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PHILADELPHIA LAND BANK 

 

MARCH 22, 2025 BOARD OF DIRECTORS SPECIAL MEETING MINUTES 

 

 

A Special Meeting of the Board of Directors of the Philadelphia Land Bank was held on Saturday, 

March 22, 2025, via Zoom, of which proper notices were given.  

 

Call to Order 

 

The meeting was called to order at 1:05 pm. 

 

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

during which Mr. Rodriguez briefed to the Board the process and negotiations that resulted in the 

proposed Memorandum of Understanding between the Sheriff and the Land Bank (the “MOU”) being 

presented to the Board for consideration and approval. Ms. Imredy Saah explained that this special 

meeting was called solely to discuss the MOU, and as such no old or new business would be addressed, 

although public comment would be allowed following the Board’s discussion.  

 

Item I 

Roll Call 

 

The following members of the Board of Directors reported present: Herbert Wetzel, Darwin Beauvais, 

Cornelius Brown, Nicholas Dema, Maria Gonzalez, Andrew Goodman, Jenny Greenberg, Kelvin 

Jeremiah, Michael Johns, Rebecca Lopez-Kriss, and Majeedah Rashid.   

 

The following Land Bank staff members were present: Angel Rodriguez, Andrea Imredy Saah, Esq., 

and Lily V. Bernadel, Esq. 

 

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

 

A quorum of Directors was present, and the special meeting, having been duly convened, proceeded 

with business. 

 

Ms. Imredy Saah reviewed the Board’s public comment policy and explained the attendees could enter 

questions using the Q&A feature on their screens and could raise their hand if they wanted to comment 

during the public comment period.  She stated that the meeting was being recorded and that the 

recording would be posted on the Board’s webpage within 30 days.  

 

Item II 

Approval of Memorandum of Understanding  

 

Chair Wetzel stated that the Board had been presented with a resolution to approve the Memorandum 

of Understanding (the “MOU”) between the Philadelphia Sheriff’s Office and the Land Bank to 

advance the Land Bank’s property acquisition efforts, a central part of its mission, and invited Mr. 

Rodriguez to present the proposed resolution.  

 

Mr. Rodriguez addressed the Board and public, requesting the Board’s approval of the MOU between 

the City of Philadelphia, by and through the Sheriff, and the Land Bank: 
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➢ Scope of the MOU: 

Allows the Land Bank to resume monthly acquisition of tax-delinquent properties at Sheriff’s 

sales using its noncompetitive priority bid right, as authorized by state law (68 P.S. § 2117) 

and the Philadelphia Code (§§ 16-702, 16-703, 16-705), in support of its mission. 

➢ Purpose of the MOU: 

Establishes a formal, coordinated process that balances: 

o The Land Bank’s interest in acquiring strategic properties; 

o The City’s revenue collection goals; and 

o The Sheriff’s mandate in protecting property owners’ and creditors’ interests. 

➢ Process Overview: 

The Land Bank will work with the City’s Revenue, Finance, and Law Departments, and the 

Sheriff, to identify target properties and acquire them via the Bid4Assets auction platform, 

following notice to interested parties. 

➢ Limitations: 

The MOU sets a procedural framework only; it does not authorize specific property 

acquisitions or payment of delinquent municipal charges. These actions require future Board 

approval through spending resolutions. 

➢ Execution & Effective Date: 

The Sheriff has signed the MOU. Upon Board approval, it will be reviewed by Ms. Imredy 

Saah for legal form and executed by Mr. Rodriguez via DocuSign. It will take effect on 

Monday, March 24, 2025. 

➢ Updated Costs: 

Estimated Sheriff’s fees per property are $630, which is a significant reduction from the Land 

Bank’s previous costs for acquiring properties at Sheriff’s sales. 

➢ Next Steps: 

o Staff will meet with servicers (GRB Law and Linebarger Goggan Blair & Sampson) and 

the City’s Revenue Department to review stayed or postponed properties. 

o Land Banks intends to exercise its priority bidding rights under the MOU beginning at 

the June 2025 Sheriff’s sales. 

o Land Bank Staff will consult with the Finance Committee to prepare and present a 

resolution for spending authority to the Board. 

 

Mr. Rodriguez reiterated to the Board that the Land Bank has $5 million escrowed for acquisition - 

$3.5 million for regular acquisitions and $1.5 million for previously identified garden and side yard 

properties for which the City paid off the U.S. Bank liens. A copy of the fully executed MOU is 

attached to these minutes as Exhibit A.  

 

Chair Wetzel called for questions or comments from the Board. 

 

Mr. Johns asked for clarification regarding the MOU’s timeframe.  

 

Mr. Rodriguez explained that the MOU will run for one year, from March 24, 2025, to March 23, 2026, 

at the end of which renewal will be discussed if there are no issues. He noted that transitioning to a 

multi-year agreement in the future would require City Council approval, and the current one-year term 

allows the Land Bank to resume property acquisitions and evaluate the process before seeking longer-

term authorization. 
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Mr. Rodriguez acknowledged Ms. Imredy Saah for her efforts in helping finalize the MOU, noting that 

the process had been ongoing for some time, and Ms. Imredy Saah’s contribution was especially critical 

to get the completed MOU to the finish line. 

 

Mr. Beauvais and Mr. Jeremiah both commended and congratulated Mr. Rodriguez, Ms. Imredy Saah, 

and the Land Bank staff for their efforts in finalizing the MOU, emphasizing that it was a major 

accomplishment which fosters the Land Bank’s mission and the administration’s vision.  

 

Mr. Goodman asked whether multiple resolutions related to the MOU would be presented in April, 

including approval of the fully executed MOU and a property list for spending authority. Mr. Rodriguez 

responded that after the Board approves the MOU and Ms. Imredy Saah reviews it for legal form, he 

will then sign and execute the MOU. The Land Bank staff will then meet with servicers, the Finance 

Committee, and the City’s Department of Revenue to conduct necessary reviews before bringing a 

request for spending authority to the Board to the Board, likely to occur in May. 

 

Ms. Imredy Saah explained that property lists for Sheriff’s sales are often finalized only 45 days in 

advance, but the Land Bank will try to provide an estimate of the properties intended for acquisition 

over the course of the next three to six months. Mr. Rodriguez noted that last-minute adjustments, 

including postponements days before a sale, are sometimes necessary due to the fluid nature of the 

process. 

 

Mr. Rodriguez explained that, unlike in previous years when funds had to be requested from the 

Department of Revenue before the Land Bank could pay the Sheriff for acquired properties, the Land 

Bank now has $5 million in escrow, functioning like a line of credit. 

 

Ms. Greenberg asked how many postponed properties remain and whether sufficient funding is 

available to acquire them. Mr. Rodriguez responded that a full accounting had not yet been completed 

as the focus was on preventing the loss of properties. He explained that a detailed review of the list and 

associated costs would be conducted after the MOU is executed. 

 

Mr. Goodman then inquired about the status of former U.S. Bank lien properties. Mr. Rodriguez 

explained that the City exercised its right of first refusal under the bond issuance and paid off the U.S. 

Bank liens on those identified garden properties. The Land Bank will now seek to acquire those garden 

properties through the City’s Sheriff’s sales. Mr. Rodriguez stated that he was not aware of the current 

administration’s plans for the remaining U.S. Bank lien properties.  

 

Mr. Jeremiah sought confirmation that the Board’s vote at this meeting was solely to approve the final 

MOU, and Mr. Rodriguez responded in the affirmative.  

 

Chair Wetzel asked if any written comments or requests to comment were received from the public.   

 

Ms. Imredy Saah confirmed that written questions were being received from the public attendees. Some 

of the questions were answered live, while others were answered via the Q&A function on Zoom. All 

public questions received during the special meeting are attached to these minutes as Exhibit B.  

 

The first written question was from Allison Weiss, who asked how properties are determined to meet 

the Land Bank's mission.  Mr. Rodriguez explained that part of the Land Bank’s mission is to acquire 

tax-delinquent properties for productive uses such as affordable housing, open space, side yards, 

community use, or business expansion, as outlined in its acquisition policy. Properties must be 

delinquent for over three years and in arrears for at least $2,000 in property taxes and other municipal 
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liens. When the Land Bank identifies such a property for acquisition, that property owner can avoid 

the acquisition by paying the delinquency in full, which has led many to resolve their debts since the 

Land Bank began this work in 2017. 

 

Ms. Imredy Saah then read a question from Ryan Briggs, who asked why the meeting was held as a 

special session rather than during a regular board meeting.  Mr. Rodriguez responded that the MOU 

had been under negotiation for some time, and all parties, including the Administration, were eager to 

finalize it. Ms. Lopez Kriss added that the timing was critical to meet fiscal year deadlines and allow 

proper notice for the June 2025 Sheriff’s sale. Ms. Imredy Saah noted that notice must be given not 

only to property owners but also to all interested parties, including lienholders of properties the Land 

Bank has identified as intended for acquisition at Sheriff’s sales.  

 

Ms. Imredy Saah read a question from Sterling Scott asking how to access information about property 

acquisitions.  Mr. Rodriguez responded that properties the Land Bank intends to acquire will be 

presented to the Board for a spending resolution. He encouraged the public to download the Land 

Bank’s acquisition policy from its website to confirm that the Land Bank’s targeted properties for 

acquisition are appropriate under its policy. 

 

Ms. Gonzalez asked whether there is a mechanism for tracking public comments after the MOU is 

adopted, so they can be considered in future renegotiations or extensions.  Mr. Rodriguez responded 

that the MOU is a legal agreement authorizing the Land Bank to exercise its legislated priority bid 

authority, and it is not policy-driven in a way that invites ongoing revisions based on public input. 

However, he noted that public comments made in this format are recorded in the meeting minutes and 

captured in the video, ensuring they are part of the public record. Ms. Gonzalez emphasized the 

importance of assuring the public that their input is valued and will be considered when applicable and 

practical.  

 

Mr. Goodman suggested that once the MOU is finalized, the Land Bank should post or announce how 

community members can submit requests for the Land Bank to consider acquiring properties – such as 

threatened community spaces – before  upcoming Sheriff sales.  Mr. Rodriguez responded that such 

requests are currently made directly to  Land Bank staff or Council offices, and the Land Bank tracks 

and evaluates them, postponing or staying sales when appropriate.  

 

Mr. Rodriguez read a second question submitted by Mr. Briggs asking whether there were issues with 

the Sheriff’s office preventing the parties from reaching an agreement six months or a year ago.  Mr. 

Rodriguez explained that delays stemmed from both legislative and operational issues, particularly the 

transition to the new online auction platform. He emphasized that both parties negotiated in good faith 

and credited the legal teams, including Ms. Imredy Saah and the Sheriff’s counsel, for reaching a 

resolution. 

 

Ms. Lopez Kriss added that based on her understanding of the MOU, it mainly addresses logistical 

details such as fee structure and processes, which were significantly different from past in-person sales. 

 

In response to a related question posed by a member of the public, Yvonne Haskins, Mr. Rodriguez 

clarified that any ongoing issues involving the court system and the Sheriff’s Office are unrelated to 

the MOU. He expressed optimism that the new platform and the MOU’s terms, such as allowing Land 

Bank staff to handle deed filings, will streamline acquisitions and improve efficiency going forward. 

 

Ms. Weiss asked how the Land Bank would choose between multiple eligible properties and whether 

certain neighborhoods would be prioritized.  Mr. Rodriguez explained that the Land Bank does not 



 

PLB Board of Directors Approved Special Meeting Minutes for March 22, 2025  Page 5 of 19 

prioritize neighborhoods; properties are evaluated based on their intended use under the Land Bank’s 

mission and acquisition policy. Selection ultimately depends on eligibility, timing of Sheriff sales, and 

compliance with notice and procedural requirements, which staff will begin addressing once the MOU 

is executed.  Ms. Imredy Saah added that under the Land Bank’s acquisition policy, funds cannot be 

used to acquire properties with existing U.S. Bank liens. 

 

Pamela Bracey, a member of the public, then asked whether Germantown settlement properties were 

included in the Land Bank’s efforts. Mr. Rodriguez explained that those properties are owned and 

managed by the Philadelphia Redevelopment Authority (PRA), not the Land Bank, and that PRA is 

actively exploring reuse options for them. Ms. Bracey expressed concern over the long delay in 

addressing these properties.  

 

Dawud Bey, a member of the public, asked whether the MOU addresses delays in the Sheriff sale 

process and if there are ways to expedite property acquisitions to support the City’s goal of developing 

30,000 homes.  Mr. Rodriguez explained that the MOU does not impact the initiation of Sheriff sales, 

which follow a court-mandated tax foreclosure process that can take seven to twelve months. The Land 

Bank only becomes involved at the final stage, once a decree and sale date are set. He emphasized the 

importance of protecting homeowners with tax liens on their homes, noting that in the past, some 

individuals lost their homes through fraudulent activity at Sheriff sales – not due to actions by the 

Sheriff’s Office, but by others exploiting the process. He stressed the need to give property owners 

every opportunity to resolve their tax debts before sale. To that end, the Land Bank focuses on long-

term vacant properties, not occupied homes, to avoid displacement and promote responsible 

redevelopment.  

 

Ms. Imredy Saah acknowledged the appreciation expressed for her and Mr. Rodriguez’s work on the 

MOU but emphasized that it would not have been possible without Daniel Cantu-Herzler, the City Law 

Department attorney representing the Sheriff’s Office. She credited him for his significant efforts in 

drafting and refining the MOU, noting that his contributions greatly expedited the process. 

 

Chair Wetzel then called for a motion regarding approval of the MOU. 

 

Mr. Jeremiah moved to approve the MOU. Mr. Beauvais seconded the motion. 

 

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

the Memorandum of Understanding on Land Bank Priority Bidding Between the City of 

Philadelphia, by and through the Sheriff, and the Philadelphia Land Bank (attached to these 

minutes as Exhibit C). 

 

Item III 

Adjournment 

 

The special meeting was adjourned at 1:43 pm. 

 

  

SECRETARY TO THE BOARD 
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PUBLIC ATTENDANCE SHEET 

 

PHILADELPHIA LAND BANK BOARD OF DIRECTORS SPECIAL MEETING 

Saturday, March 22, 2025, at 1:00 PM. 

User Name (Original Name) 
Max Frankel 

Cheryl Oliphant 
Franchon Pryor 

Winifred Branton 
Jacquelyn Sims 
Joanne Bourne 

Jamir Byrd 
Hyacinth Johnson 

David Yurky 
DANA Ray 

Gwen Richardson 
Sterling Scott 
Ryan Briggs 

Aaron Moselle 
Yvonne Haskins 
Kristin Haskins 
Monica Quarrie 

Dawud Bey 
Salahuddin Muhammad 

Kim R 
Patricia De Carlo 

Allison Weiss 
LuAn Gethers 
Joseph Duffey 

Gail Loney 
Danita Bates 

Pamela Bracey 
Jessie Lawrence 

Doris Aldridge 
Virgis Anusauskas 

Byron Ryan 
L C 

Jamila Davis 
Justin Spivey 
Mark Lawson 

David Feldman 
Mike Tomasetti 
Jenelle Lemon 
Russell Hicks 

Shawn Smalley 
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RESOLUTION NO. 2025 - 12 

 

RESOLUTION APPROVING THE MEMORANDUM OF UNDERSTANDING  

ON LAND BANK PRIORITY BIDDING BETWEEN THE CITY OF PHILADELPHIA,  

BY AND THROUGH THE SHERIFF, AND THE PHILADELPHIA LAND BANK 

 

WHEREAS, the Philadelphia Land Bank, as a means to acquire property for use in its mission, 

has the right to exercise a noncompetitive priority bid (“priority bid”) in certain circumstances as 

authorized by 68 Pa. C.S. § 2117(d) and Philadelphia Code § 16-705, and intends to resume its 

acquisition, by exercise of its priority bid, of certain tax delinquent property which the City of 

Philadelphia (the “City”) will expose to sheriff sale pursuant to the Municipal Claim and Tax Lien Law 

(“Tax Sales”) on the Bid4Assets electronic platform currently in use by the Sheriff of Philadelphia (the 

“Sheriff”); 

WHEREAS, the City understands the value and benefit of the Land Bank and the special 

powers granted to it by the General Assembly to acquire and repurpose vacant tax delinquent properties 

for the benefit of the City and its citizens; 

 WHEREAS, Tax Sale auctions ordered by the courts in Philadelphia are conducted by the 

Sheriff, who is mandated to be a neutral party and, in general, to conduct Tax Sales so as to reasonably 

maximize the proceeds available for distribution to creditors and to the owners whose properties are 

sold at auction; 

WHEREAS, the Land Bank understands the value and benefit of swift and consistent 

enforcement of tax delinquencies to maximize revenues for the benefit of the City and Philadelphia 

School District and their residents and students while respecting the Sheriff’s role in conducting Tax 

Sales; 

WHEREAS, the City, by and through the Sheriff, and the Land Bank wish to create a process 

that respects the Land Bank’s interest in acquiring properties it identifies as furthering its mission, the 

City’s interest in using Tax Sales as part of its revenue collection process, and the Sheriff’s interest in 

protecting the interests of owners and creditors; 

WHEREAS, the City, by and through the Sheriff, and the Land Bank have developed a 

Memorandum of Understanding, attached to this Resolution as Exhibit A, which creates a mutually 

acceptable process for the Land Bank to identify and acquire tax delinquent properties while making 

payment to the City, by and through the Sheriff, for certain real property delinquent taxes; and 

 

WHEREAS, the Board has considered the Memorandum of Understanding and finds its 

adoption to be in the best interests of the Land Bank; 

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

Land Bank that the Executive Director and Senior Counsel: 

1. May, under the authority granted by Board Resolution 2017-43 adopted on October 

12, 2017, enter into the Memorandum of Understanding, which is attached to this 

Resolution. 
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2. With the advice of counsel, may allow modifications to the attached Memorandum of 

Understanding which are in the best interests of the Land Bank and which do not 

materially alter the substantive process now represented in the attached Memorandum 

of Understanding, provided that the Executive Director or Senior Counsel will notify 

the Board of all modifications to Memorandum of Understanding at the next Board 

meeting following the date of such modifications. 

3. Shall present at the April 8, 2025 Board Meeting the Memorandum of Understanding 

as executed by all parties. 

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

 

Adopted by Philadelphia Land Bank Board of Directors on March 22, 2025. 

 


