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PHILADELPHIA LAND BANK 

 

AUGUST 11, 2026, BOARD OF DIRECTORS MEETING MINUTES 

 

 

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

August 11, 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 10:02 am. 

 

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

during which Mr. Rodriguez reviewed the agenda.  

 

Ms. Imredy Saah then outlined the procedures and rules for public comment, including the Land Bank’s 

legal requirement to record and publish the names of speakers. She instructed individuals wishing to 

comment to sign the public comment sheet and identify the agenda item they wished to address. She 

also reviewed the time limit and decorum requirements for public comment.  

 

Item I 

Roll Call 

 

The following members of the Board of Directors reported present: Angela Brooks, Nicholas Dema, 

Alexander Balloon, Cornelius Brown, Darwin Beauvais, Andrew Goodman, Michael Johns, and 

Rebecca Lopez Kriss.   

 

The following members of the Board of Directors reported absent: Jenny Greenberg, Maria Gonzalez, 

and Kelvin Jeremiah. 

 

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

Imredy Saah, Esq., Mohammed Shariff, Esq., Lily Bernadel, Esq., Benika Miller, Brian Romano, and 

Carolyn Terry. 

 

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

 

Item II 

Approval of Board Minutes 

 

Ms. Brooks called for a motion to adopt the Board meeting minutes of July 14, 2026.   

 

Mr. Beauvais moved to approve the minutes.  Mr. Balloon seconded the motion. 

 

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

of July 14, 2026.   
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Item III 

Executive Director’s Report 

 

There was no Executive Director’s report.  

 

Item IV 

Administrative Matters 

 

IV.A. Acceptance of Audit for Fiscal Year 2025  

Mr. Rodriguez introduced the Land Bank’s accountants from Mercadien, P.C., the firm that conducted 

the Fiscal year 2025 audit.  Digesh Patel, a partner with Mercadien, introduced his partner Matthew 

Daly.  Mr. Patel reviewed the slides summarizing the audit process and results that were included in 

the Board package for the meeting and confirmed that were no negative findings identified during the 

audit. Mr. Daly reviewed the financial highlights and management recommendations, including a 

recommendation to have the Land Bank’s land holdings valued annually using a different process than 

it currently uses, which is to base the value on the OPA assessment value and then obtain an appraisal 

when a disposition is to be presented to the Board for review. Mr. Daly thanked the Land Bank 

management and staff for the cooperation required to complete the audit.    

 

Ms. Lopez-Kriss asked if there was more detailed information regarding the audit and management 

recommendations that could be provided to the Board.  Mr. Rodriguez indicated that he has the 

information and will forward it to the Board.    

 

Mr. Balloon asked whether the Land Bank could conduct its own land valuation.  Mr. Patel responded 

that the Land Bank is a governmental entity and is required to value properties using fair market value, 

which is not necessarily the same as the appraised value.   

 

Ms. Brooks asked if there were additional questions from the Board.  There were none.  Ms. Imredy 

Saah confirmed that no written comments were received prior to the Board meeting, and that no one 

had signed up to give public comment on this agenda item at the meeting. 

 

Chair Brooks called for a motion to accept the audit for Fiscal Year 2025.   

 

Ms. Lopes-Kriss moved to accept the audit, and Mr. Goodman seconded the motion.   

 

Upon motion made and duly seconded, the Board unanimously approved the Resolution Accepting 

Philadelphia Land Bank Audited Financial Statements for Year Ending June 30, 2025 (attached 

to these minutes as Exhibit B). 

 

Item V 

Property Dispositions  

 

V.A. Community Gardens and Managed Open Space – Unsolicited 

 

1.  Original American Foundation  

Mr. Rodriguez requested the Board’s approval of the disposition of 2045, 2047 and 2051 South 56th 

Street in the Third Council District to Original American Foundation for stabilization of the property 
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as a community garden.   The property will be subject to a 30-year mortgage and permanently restricted 

for use as a community garden.  An EOP plan will not apply to this project.    

 

Chair Brooks called for questions from the Board.   There were none.  Ms. Imredy Saah confirmed that 

no written comments were received prior to the Board meeting and that no one had signed up to give 

public comment at the meeting.    

 

Seeing no further questions or comments, Ms. Brooks called for a motion regarding the disposition.   

 

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

 

Upon motion made and duly seconded, the Board unanimously adopted the Resolution Authorizing 

Conveyance of 2045, 2047 and 2051 South 56th Street to Original American Foundation 

(attached to these minutes as Exhibit C). 

 

V.B. Side/Rear Yards (unsolicited) 

 

1. Jennifer Lavon and Hannah Lavon  

Mr. Rodriguez requested the Board’s approval for the disposition of 855 North Orkney Street in the 

Fifth Council District as a rear yeard to Jennifer Lavon and Hannah Lavon.  The property will be 

subject to a 30-year mortgage and permanently restricted for use as a side/rear yard.  An EOP plan will 

not apply to this project.    

 

Ms. Brooks called for questions from the Board.  There were none. Ms. Imredy Saah confirmed that 

no written comments were received prior to the Board meeting.   

 

Jennifer Lavon, one of the proposed recipients, thanked the Board for its consideration and expressed 

her appreciation for the assistance that Senior Development Specialist Cristina Martinez provided 

during the process. She indicated that they would now be able to fix the fence that has been on the lot 

since before they purchased their adjacent home and beautify the area.   

 

Seeing no further comments, Ms. Brooks called for a motion regarding the proposed disposition.   

 

Mr. Johns moved to approve the disposition.  Mr. Beauvais seconded the motion.   

 

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

Conveyance of 855 North Orkney Street to Jennifer Lavon and Hannah Lavon (attached to these 

minutes as Exhibit D).   

 

Item VI 

 

Public Comments (Old & New Business) 

 

Ms. Imredy Saah introduced Mohammed Shariff who will be Land Bank Senior Counsel when Ms. 

Imredy Saah retires.  Mr. Shariff will attend every Board meeting moving forward.   

 

Ms. Brooks recognized Zane Knight for public comment.   Mr. Knight thanked the Board and expressed 

his belief that the Board has a lot of power and can help to advocate for changes to the systems and the 

processes for land disposition and green space preservation.  
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Ms. Brooks recognized Taussy Valcarcel for public comment. Ms. Valcarcel is a member of the 

Philadelphia Land Stewards Union (PLSU), whose members use and care for vacant lots in the city.  

She stated that the Land Bank recently evicted members of the group who have been stewarding city-

owned land for decades.  She stated that the Land Bank is telling members who want to acquire the 

lots as side or rear yards that lots are not being sold in the Seventh Council District, which contradicts 

the message from the 7th District Council office.  Members have requested garden agreements and 

leases to gain permission to steward the land but were told that option is no longer available. She also 

stated that the PLSU is hosting a tour of the lots where members have been evicted. They would like 

someone to talk to their members on how the situation can be resolved.   

 

Ms. Brooks recognized Regina Brewington for public comment. Ms. Brewington stated that she has 

been trying to acquire two vacant lots next to her home since 2014, seeking assistance from the 

previous and the current Council member in the District, but has not made any headway, and now the 

properties have been sold.  The addresses of the lots are 3830 and 3832 Poplar Street.  Ms. Brooks 

asked Ms. Brewington to stay after the meeting so staff could speak with her.  Mr. Rodriguez informed 

the Board that both lots were privately owned and that the Land Bank could not have acquired them at 

the sheriff’s tax lien sale when they were sold in 2017, since the Land Bank was not able to start 

acquiring properties at such sales until later.  Mr. Goodman expressed frustration with the difficulties 

posed by representations made by prior elected or administrative officials to people who had wanted 

the Land Bank to acquire properties for them; he encounters this situation often in his position at the 

Third District Council office. 

 

Ms. Brooks recognized Ryan Gittler Muniz for public comment.  Mr. Gittler Muniz reiterated the 

questions that Ms. Valcarcel had posed to the Board about how to prevent the displacement of people 

from land they were stewarding as side or rear yards and how to make the properties available for them 

to acquire or lease.  Ms. Imredy Saah responded that the unauthorized entry upon or use of a property 

owned by the Land Bank poses a substantial financial risk to the Land Bank and its sister agencies, 

since the liability insurance policy for the Land Bank and its sister agencies does not provide coverage 

for claims arising from such unauthorized entry or use, and the Land Bank is not financially equipped 

to defend against such claims. Once the Land Bank is made aware of such unauthorized use, it must 

take steps to prevent further such use.  Because gardening is not an authorized use under the insurance 

policy, the Land Bank also can no longer issue gardening agreements or leases.  If the property is 

owned by the city, the Land Bank cannot take action to remove the unauthorized use; the city is self-

insured and has its own process for addressing the unauthorized use of its properties.  Mr. Gittler Muniz 

then asked about the discrepancy between what side/rear yard applicants are hearing from the Land 

Bank versus from the Seventh District Council office about the availability of land for side/rear yard 

dispositions.  Mr. Rodriguez indicated that the Land Bank and the Seventh Council District office are 

in discussions about land use in the District and that he cannot provide further information until those 

discussions have concluded.   

 

Ms. Brooks recognized Amina Perez for public comment.  Ms. Perez stated that she wanted to thank 

the Land Bank and groups like the Black Squirrel Collective, the Urban Developers Association and 

the Philadelphia Housing Authority for the support and help provided to minority developers like her. 

 

The Board then engaged in a discussion about the ethical responsibilities of Board members when 

invited by applicants to events, what avenues are available to the public when they are encountering 

difficulties applying for properties or receiving inconsistent information, the importance of having 

clear direction from each District Council member about land use priorities in their district, the inability 

of the Land Bank to provide clear information to the public when those discussions are still ongoing, 



PLB Board of Directors Approved Meeting Minutes for August 11, 2026  Page 5 of 15 

and the need for the Land Bank and its sister agencies to mitigate financial risks, since they are funded 

by taxpayers.  

 

Item VII 

Adjournment 

 

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

Mr. Brown moved; Mr. Beauvais and Mr. Goodman seconded the motion.   

 

Upon motion made and duly seconded, the Board unanimously voted to adjourn at 10:44 a.m. 

 

 

  

SECRETARY TO THE BOARD 
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PUBLIC ATTENDANCE SHEET 

 

PHILADELPHIA LAND BANK BOARD OF DIRECTORS REGULAR MEETING 

Tuesday, August 11, 2026, at 10:00 AM. 

 

 

User Name 
Juan Colon 

Taussy Valcarcel 

Edna Smith 

Mina Perez 

Tiffany Jackson 

Zane Knight 

Cinthia Williams 

Ryan Gittler-Muniz 

Shirley Rogers 

Rich Kruger Delgado 

Dominique Johnson 

Amina Matthews 

Danyel Jones 

Melvina Lawrence 

Noah Reimers 

Hannah Lavon 

Jennifer Lavon 

Tara Kuilan 

Kenneth Hawley 

Isaiah Franco 

Antonio Cerqueira 

Rondell Hill-McCray 

Regina Brewington 
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RESOLUTION NO. 2026 - 32 

 

RESOLUTION ACCEPTING PHILADELPHIA LAND BANK 

AUDITED FINANCIAL STATEMENTS FOR YEAR ENDING JUNE 30, 2025 

 

WHEREAS, the Land Bank Act, 68 Pa.C.S.A. § 2101, et seq., requires the Philadelphia 

Land Bank (the “Land Bank”) to prepare an annual financial audit for submission to the Department 

of Community and Economic Development and Philadelphia City Council; 

 

WHEREAS, the Land Bank engaged the audit firm of Mercadien, P.C., Certified Public 

Accountants (“Mercadien”) to audit the Land Bank’s financial statements for Fiscal Year 2025; 

 

WHEREAS, Mercadien has issued its Independent Auditor’s Report (attached to this 

Resolution); and 

 

WHEREAS, the Land Bank Board has reviewed, and desires to accept, the Independent 

Auditor’s Report; 

 

NOW THEREFORE, BE IT RESOLVED by the Philadelphia Land Bank that: 

 

1. The Independent Auditor’s Report of the Philadelphia Land Bank issued by Mercadien, P.C., 

Certified Public Accountants for Fiscal Year ending June 30, 2025, is hereby accepted. 

 

2. Land Bank management staff is directed to submit the Auditor’s Report to the Department of 

Community and Economic Development and to Philadelphia City Council as required by the 

Land Bank Act. 

 

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

Adopted by Philadelphia Land Bank Board of Directors on August 11, 2026. 
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RESOLUTION NO. 2026 - 33 

 

RESOLUTION AUTHORIZING CONVEYANCE OF 

2045, 2047 AND 2051 SOUTH 56TH STREET 

TO ORIGINAL AMERICAN FOUNDATION 

 

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 in accordance with the requirements 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 2045, 2047 and 2051 South 56th Street (the “Property”) to 

Original American Foundation (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 and 00/100 U.S. Dollars ($3.00) and a 

mortgage in the amount of Twenty-Four Thousand and 00/100 U.S. Dollars ($24,000.00) 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 August 11, 2026. 
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RESOLUTION NO. 2026 - 34 

 

RESOLUTION AUTHORIZING CONVEYANCE OF 

855 NORTH ORKNEY STREET 

TO JENNIFER LAVON AND HANNAH LAVON 

 

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 in accordance with the requirements 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 855 North Orkney Street (the “Property”) to Jennifer Lavon 

and Hannah Lavon (collectively, 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 One and 00/100 U.S. Dollar ($1.00) and a 

mortgage in the amount of One Hundred Twenty-Five Thousand and 00/100 U.S. Dollars 

($125,000.00) 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 August 11, 2026. 


