
                                                                                                                                                
REDEVELOPMENT AUTHORITY OF THE CITY OF LANCASTER

Board of Directors Meeting – December 19, 2017

The members of the Board of the Redevelopment Authority of the City of Lancaster    
met on December 19, 2017, at 5:15 p.m. in the Commission Room, City Hall Annex Building,    
120 North Duke Street, Lancaster, Pennsylvania.

PRESENT: Randall Horst, Miriam Soto, Douglas Byler, and Jason Wynne.                

STAFF: Frank Mincarelli, Karen Bousquet, and Carolyn Faggart.

GUESTS: Dave Garpstas, Jeff Groff, Mark Fitzgerald, Robert McVey, Gary Neff, Mike 
Mehaffey, Miguel Cepeda, Jim Shultz, Eddie Patton, Tracy Seiger, Stephen Black,
and Matt Beakes.                                                                                                        

Chairperson Horst called the meeting to order and asked if anyone from the public is not 
on the agenda.  Hearing none, he then asked for approval of the minutes of November 21, 2017.  
Mr. Wynne made a motion to approve the minutes of the November 21 meeting.  Mr. Byler 
seconded the motion.  Mr. Horst called for the vote, and all were in favor.

Mr. Horst noted that the Treasurer’s Report was emailed to the Board.  He asked for 
questions or corrections on the Treasurer’s Report.  Ms. Bousquet noted on page 2 under the 
Disbursements, the second line has a just compensation payment for 31 West Lemon Street that 
has come out of the Administrative funds, which is set by CDBG funds.  This project should not 
come out of CDBG funds.  She will request Simon Lever to move that amount over to the North 
Queen Street Garage line item.  She notified Simon Lever late today and it will be corrected on 
next month’s report.  Mr. Horst said it won’t change the amount, just where the funds will be 
drawn from.  Ms. Bousquet said that line item will be used for acquisition of the property, and 
the demo and rehab will come from the Penn Square Partners line item, which is the IDP repay-
ments.  Mr. Byler then noted a TIF payment from the School District and asked what happens   to
it.  Ms. Bousquet said this is just a pass through.  Mr. Byler then made a motion to accept the 
Treasurer’s Report.  Mr. Wynne seconded the motion.  Mr. Horst called for a roll-call vote, and 
all were in favor.     

Mr. Horst went on to the Staff Report.  Ms. Faggart said we have Act 2 for four prop-
erties, two rehab agreements, and two proposals to purchase two properties.  She found out yes-
terday that the owners of 633 Marietta Avenue acquired the CO back in October, so that one  will
come off the list.  Mr. Byler then made a motion to take Act 2 on 530 South Duke Street, 423 
Lancaster Avenue, and 237 South West End Avenue.  Mr. Wynne seconded the motion.   Mr. 
Horst called for the vote, and all were in favor.  



Mr. Horst moved on to the Penn Square Partners Forbearance Agreement and Extension 
Request and Mark Fitzgerald came forward.  Mr. Mincarelli said he sent an email on this Agree-
ment to the Board explaining what Mr. Fitzgerald would talk about and the Forbearance Agree-
ment that underlies the discussions.  This goes back to 2002 when the present Board members 
weren’t on the Board.  This was an IDP Loan the Authority made to Penn Square Partners in the 
amount of $2,250,000.  The actual repayment of that loan was deferred for five years while Penn 
Square Partners and the Authority went through a lot of delays due to litigation.  The interest that
was accruing on the loan was added to the principal amount of the Note, increasing that figure to 
$2,414,707, after a credit was given to Penn Square Partners for interest the Authority earned on 
the funds that we invested.  The term of that loan has come up and, due to delays the developer 
incurred, it was initially intended that payments on this loan would coincide with rental pay-
ments under the Lease, so at the end of the Lease term and at the end of the Loan term, they 
would exercise their option to buy the Hotel, pay off the loan and everything would be on equal 
footing.  However, due to the delays, the Loan did not get repaid on the maturity date and Penn 
Square Partners has asked to extend the term of that Loan for another ten years during which 
time the monthly payments of $15,538 will be paid to the Authority as they have been for the last
ten years.  Discussions on the Forbearance Agreement were brought about with Randy Patterson 
and Karen Bousquet and, rather than rush into an extension on the Loan, we wanted to talk with 
Penn Square Partners but we didn’t want them to be in default.  The Forbearance Agreement 
eliminates the default at this time, they keep current, and it gives us ninety days to negotiate an 
extension with terms suitable to both parties.  He asked if anything was missed.  Mr. Fitzgerald 
said the only thing Mr. Mincarelli missed was, at the outset of the Lease agreement, the amorti-
zation schedule of the Loan did not fully amortize the outstanding balance, projected at the time 
at just under $900,000, so the $2.2M grew for interest on the five-year period, they then amor-
tized that principal down to just under $900,000 today.  And there was a provision in the Lease 
Agreement that in the event that the return to the developer was less than twenty percent, then 
there was a provision within the Lease Agreement, but not the Loan Agreement, that the Rede-
velopment Authority, the landlord as well as the lender, would agree to extend that term for a ten-
year period, the reason they would exercise their option to purchase the building.  Unfortunately, 
we got disconnected between the term of the Loan and the start date of the Lease due to the legal 
challenges to the project.  This is something that was identified and contemplated when Penn 
Square Partners moved forward with the Annex Building, but at that time they had a lot of things
on their plate to resolve, including the CRIZ financing and the modification of the Lease 
Agreement, so they decided to wait until the end of the year to resolve this Loan extension. 

Mr. Byler asked about the delta between the Loan and the Lease.  Mr. Fitzgerald said 
there is none; its 100 percent.  Mr. Fitzgerald expanded to say under the terms of the extension, 
to the extent we would extend it to the ten-year term under the Lease provision, we would fully 
amortize that debt down over that ten-year period, so when the Lease matures, there would be a 
zero balance on the IDP Loan.  You would have received 100 percent of those funds back with 
interest.  Mr. Horst said with two years to spare.  Mr. Mincarelli said in approving and signing 
this Forbearance Agreement, we have not agreed to an extension per se, we have agreed to a 
ninety-day hold on everything while we negotiate the extension.  Ms. Soto so moved, and Mr. 
Byler seconded the motion.  He then had a question, saying this result was known way back 
when.  When this project originally started, we had the Loan and we had the litigation, so Mr. 
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Fitzgerald was talking about how the Lease and the Loan got disconnected.  He concurred.  Mr. 
Byler thought it was back in 2002.  Mr. Fitzgerald said there abouts.  There was no reason to 
address it because the Loan was still in place so there was a provision in the Lease document that
would allow for this at the time that the Loan matured.  After further discussion, Mr. Horst called
for the vote, and all were in favor.        

      
Mr. Horst moved on to the Report from Younger Realty Group.  Dave Garpstas came 

forward and handed out his report showing updated activity.  He referred to last month’s meeting
where the Board agreed to lift the deed restriction for 318 Beaver Street so it could be marketed 
as a rental property.  This increased the showings and they will have one or two proposals for 
next month’s meeting.  Mr. Garpstas noted revolving issues with 618 Manor Street with people 
breaking into the building despite being boarded up.  He also noted water getting into the 
building down to the first floor.      

                   
Mr. Horst went on to the Rehab Agreements and started with 644 East Walnut Street.  

Robert McVey, Gary Neff and Mike Mehaffey came forward.  Mr. Byler was confused by Mr. 
Neff’s offer to fix up the property and put it on the market, to maximize Mr. McVey’s profit.  Mr.
Neff concurred.  Mr. Byler said he won’t move back into the property.  Mr. Neff said no.  Mr. 
Byler asked where the Board is with this property and if it’s been taken.  Ms. Faggart said Acts 1 
and 2 were taken, and an appraisal was done.  Mr. Byler asked Mr. Mehaffey is he’s done rehab 
before.  Mr. Neff said he works on his properties.  Mr. Mehaffey was looking at a 60-day 
turnaround.  Mr. Byler noted he has a tight turnaround and if he didn’t make that date he would 
need to return to the Board for an extension.  He suggested asking for several months longer.  
Mr. Neff asked for six months to complete the project.  Mr. Byler then made a motion to accept 
the Rehab Agreement for 644 East Walnut Street with a completion date of June 1, 2018.  Ms. 
Soto seconded the motion.  Mr. Horst called for the vote, and all were in favor.  Ms. Faggart 
brought up the $1,000 deposit since Mr. McVey was living in the property when it was con-
demned.  Mr. Byler then amended his motion to waive the $1,000 deposit required for 644     
East Walnut Street, and Ms. Soto seconded the motion.  Mr. Horst called for the vote, and         
all were in favor.  Three copies of the Rehab Agreement were signed and distributed.

Mr. Horst moved on to 530 South Duke Street and Miguel Cepeda came forward.  Ms. 
Soto asked if Mr. Cepeda has rehabbed properties before.  He said he purchased two properties  
and sold one.  She asked if they were with the Redevelopment Authority.  Mr. Cepeda said no.  
Mr. Byler asked how long he’s had this property.  Mr. Cepeda said about two months.  Ms. Soto 
asked if he realized the property was condemned when he bought it.  He said no or he wouldn’t 
have bought it.  Ms. Soto noted the amount of work needed on this property is excessive, closer 
to the $85,000 range, and he has a sizeable lower amount, not anywhere near the ballpark.  She 
asked him to explain how he got his numbers.  Mr. Cepeda said he has two contractors, electrical
and plumbing, and the other work he would do himself.  Ms. Soto assumed he has the certifica-
tions to do that work, and asked if he’s licensed.  Mr. Cepeda said he’s licensed in New York.  
She asked how long.  Mr. Cepeda said more than ten years.  She asked about New Jersey;  he 
said yes.  Ms. Soto said he needs to be licensed in Pennsylvania as well.  Mr. Cepeda said it’s 
easy to get a license here.  Mr. Byler asked about a master plumber.  Mr. Cepeda said he has a 
master plumber who worked on the other two other properties he bought.  Mr. Byler thought this 
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was the second one.  Mr. Cepeda said this is his third house.  He did 69 South Marshall Street 
and 625 Rockland Street.  Mr. Byler asked if he sold them, and he said yes.  Mr. Wynne asked 
how long that was.  Mr. Cepeda said about three months ago for Marshall Street.  Mr. Byler then 
asked if he planned to have the work done by April, noting it was a tight schedule.  Mr. Cepeda 
decided to ask for one more month.  Ms.  Soto was concerned with multiple projects and asked  
if this is the only one he will be doing at this time.  Mr. Cepeda said yes.  Ms. Soto then made a 
motion to enter into a Rehab Agreement with Miguel Cepeda for 530 South Duke Street with a 
completion date of May 14, 2018.  Mr. Wynne seconded the motion.  Mr. Horst called for the 
vote, and all were in favor.  He noted that the $1,000 deposit will not be waived for this property.
Three copies of the Rehab Agreement were signed by all parties.  Mr. Mincarelli asked for the 
check but Mr. Cepeda didn’t have it with him.  Therefore, his copy of the Agreement would be 
retained until his check is received.  

            
Mr. Horst moved on to the Proposals to Purchase and started with 230 West Strawberry 

Street.  Jim Shultz came forward and introduced himself as the program development director   
of the Lancaster Housing Opportunity Partnership.  With him was Tracy Seiger, their real estate 
agent with sales of properties in the southwest area of Lancaster, representing Life Changes Real 
Estate Company, and Eddie Patton, supervisor of the Capital Work Force group, a subsidiary of 
Community Action Partnership.  They have been doing rehab work for LHOP the past several 
years and would continue this with the Strawberry Street property.  Mr. Shultz presented an of-
fer for the just comp of $4,680 and proposed to do extensive rehab of this property with all new 
flooring, new mechanicals, new electrical.  Estimated rehab will be around $70,000.  Once work 
is completed, the property is turned over to Ms. Seeger for sale to income qualified individuals  
or families who are 100 percent of medium income or less.  Ms. Soto questioned a start date of 
March and thought it should be sooner.  Mr. Patton said it’s due to his work load.  He is currently
working on 620 West Vine Street and 455 Fremont Street.  He will apply for the permits right 
away so his crew can start demo work while they use subcontractors on the other properties.  
Major construction probably won’t start until March at which time they will focus on putting      
a new roof on the house and also work on the structural issues on the rear of the building.  Mr. 
Wynne asked if six months is enough time for this project.  Mr. Patton concurred.  Mr. Shultz 
noted that this will be the tenth or twelfth house they have done in the southwest in the past four 
years and is consistent with their plans for the southwest area.  Mr. Byler asked if they follow up 
with the home owners.  Mr. Shultz said most of the home owners are getting assistance through 
Ms. Soto with the homeowner program so she tracks them.  After a short discussion, Mr. Byler 
made a motion to accept the offer of LHOP for 230 West Strawberry Street with a completion 
date of September 1, 2018.  Mr. Wynne seconded the motion.  Mr. Horst called for the vote, 
which was 3-0-1 with Ms. Soto abstaining.                 

The next property was 529 St. Joseph Street and Mr. Horst invited Stephen Black to come
forward.  Mr. Black proposed to rehab this property then list it for sale.  Ms. Soto noted that his 
bid was lower than the just comp for this property and asked if he could raise his bid.  Mr. Black 
said when he did the market analysis, houses in the area are selling for around $65,000 to 
$68,000.  About $38,000 needs to be put into the property, plus the purchase price and associated
costs.  Ms. Soto found that interesting since the Authority has a different amount for what the 
property should sell for.  Mr. Black said he’s been in the building industry for 35 years and has 
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been rehabbing properties to put on the market or keep as rentals.  He stated his numbers are 
pretty accurate.  When he walked through the property, he saw a few grey areas that you can’t 
put a number to until you start the rehab.  Mr. Byler wasn’t questioning Mr.  Black’s rehab costs, 
but our broker has a market value of $84,900 for this property.  Mr. Black further explained his 
costs but Ms. Soto said the Authority is carrying the costs for this property and the just comp has 
been paid out so we can’t take less for these properties.  Mr. Black said he understood.  After 
further discussion, the Board was not willing to take a loss on this property so it was not awarded
to Mr. Black.                

Mr. Horst went on to the Progress Report on 219 Juniata Street.  Matt Beakes came 
forward and handed out a project budget for this property.  At the last meeting, Mr. Beakes said 
the roof was completed, demo was started inside, and all subfloors had to be replaced.  As of 
tomorrow, all inside framing will be complete, rough-in will start after Christmas, and drywall 
will be hung starting January 8.  Some exterior work has been put on hold.  Mr. Beakes brought 
photos of the work in progress and said the house will become a four-bedroom, bath and a half, 
with a second-floor laundry.  Mr. Byler asked if he has a family lined up for this property.  Mr. 
Beakes said not yet since they just completed 13 Chester Street.  There were two families for that
property and he let them know that they started work on Juniata Street with a completion date of 
April but he expected most work to be finished by the end of February with exterior work still to 
be completed.  Mr. Beakes said as long as the project stays on track, he brought up the MOU and
said after their costs are recouped, the Authority’s $13,500 is recouped, Impact Missions gets 
$13,500, then anything above that is split.  Right now with current expenses, subject to change, 
they should be splitting around $16,000, so that should bring the just comp back to around 
$19,500.  Mr. Horst thanked Mr. Beakes for the update.          

   
Mr. Horst moved on to the Contract for Demolition Services on 31, 33, 35 West Lemon 

Street.  Ms. Bousquet said she received two proposals, one from Farhat Excavating, LLC at 
$169,300, and Wassertech Engineering Limited for $86,000.   The recommendation, after re-
view and complete documents, is to award the contract to Wassertech Engineering Limited for 
$86,000 for the demolition, grading and seeding of 31, 33, and 35 West Lemon Street.  Mr. Byler
asked if that comes out of PSP funds.  Ms. Bousquet said we have asked DCED for permission  
to use the IDP repayments for this project.  It came to the Authority as a Grant and went out as a 
Loan to the developer, who makes repayments on the Loan.  DCED agreed that it is in line with 
what the IDP funds could be used for, so we have permission to use those funds for this project 
since it fits in with other investments in that block and the surrounding area.  Mr. Mincarelli said 
if you look at the repayments on the IDP, we have a lot of interest payments, so much of the 
principle would be intact by the time the loan is paid off.  The revolving loan fund would still   
be pretty much intact.  The two percent interest would be substantial over the 25-year period.  
Mr. Mincarelli had a resolution that would award the contract to Wassertech.  Mr. Byler then 
made a motion to award the contract for the demolition of 31, 33 and 35 West Lemon Street      
to Wassertech Engineering Limited.  Ms. Soto seconded the motion.  Mr. Horst said this is 
Resolution 17-12-85.  He called for the motion, and all were in favor.  

Mr. Horst moved on to the Update on Residential/Commercial Properties.  Ms.   
Bousquet  had no further items.   
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He moved on to the Solicitor’s Report and Proposed Actions.  Mr. Mincarelli had two 

items.   For 559 South Christian Street, he had a resolution (17-12-82) that would rescind the 
Acts 1 and 2 that were taken in March and April of 2016 since the one-year period has expired.   
Resolution 17-12-83 would terminate the rehab agreement for 559 South Christian Street due    
to the rehabber’s failure to comply with the deadline we imposed.  The Board directed him last 
month to issue a termination notice which this resolution will support.  Ms. Soto so moved, and 
Mr. Wynne seconded the motion.  Mr. Horst called for the vote, and all were in favor.      

Mr. Mincarelli’s next item was 615 High Street.  The rehabber has completed the work 
and a Certificate of Completion needs to be issued.  He had Resolution 17-12-84 to rescind the 
Acts 1 and 2 since Calvin Bent, the property owner, completed the rehab.  Ms. Soto so moved, 
and Mr. Wynne seconded the motion.  Mr. Horst called for the vote, and all were in favor.      

Mr. Mincarelli then distributed his monthly status report and noted the Minimum 
Participation Rent from the Hotel has been paid in full, so Penn Square Partners are up to date.  
The October and November payments came in on the 27th .  There is one more Participation Rent
payment due for 2017 before $350,000 can be turned over to the City.  Under the Bridge Loan, 
he noted that one unit sold since last month.  Mr. Mincarelli then handed out the second page    
of his report on Redevelopment Contracts and Properties under Rehab Agreements.    

                     
Mr. Horst went on to Other Business. Mr. Garpstas referred to the St. Joseph Street 

property where Mr. Black estimated that, after rehab, the property would sell in the $65,000 to 
$68,000 range.  He wanted the Board to know that they run their numbers on the conservative 
side for resale value and their estimate was close to $85,000.

    
Having no further business to be brought before the Board, Mr. Horst adjourned the 

meeting.  
    
          Respectfully submitted,

Carolyn Faggart
                 
                                                                                         
 RACLMinutes
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