Civetta failed to revise its proposal before the January meeting and never met the 

community’s request for homes priced at $250,000. She urged the Board to vote no, stressing that true 

affordability must reflect Norris Square’s income levels, not surrounding counties. 

 

Dr. Timour Kamran, Chair of the Norris Square Neighborhood Association, opposed the project, stating 

the issue has moved beyond affordability to one of community respect. He noted that the developer 

repeatedly presented the same unchanged proposal despite multiple community meetings, and with 

over 100 residents consistently voting against it, urged the Board to vote no. 

 

Patricia DeCarlo, a 40-year neighborhood resident, opposed the project, stating that twenty-two of the 

thirty lots are in ZIP code 19133, where the median income is far below what is needed to afford the 

proposed prices. She stated that the project would further gentrify an already displaced community and 

urged that housing be made truly affordable to existing residents. 

 

Ms. Pimentel, speaking for the Norris Square Community Action Network, opposed the project, stating 

that Civetta wasted eight months of negotiating opportunities, including a November Board-mandated 

meeting where they refused to deviate from their $280,000 model.  She emphasized that the 

community’s vote is final and urged the Board to vote no in favor of finding a developer willing to 

negotiate in good faith. 

 

Mr. Jeremiah asked Ms. Pimentel to respond to Civetta’s revised proposal of twenty units at $280,000, 

five at $250,000, and five at $310,000. She noted that while her group had proposed similar terms in 

July, Civetta never responded at the time, and Civetta’s revised offer came only four days after the 

community’s third vote against the project, too late to consider. She also confirmed awareness of 

another proposed disposition at $280,000 but noted it was rejected by the community due to insufficient 

units at lower price points, the location of the homes, and the amount of the subsidy. 

 

Chair Brooks sought clarification from Ms. Imredy Saah, who confirmed that the prior projects that 

were approved in this Council District did not differ from this project in terms of the size of the homes, 

the maximum price, and the maximum buyer AMI level.  Mr. Rushdy’s project was larger, and the 

community opposed it for the reasons mentioned by Ms. Pimentel. 

 

Mr. Jeremiah sought clarification on whether the community’s position is binding on the Board.  Ms. 

Imredy Saah confirmed it is not, explaining that while community meetings are required for 

informational purposes, the Board retains full discretion to approve or deny a qualified application 

regardless of any community vote. 

 

Chair Brooks asked whether a “no” vote must be based on specific disposition criteria, particularly in 

the event of litigation.  Ms. Imredy Saah and Mr. Rodriguez confirmed that while the policy does not 

explicitly require it, Board members voting no are encouraged to state the basis for their rejection of 

the project. 

 

Ms. Jacqueline Sims, President of MIP Corporation, highlighted Philadelphia’s workforce housing 

crisis, noting essential workers are being priced out of the communities they serve. She stated that 
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MIP’s Turn the Key application, which included a $25,000 grant supplement to the city’s $75,000 

subsidy, was rejected on the grounds that no lots were available in Council District 7, and she urged 

greater transparency regarding land availability and increased support for workforce housing programs. 

 

Dawud Bey of Fine Print Construction supported the project, citing a recent $280,000 closing in his 

project with a $750 downpayment and $1,300 monthly mortgage as evidence of affordability.  He urged 

the Board to approve the project, warning that continued obstacles discourage smaller developers from 

participating in affordable housing programs. 

 

Anthony Fullard supported the project, asserting that the Board is legally obligated to approve qualified 

Turn the Key applications per City Council legislation. He stated that if a developer completes the 

required due diligence and meets all application criteria, the Board should approve it, and he urged the 

Board to act in accordance with the law. 

 

Anthony Bright of Seamless Development, a long-term 7th Council District resident, supported the 

project, acknowledging affordability concerns but urging the Board to move forward and consider 

deeper affordability requirements for future projects. 

 

Zane Knight questioned why the developer failed to present their adjusted proposal at the January 8th 

meeting despite having ample time since November. He also raised concerns about potential future 

price increases, possible financial interests among project supporters, and challenged the premise of a 

housing availability crisis. 

 

Ana Mercado, age 22, opposed the project, stating the proposed prices are unaffordable for young 

adults hoping to raise a family in the neighborhood. Chair Brooks asked Ms. Mercado about her rent. 

She shared that her rent has increased from $800 to $1,200 per month for a one-bedroom apartment, 

and that after factoring in utilities, food, and transportation, the financial burden is overwhelming. 

Chair Brooks thanked her for her participation. 

 

Hector Colon, a North Philadelphia veteran and community member, questioned whether the Turn the 

Key program truly serves the community or primarily benefits financial institutions. 

 

Shina Vasado, a resident of ZIP code 19133, opposed the project, stating that many residents in her 

area live on SSI and cannot afford the proposed home prices. She urged the Board to consider the 

financial realities of the community’s most vulnerable residents. 

 

Seeing no further comments from the Board or the public, Chair Brooks called for a motion to adopt 

the disposition. 

 

Ms. Lopez-Kriss moved to approve the disposition, and Mr. Balloon seconded the motion.  

 

Upon motion made and duly seconded, the Board held a roll call vote. Six Board members voted in 

favor of the disposition: Angela Brooks, Rebecca Lopez-Kriss, Alex Balloon, Darwin Beauvais, 

Cornnelius Brown, and Kelvin Jeremiah. Four Board members opposed the disposition: Andrew 

Goodman, Maria Gonzalez, Jenny Greenberg, and Nicholas Dema. 

 

Upon motion made and duly seconded, the Board approved the Resolution Authorizing Conveyance 

of 509, 511, 534 and 536 West Dauphin Street; 310, 313, 503 and 505 Diamond Street; 516 and 

518 Edgley Street; 2305, 2307 and 2309 North Lawrence Street; 2210, 2212, 2233, 2306, 2308, 

2310 and 2312 North Leithgow Street; 447 West Norris Street; 2206 North Orianna Street; 2202 
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and 2204 North Orkney Street; 2049, 2138, 2236, 2252 and 2254 North Reese Street; 304, 309, 

311, 323 and 512 West Susquehanna Avenue; and 2054 and 2151 North 5th Street  to Civetta 

Property Group, LLC (attached as Exhibit G). 

 

Item VI 

Public Comments (Old & New Business) 

 

Before moving on to the next agenda item, Mr. Goodman raised the question of whether the 

homeowner subsidy could be increased from $75,000 to the legally permitted $100,000. Mr. Rodriguez 

explained that while he has personally advocated for an increase to $95,000, budget constraints and 

cash flow limitations make this difficult, as funds are already committed to 988 approved units. He 

noted that partner banks have also reduced their discretionary grants, further straining affordability, 

and that any subsidy increase would require identifying a new funding source. 

 

Mr. Rodriguez also added that a modest subsidy increase would not materially improve affordability, 

as tightening bank credit markets are already making it harder to qualify buyers at 80% AMI. He noted 

that in some cases, developers have been encouraged to offer a seller’s assistance rather than seek 

additional subsidies. 

 

Mr. Jeremiah asked whether Turn the Key funds are offset by other funding sources received by a 

buyer. Mr. Rodriguez explained that staff reviews closing costs through the HUD1 and works with 

partner banks, accordingly, noting that the Philly First Home program is sometimes kept outside the 

calculation to allow buyers to come to the table with little to no money down. 

 

Mr. Jeremiah raised the possibility of combining the $75,000 Turn the Key subsidy with a $50,000 

PHA contribution for deeper affordability, questioning why PHA recipients would receive a reduced 

subsidy. Mr. Rodriguez confirmed that under the PHDC-PHA MOU, the $50,000 PHA grant is 

deducted from the $75,000 subsidy. He clarified that for regular Turn the Key buyers, additional funds 

are welcome, but he noted that the primary barrier to qualification is buyers’ existing debt loads rather 

than subsidy levels. 

 

Ms. Gonzalez requested data on awarded units by income level and AMI of actual buyers, noting that 

decisions should be grounded in data rather than anecdotal information. She emphasized the 

importance of equity in community development and asked for a report on unsold units. Mr. Rodriguez 

agreed to include this in his next executive director report. 

 

Ms. Saah clarified that Turn the Key is not a Land Bank program, and therefore any data disclosure 

would require approval from PHDC. 

 

Chair Brooks noted that efforts are underway with PHDC and the Land Bank to make relevant 

H.O.M.E. funding data publicly available on Philly Stat 360. Mr. Goodman acknowledged that land 

dispositions occur regardless of subsidy allocations. 

 

Before departing, Mr. Jeremiah expressed concern that the Board's statutory authority places it in 

constant conflict with the community or council, noting that approving projects without council support 

renders the Board’s decision effectively void. He called for dialogue to clarify the Board's role and 

address these structural tensions. 
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Ms. Padin cautioned that the proposed prices remain unaffordable for the majority of Philadelphia’s 

workforce, noting that unionized workers who could afford the $1,300 monthly payment represent less 

than 10% of workers in the city. 

 

Mr. Gonzalez requested public access to the Guidehouse report, to which Chair Brooks responded that  

it remains a draft. He also requested data on sold units and available inventory, offering to assist with 

housing counseling to help qualify buyers. He reiterated his organization’s commitment to working 

collaboratively with the Turn the Key program. 

 

Mr. Knight urged the Board to prioritize public interest over developer interests in land dispositions, 

called for greater transparency on Turn the Key data including actual sales to city employees, and 

stressed the importance of labor standards compliance and restoring municipal housing authority. 

 

Mr. Blatstein urged the Board to apply consistent standards to all developers regardless of their 

nonprofit or for-profit status, warning that selective support based on developer type undermines the 

integrity of the disposition process. 

 

Item  

Adjournment 

 

Seeing no further comments from the Board or the public, Chair Brooks called for a motion to 

adjourn. 

 

Mr. Beauvais moved to adjourn the meeting. Ms. Gonzalez seconded the motion.   

 

Upon motion made and duly seconded, the Board unanimously voted to adjourn at 12:33 pm. 

 

  

SECRETARY TO THE BOARD 
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PUBLIC ATTENDANCE SHEET 

 

PHILADELPHIA LAND BANK BOARD OF DIRECTORS REGULAR MEETING 

Tuesday, March 10, 2026, at 10:00 AM. 

 

User Name 
Councilmember Quetcy Lozada 

Conlan Crosley 

Talia Giles 

Jacqueline Sims 

Timour Kamran 

Patricia DeCarlo 

Nilda Pimentel 

Will Gonzalez 

Maria Matos 

Keith Mensah 

Mo Rushdy 

Max Dela Fosse-Brown 

Margarita Padin 

Jeremy Blatstein 

Maria Matos 

Brennan Tomasetti 

Dave Langlieb 

Dawud Bey 

Anthony Fullard 

Anthony Bright 

Antonio Cerqueira 

Mike Tomasetti 

Olga Hernandez 

Shina Rosado 

Ana Mercado 

Iris Rodriguez 

Thomas Delaney 

Sloane Folks 

Elena Hincapie 

Fernando Nbile 

Hector Colon 

Iris Torres 

Andria Bibiloni 

Noah Reimers 

Khary Philmore 

Anissa Taylor  

Zane Knight 
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RESOLUTION NO. 2026 - 5 

 

RESOLUTION AMENDING RESOLUTION 2024-41 TO REMOVE 1317 SOUTH 20TH 

STREET, TO REDUCE THE NUMBER OF PROJECT UNITS, TO REVISE CONSTRUCTION 

PLANS, AND TO INCREASE THE MAXIMUM SALES PRICE FOR HOMEOWNERSHIP 

UNITS ON 1212 SOUTH 17TH STREET, 1511 SOUTH 20TH STREET, 1904 SOUTH 23RD 

STREET, 1216 SOUTH 31ST STREET, 1911 GERRITT STREET, 1932 TITAN STREET, AND 

2044 TITAN STREET BY CHEESECAKE PROPERTIES LLC 

WHEREAS, Section 16-706 of the Philadelphia Code authorizes the Philadelphia Land 

Bank (“Land Bank”) to convey, exchange, sell, transfer, lease, grant or mortgage interests in real 

property of the Land Bank in the form and by the method determined to be in the best interests of the 

Land Bank, subject to approval by resolution of Philadelphia City Council, and subject further to the 

terms and conditions of Chapter 16-400 of the Philadelphia Code (the “Code”); 

WHEREAS, the Board of Directors (the “Board”), pursuant to Resolution 2024-41 adopted 

on October 8, 2024, approved the conveyance of 1212 South 17th Street, 1317 South 20th Street, 1511 

South 20th Street, 1904 South 23rd Street, 1216 South 31st Street, 1911 Gerritt Street, 1932 Titan 

Street and 2044 Titan Street to Cheesecake Properties LLC (the “Purchaser”) for the development of 

eight (8) single-family homeownership units eligible for the Neighborhood Preservation Initiative’s 

Turn the Key program, to be sold to households with an income at or below eighty percent (80%) of 

Area Median Income (“AMI”) for a price not to exceed $250,000 (the “Maximum Sales Price”); 

WHEREAS, the rapidly rising cost of construction materials and construction financing and 

the compliance costs related to the recent implementation of new Code regulations have led to 

increases in development and construction costs; 

WHEREAS, because of soil conditions, the Purchaser has requested the removal of 1317 

South 20th Street from the project, reducing the number of units to be built from eight (8) to seven 

(7), and approval for the addition of unfinished basements to three (3) of the remaining seven (7) 

units (the “Project Units”);  

WHEREAS, the Purchaser has requested an increase in the Maximum Sale Price for the 

Project Units to $280,000 to cover the additional development and construction costs, with the AMI 

limit for households to remain at or below 80% of AMI; 

WHEREAS, the Board has determined that it is in the best interests of the Land Bank to 

approve the removal of 1317 South 20th Street, a reduction in the number of Project Units to seven 

(7), the addition of unfinished basements to three (3) Project Units, and an increase in the Maximum 

Sales Price from $250,000 to $280,000, as requested by the Purchaser;   

  

NOW THEREFORE, BE IT HEREBY RESOLVED by the Board of Directors of the 

Philadelphia Land Bank that: 

 

1. The removal of 1317 South 20th Street, the reduction in the number of Project Units to seven (7), 

the addition of unfinished basements to three (3) Project Units, and an increase in the Maximum 

Sales Price for the Project Units from $250,000 to $280,000 are in the best interests of the Land 

Bank and are hereby approved, subject to approval by resolution of Philadelphia City Council.  

 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=pennsylvania(philadelphia_pa)$jumplink_q=%5bfield%20folio-destination-name:%27Chapter%2016-400%27%5d$jumplink_md=target-id=JD_Chapter16-400
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2. The approved revisions comply with all applicable terms and conditions of Section 16-404 of the 

Philadelphia Code, subject to approval by resolution of Philadelphia City Council. 

 

3. Subject to the terms of this Resolution, the Executive Director and Senior Counsel are each 

hereby authorized, in the name of and on behalf of the Land Bank, to prepare, execute, deliver, 

and perform any and all agreements, deeds, and other documents, as may be necessary or 

desirable, to consummate the approved revisions (collectively, the “Transaction Documents”) 

and, from time to time and at any time, amend, supplement, and modify the Transaction 

Documents, or any of them, as may be necessary or desirable.  The Transaction Documents and 

any amendments, supplements, and modifications thereto shall contain such terms and conditions 

as the Executive Director and Senior Counsel shall deem necessary or appropriate subject to the 

terms of this Resolution, and, when so executed and delivered by the Land Bank shall constitute 

the valid and binding obligations of the Land Bank. 

 

4. The Executive Director with the advice of Senior Counsel may modify this Resolution as may be 

necessary or desirable to carry out its purposes and intents. The Executive Director or Senior 

Counsel will notify the Board of all modifications to this Resolution at the next Board meeting 

following the date of such modifications. 

 

5. This Resolution shall take effect immediately upon adoption by the Board. 

Adopted by Philadelphia Land Bank Board of Directors on March 10, 2026. 
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RESOLUTION NO. 2026 - 6 

 

RESOLUTION AMENDING RESOLUTION 2022-57 TO REVISE UNIT SALES PRICE AND 

MAXIMUM INCOME ELIGIBILITY LEVEL FOR HOMEOWNERSHIP UNITS 

CONSTRUCTED ON 3033, 3035, 3037, 3039, 3041, 3045 AND 3047 MARTHA STREET BY 

BMK PROPERTIES, LLC 

WHEREAS, Section 16-706 of the Philadelphia Code authorizes the Philadelphia Land 

Bank (“Land Bank”) to convey, exchange, sell, transfer, lease, grant or mortgage interests in real 

property of the Land Bank in the form and by the method determined to be in the best interests of the 

Land Bank, subject to approval by resolution of Philadelphia City Council, and subject further to the 

terms and conditions of Chapter 16-400 of the Philadelphia Code (the “Code”); 

WHEREAS, the Board of Directors (the “Board”), pursuant to Resolution 2022-57 adopted 

on December 13, 2022, approved the conveyance of 3001 Martha Street to BMK Properties, LLC 

(the “Purchaser”) for the development of seventeen (17) single-family homeownership units eligible 

for the Neighborhood Preservation Initiative’s Turn the Key program, to be sold to households with 

an income at or below eighty percent (80%) of Area Median Income (“AMI”) (the “Maximum 

Income Eligibility Level”) for a price not to exceed $250,000, with an increase to $265,000 

approved in September 2024 (the “Maximum Sales Price”); 

WHEREAS, the Land Bank subsequently subdivided 3001 Martha Street, resulting in the 

creation of twenty (20) individual parcels known as 3011, 3013, 3015, 3017, 3019, 3021, 3023, 3025, 

3027, 3029, 3031, 3033, 3035, 3037, 3039, 3041, 3043, 3045, 3047 and 3049 Martha Street; 

WHEREAS, the Land Bank conveyed nineteen (19) of the twenty (20) parcels (3013 Martha 

Street to 3049 Martha Street (“the Project”)) to the Purchaser in March 2024, approving the addition 

of two (2) units to the Project; 

WHEREAS, the rapidly rising cost of construction materials and construction financing and 

the compliance costs related to the recent implementation of new Code regulations have led to 

increases in development and construction costs for the Project;  

WHEREAS, the Purchaser has requested an increase in the Maximum Sales Price from 

$265,000 to $280,000 for seven (7) unsold units (3033, 3035, 3037, 3039, 3041, 3045 and 3047 

Martha Street, the “Unsold Project Units”) to offset the additional costs; 

WHEREAS, the Purchaser has also requested approval for an increase in the Maximum 

Income Eligibility Level for the Unsold Project Units from eighty percent (80%) of AMI to one 

hundred percent (100%) of AMI in accordance with Turn the Key program parameters to facilitate 

the approval of first-time homebuyers, with no impact on the mortgage amount to be financed by the 

homebuyer due to a higher Turn the Key subsidy at the higher Maximum Sales Price; 

WHEREAS, the Board has determined that it is in the best interests of the Land Bank to 

approve an increase from $265,000 to $280,000 in the Maximum Sales Price for the Unsold Project 

Units and an increase in the Maximum Income Eligibility Level for the Unsold Project Units from 

eighty percent (80%) of AMI to one hundred percent (100%) of AMI;   

  

NOW THEREFORE, BE IT HEREBY RESOLVED by the Board of Directors of the 

Philadelphia Land Bank that: 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=pennsylvania(philadelphia_pa)$jumplink_q=%5bfield%20folio-destination-name:%27Chapter%2016-400%27%5d$jumplink_md=target-id=JD_Chapter16-400
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1. An increase in the Maximum Sales Price from $265,000 to $280,000 for the Unsold Project Units 

and an increase in the Maximum Income Eligibility Level for the Unsold Project Units from 

eighty percent (80%) of AMI to one hundred percent (100%) of AMI are in the best interests of the 

Land Bank and are hereby approved, subject to approval by resolution of Philadelphia City 

Council.  

 

2. The approved revisions comply with all applicable terms and conditions of Section 16-404 of the 

Philadelphia Code, subject to approval by resolution of Philadelphia City Council. 

 

3. Subject to the terms of this Resolution, the Executive Director and Senior Counsel are each 

hereby authorized, in the name of and on behalf of the Land Bank, to prepare, execute, deliver, 

and perform any and all agreements, deeds, and other documents, as may be necessary or 

desirable, to consummate the approved revisions (collectively, the “Transaction Documents”) 

and, from time to time and at any time, amend, supplement, and modify the Transaction 

Documents, or any of them, as may be necessary or desirable.  The Transaction Documents and 

any amendments, supplements, and modifications thereto shall contain such terms and conditions 

as the Executive Director and Senior Counsel shall deem necessary or appropriate subject to the 

terms of this Resolution, and, when so executed and delivered by the Land Bank shall constitute 

the valid and binding obligations of the Land Bank. 

 

4. The Executive Director with the advice of Senior Counsel may modify this Resolution as may be 

necessary or desirable to carry out its purposes and intents. The Executive Director or Senior 

Counsel will notify the Board of all modifications to this Resolution at the next Board meeting 

following the date of such modifications. 

 

5. This Resolution shall take effect immediately upon adoption by the Board. 

Adopted by Philadelphia Land Bank Board of Directors on March 10, 2026. 
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RESOLUTION NO. 2026 – 7 

 

RESOLUTION AUTHORIZING CONVEYANCE OF  

1601, 1605, 1616, 1618 AND 1620 NORTH 16TH STREET 

TO HOW AFFORDABLE HOUSING, LLC 

 

WHEREAS, Section 16-706 of the Philadelphia Code authorizes the Philadelphia Land 

Bank (the “Land Bank”) to convey, exchange, sell, transfer, lease, grant or mortgage interests in real 

property of the Land Bank in the form and by the method determined to be in the best interests of the 

Land Bank, subject to approval by resolution of Philadelphia City Council, and subject further to the 

terms and conditions of Chapter 16-400 of the Philadelphia Code. 

 

WHEREAS, the Board of Directors (the “Board”) has determined that it is in the best 

interests of the Land Bank to convey the five properties known as 1601, 1605, 1616, 1618 and 1620 

North 16th Street (collectively, the “Property”) to HOW Affordable Housing, LLC (the 

“Purchaser”). 

 

NOW THEREFORE, BE IT RESOLVED by the Board of Directors of the Philadelphia 

Land Bank that: 

 

1. The conveyance of the Property to the Purchaser for Ten Thousand and 00/100 U.S. Dollars 

($10,000.00) is in the best interests of the Land Bank and is hereby approved, subject to approval 

by resolution of Philadelphia City Council. 

 

2. The conveyance of the Property complies with all applicable terms and conditions of Section 16-

404 of the Philadelphia Code, subject to approval by resolution of Philadelphia City Council. 

 

3. Subject to the terms of this Resolution, the Executive Director and Senior Counsel are each 

hereby authorized, in the name of and on behalf of the Land Bank, to prepare, execute, deliver, 

and perform any and all agreements, deeds, and other documents, as may be necessary or 

desirable, to consummate the conveyance of the Property (collectively, the “Transaction 

Documents”) and, from time to time and at any time, amend, supplement, and modify the 

Transaction Documents, or any of them, as may be necessary or desirable.  The Transaction 

Documents and any amendments, supplements, and modifications thereto shall contain such 

terms and conditions as the Executive Director and Senior Counsel shall deem necessary or 

appropriate subject to the terms of this Resolution, and, when so executed and delivered by the 

Land Bank shall constitute the valid and binding obligations of the Land Bank. 

 

4. The Executive Director with the advice of Senior Counsel may modify this Resolution as may be 

necessary or desirable to carry out its purposes and intents. The Executive Director or Senior 

Counsel will notify the Board of all modifications to this Resolution at the next Board meeting 

following the date of such modifications. 

 

5. This Resolution shall take effect immediately upon adoption by the Board. 

 

Adopted by Philadelphia Land Bank Board of Directors on March 10, 2026. 
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RESOLUTION NO. 2026 – 8 

 

RESOLUTION AUTHORIZING CONVEYANCE OF  

509, 511, 534 AND 536 WEST DAUPHIN STREET; 310, 313, 503 AND 505 DIAMOND STREET;  

516 AND 518 EDGLEY STREET; 2305, 2307 AND 2309 NORTH LAWRENCE STREET;  

2210, 2212, 2233, 2306, 2308, 2310 AND 2312 NORTH LEITHGOW STREET;  

447 WEST NORRIS STREET; 2206 NORTH ORIANNA STREET;  

2202 AND 2204 NORTH ORKNEY STREET;  

2049, 2138, 2236, 2252 AND 2254 NORTH REESE STREET;  

304, 309, 311, 323 AND 512 WEST SUSQUEHANNA AVENUE;  

2054 AND 2151 NORTH FIFTH STREET 

TO CIVETTA PROPERTY GROUP, LLC 

 

WHEREAS, Section 16-706 of the Philadelphia Code authorizes the Philadelphia Land 

Bank (the “Land Bank”) to convey, exchange, sell, transfer, lease, grant or mortgage interests in real 

property of the Land Bank in the form and by the method determined to be in the best interests of the 

Land Bank, subject to approval by resolution of Philadelphia City Council, and subject further to the 

terms and conditions of Chapter 16-400 of the Philadelphia Code. 

 

WHEREAS, the Board of Directors (the “Board”) has determined that it is in the best 

interests of the Land Bank to convey 509, 511, 534 and 536 West Dauphin Street; 310, 313, 503 and 

505 Diamond Street; 516 and 518 Edgley Street; 2305, 2307 and 2309 North Lawrence Street; 2210, 

2212, 2233, 2306, 2308, 2310 and 2312 North Leithgow Street; 447 West Norris Street; 2206 North 

Orianna Street; 2202 and 2204 North Orkney Street; 2049, 2138, 2236, 2252 and 2254 North Reese 

Street; 304, 309, 311, 323 and 512 West Susquehanna Avenue; and 2054 and 2151 North 5th Street 

(collectively, the “Property”) to Civetta Property Group, LLC (the “Purchaser”). 

 

NOW THEREFORE, BE IT RESOLVED by the Board of Directors of the Philadelphia 

Land Bank that: 

 

1. The conveyance of the Property to the Purchaser for Three Thousand Six Hundred and 00/100 

U.S. Dollars ($3,600.00) is in the best interests of the Land Bank and is hereby approved, subject 

to approval by resolution of Philadelphia City Council. 

 

2. The conveyance of the Property complies with all applicable terms and conditions of Section 16-

404 of the Philadelphia Code, subject to approval by resolution of Philadelphia City Council. 

 

3. Subject to the terms of this Resolution, the Executive Director and Senior Counsel are each 

hereby authorized, in the name of and on behalf of the Land Bank, to prepare, execute, deliver, 

and perform any and all agreements, deeds, and other documents, as may be necessary or 

desirable, to consummate the conveyance of the Property (collectively, the “Transaction 

Documents”) and, from time to time and at any time, amend, supplement, and modify the 

Transaction Documents, or any of them, as may be necessary or desirable.  The Transaction 

Documents and any amendments, supplements, and modifications thereto shall contain such 

terms and conditions as the Executive Director and Senior Counsel shall deem necessary or 

appropriate subject to the terms of this Resolution, and, when so executed and delivered by the 

Land Bank shall constitute the valid and binding obligations of the Land Bank. 
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4. The Executive Director with the advice of Senior Counsel may modify this Resolution as may be 

necessary or desirable to carry out its purposes and intents. The Executive Director or Senior 

Counsel will notify the Board of all modifications to this Resolution at the next Board meeting 

following the date of such modifications. 

 

5. This Resolution shall take effect immediately upon adoption by the Board. 

 

Adopted by Philadelphia Land Bank Board of Directors on March 10, 2026. 

 

 


