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Civil Administration
C. FORTE

IN THE COURT OF COMMON PLEAS OF PHILADELPHIA COUNTY

CENTRO INCORPORATED, d/b/a

PHILADELPHIA CATHOLIC WORKER,  : PHILADELPHIA COUNTY
. COURT OF COMMON PLEAS
Plaintiff, . CIVIL TRIAL DIVISION
. . MARCH TERM, 2016
. NO. 001647

Control No. 16034352
MAYRONE, LLC, et al.,

Defendants,

ORDER
AND NOW, this day of April, 2016, upon consideration of Plaintiff’s Emergency
Application for Injunction Pending Appeal Pursuant to Pa. R, App. P. 1732(a), it is hereby

ORDERED that the Application is GRANTED.

BY THE COURT:

1850589.1 04/05/2016
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FILED

05 APR 2016 02:
Civil Administration

C. FORTE

SAUL EWING LLP

By: George E. Rahn, Jr,
Attorney 1.D. No, 19566
Telephone: 215-972-7165
Facsimile; 215-972-1855

Email: nrahn(@saul.com

By: Mary Elizabeth Schluckebier
Attorney L.D. No. 320782
Telephone: 215-972-1992
Facsimile: 215-972-4161

Email: mschluckebieraisaul,com
Centre Square West

[ 500 Market Street, 38" Floor
Philadelphia, PA 19102-2186

THE PUBLIC INTEREST LAW CENTER
By: Amy Laura Cahn

Attorney .D. No, 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile: 215-627-3183

Email: acahn@pubintlaw.org

CENTRO INCORPORATED, d/b/a
PHILADELPHIA CATHOLIC WORKER,

Plaintiff,
v,
MAYRONE, LLC, et al.,
Defendants.

12 pm

Attorneys for Plaintiff
Centro Incorporated, doing business as
Philadelphia Catholic Worker

PHILADELPHIA COUNTY
COURT OF COMMON PLEAS
CIVIL TRIAL DIVISION

MARCH TERM, 2016
NO. 001647
Control No. 16034352

EMERGENCY APPLICATION FOR INJUNCTION PENDING APPEAL

Petitioner, Centro Incorporated, a Pennsylvania nonprofit corporation doing business as

Philadelphia Catholic Worker (“Catholic Worker”) files this application for an injunction
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pending appeal from the Court’s March 31, 2016 Order denying plaintiff’s emergency motion for
a preliminary injunction in Case No. 01647, Control No. 16034352,
L. Factual Background.

1, Plaintiff Catholic Worker is a community-based organization that provides social
setvices to the Kensington community. These services include providing an after school
program for children, operating a food and clothing distribution program, conducting a summer
youth program, and creating a community garden that has, for 28 years, grown fresh vegetables
for the benefit of the local community.

2. The facts relating to this motion are set forth fully in the verified complaint
(Exhibit A), a letter from plaintiff’s counsel to defendant Mayrone, LLC dated March 28, 2016
(Exhibit B), and the motion for a preliminary injunction and supporting memorandum of law
(Exhibit C),

Br Catholic Worker established a garden on the Property in 1988 and has been using
the Property for that purpose continuously ever since, The garden produces vegetables that are
used for distribution through Catholic Worker’s food pantry and are sold to the local community
at a market on site. The Catholic Worker’s possession of the Property since 1988 has been open,
visible, hostile, and notorious.

4, In February 2016, Mayrone purported to take ownership of the Property from
defendant Pyramid Tire & Rubber Co. or its successors (“Pyramid”), Pyramid was the prior
record owner of the property, had abandoned the Property years before and had not operated

since the 1950s. Because title rests with Catholic Worker as a result of its adverse possession,

the purported transfer is null and void.
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5. On March 18, 2016, Catholic Worker filed a complaint to quiet title naming
Mayrone, LCC, Pyramid, and others as defendants,

6. On Saturday, March 26, 2016, representatives of Mayrone appeared at the
Property. The representatives stated that they, on behalf of Mayrone, intended to “clear” the
Property and bring in equipment for this purpose. On March 28, 2016, counsel for Catholic
Worker wrote to Mayrone summarizing the situation and requesting that it refrain from further
action. The letter requested that Mayrone agree that it would not take action adverse to Catholic
Worker’s possession until resolution of the lawsuit, (Exhibit B). Mayrone has rcfused to make
any such representation.,

7. On March 30, 2016, Catholic Worker filed a motion for a preliminary injunction
seeking to prevent Mayrone from destroying the Property that Catholic Worker has rightfully
acquired via adverse possession (Exhibit C.)

8. On March 31, 2016, The Honorable Nina Wright Padilla issued an Order denying
Catholic Worker’s Motion for Preliminary Injunction (Exhibit D). Judge Wright Padilla did not
give any reasons for her denial of the motion or meet with the parties.

9. The denial of the motion for a preliminary injunction leaves this matter in a
precarious and potentially volatile condition. The gardenets are in possession of the Property
and have planted the garden for 2016, Mayrone, however, could attempt to use heavy machinery
to level the Property, which would cscalate tensions and potentially lead to a confrontation—a
confrontation involving not just Catholic Worker, but an extended community of all ages, which
relics on and actively participates in the garden, Catholic Worker respectfully requests that the

Court enter an injunction pending appeal to maintain the status quo and prevent Mayrone from
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taking any action with respect to the Property, including causing any harm or damage to the
garden.
II. Jurisdiction,

10.  Pa.R.A.P. 1732(a) states that application for an injunction pending appeal must
ordinarily be made in the first instance to the lower court, See Graziani v. Dunn, No. 1460 WDA
2014, 2015 WI. 6129303, at *3 (Pa. Super. Ct. July 27, 2015).

11, Pa, R.AP. 1732(b) provides that where application to the lower court is shown to
be not practicable, or where the lower court has denied the application or failed to grant the
requested relief, application for a stay may then be made to the appellate court. Accordingly,
Catholic Worker’s application for an injunction pending appeal is being made first to this Court
and, if necessary, will then be made to the Superior Court of Pennsylvania,

12, Catholic Worker is filing a notice of an appeal simultaneously with the filing of
this motion, a copy of which is attached as Exhibit E. The Pennsylvania Superior Coutt has
jurisdiction over the appeal pursuant to Rule 311 of the Pennsylvania Rules of Appellate
Procedure (relating to Interlocutory Appeals as of Right). See Pa. R.A.P. 311(a)(4); Chipman v.
Avon Grove Sch. Dist., 841 A.2d 1098, 1101 (Pa, Commw, Ct 2004) (“Pa. R.A.P. 311(a)(4)
permits an appeal as of right from an order regarding a preliminary injunction.”).

III.  Catholic Worker Meets the Requirements for an Injunction Pending Appeal.

13, The law regarding an application for an injunction pending appeal under Pa. R.A.P.
1732 is set forth in the accompanying memorandum of law. In order to be granted an injunction,
appellants must demonstrate the established criteria for injunctive relief: a strong likelihood of
eventual success on the merits of the dispute; that immediate and irreparable harm will result in the

absence of such a grant; that appellant will suffer greater injury by the denial of the application than
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the injury appellee will suffer by the grant thereof; and that granting the injunction will not harm the
public interest. See Concerned Citizens Taxpayers Ass'n of Shamokin-Coal Twp. v. Shamokin-Coal
Twp. Joint Sewer Auth,, 9 Pa. D. & C. 3d 724, 726-728 (Pa. Ct. Com, Pl. 1979); see also
Pennsylvania PUC v. Process Gas Consumers, 467 A. 2d 805, 808-809 (Pa. 1983) (explaining the
same criteria apply for relief via a stay under Pa. R, A.P, 1732),

14, As set forth in the complaint, Catholic Worker has a clear right to the rclief sought,
having maintained possession of and operated a garden on the property for approximately 28 years.
See Ex. A at ] 23-24.

15. Catholic Worker’s possession has been actual, continuous, exclusive, visible,
notorious, distinct and hostile 10 the exclusion of others. Catholic Worker cleared and fenced the
abandoned and trash-strewn lot so that the Property could be used as a garden. The Property now
has many garden beds, an onsite tool shed, a patio, a locked chain link fence surrounding the
premises, and a waterline installed by the Philadelphia Water Department. There has been a garden
on the Property every year since 1988, Catholic Worker has never had any direct contact with
Mayrone or its predceessor Pyramid, nor has Mayrone or Pyramid given plaintiff permission to
continue working and operating a garden on the Property.

16.  Mayrone apparently purports to take title from the predecessor owner Pyramid or its
successors. Pyramid, however, lost the right to claim title by failing to take any action to assert
ownership against Catholic Worker for over 21 years. Ownership of the Property, therefore, was
not Pyramid’s to convey, and likewise the time has passed for Mayrone to claim ownership. See Ex.
A aty 5; Tioga Coal Co. v, Supermarkets Gen. Corp., 546 A.2d 1 (Pa, 1988).

17, Because title rests with Catholic Worker as a result of its adverse possession, which

has been hostile to all others who might claim title, the purported transfer to Mayrone is null and
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void. See Ex. A at {5, 9, 10,27 & Ex. B to Compl. An injunction is necessary to maintain the
status quo and prevent Mayrone from exercising self-help pending resolution of the appeal.

8. Catholic Worker will suffer immediate and irreparable harm if an order enjoining
Mayrone from taking action with respect to the Property pending appeal is not granted. A bulldozer
or other heavy equipment would destroy the garden and the vegetables planted for 2016, This
would deprive the community of much needed healthy food, and deprive Catholic Worker of the
food for its distribution and kitchen, Allowing Mayrone to clear the property would destroy the
work shed on the premises, a patio, the dedicated water line that supplies the garden, and decades of
in-kind investment and work performed by Catholic Worker and volunteers. The introduction of
heavy machinery and clearing of the property would irreparably damage the garden’s productive
soil, which Catholic Worker has amended and cultivated over decades, Finally, the destruction of
the garden takes from the neighborhood a space that has fostered relationships and brought
community together over a period of almost three decades—such spaces are few and far between,
These are not compensable damages.

19. Mayrone and the other parties will not be harmed whatsoever. While Mayrone may
have plans to develop the property at some time in the future, Catholic Worker knows of no
applications by Mayrone to - or approvals by - the applicable agencies that might make
development possible, Granting the stay would result in a mere preservation of the status quo while
the appeal proceeds. The benelits to Catholic Worker and the general public outweigh any

detriment to Mayrone.

20, The public interest would be served by a stay and injunction, Mayrone has

maintained its threat to pursue forms of self-help and unilaterally destroy the garden, The Court

should not sanction the prospect of such vigilante justice.
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21.  Aninjunction provides the opportunity for the future of this critical asset to be
resolved without resorting to a potentially volatile situation. Catholic Worker and the many
gardeners who work the community garden are currently in possession of the property. Destruction
of the Property means no food production for 2016, which deprives long-standing gardeners of the
produce from their plots and deprives neighborhood residents of access to free produce via Catholic
Worker’s food pantry and affordable produce at the weekly market. Moreover, efforts by Mayrone
to clear the land will result in the unnecessary destruction of a long-held, long relied-upon, and
invaluable community resource before the court has an opportunity to hear from both parties about
the underlying case. It is in the public interest to resolve disputes such as this in an orderly fashion

through the court system — not through conflict on the street in Kensington,
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WHEREFORE, Plaintiff Centro Incorporated, d/b/a Philadelphia Catholic Worker

respectfully requests that this Court grant its Application for an Injunction Pending Appeal and

enter an order enjoining Mayrone and its representatives from trespassing on the Property or

taking any action that would cause harm or damage to the Property until the appeal is resolved,

Dated: April 5, 2016

Respectfully submitted,

/s/ George E. Rahn, Jr,

SAUL EWING LLP

By: George E. Rahn, Jr.
Attorney I.D. No, 19566
Telephone: 215-972-7165
Facsimile: 215-972-1855

Email: nrahn(@saul.com

By: Mary Elizabeth Schluckebier
Attorney I.D. No. 320782
Telephone: 215-972-1992
Facsimile: 215-972-4161

Email: mschluckebier(@saul.com
C'entre Square West

1500 Market Strect, 38" Floor
Philadelphia, PA 19102-2186

THE PUBLIC INTEREST LAW CENTER
By: Amy Laura Cahn

Attorney 1D, No. 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile: 215-627-3183

Email: acahn(@pubintlaw.org

Attorneys for Plaintiff
Centro Incorporated, d/b/a
Philadelphia Catholic Worker
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EXHIBIT A
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Court of Common Pleas of Philadelphia County

Trial Division
Civil Cover Sheet

PLAINTIFF'S NAVE
CENTRO INCORPORATED,
CATHOLIC WORKER

PLAINTIFF'S ADDRESS
430 JEFFERSON STREET

PHILADELPHIA PA 18122

ALIAS:

PLAINTIFF'S NAME

PLAINTIFF'S ADDRESS

PLAINTIFF'S NAME

PLAINTIFF'S ADDRESS

D/B/A PHILADELPHIA

TOTAL NUMBER OF PLAINTIFFS TOTAL NUMBER OF DEFENDANTS COMMENCEMENT OF AGTION
1 4 X] Complaint [ petition Action [ Notice of Appeal
I 3 wnit of Summons [ Transfer From Other Jurisdictions
AMOUNT IN CONTROVERSY COURT PROGRAMS ' '
[ $50.000.00 or | [ Arbitration [ Mass Tort [ Commerce O setuement
$50,000.00 or less ] Jury O Savings Action O Minor Court Appeal 1 Minors
1 Mote than $50,000.00 X Non-Jury [ Petition (] Statutory Appeals O w/mD/Survival
I 7 other: [

CASE TYPE AND CODE ' ) T

Ql - QUIET TITLE
STATUTORY BASIS FOR CAUSE OF ACTION -
RELATED PENDING CASES (LIST BY CASE CAPTION AND DOCKET NUMBER) HLED IS CASE SUBJECT TO o

COORDINATION ORDER?
PRO PROTHY YES NO
C. MALVESTUTO

TO THE PROTHONOTARY::
Kindly enter my appearance on behalf of Plaintiff/Petitioner/Appellant: CENTRO TNCORPORATED
Papers may be served at the address set forth below.
NAME OF PLAINTIFF'S/PETITIONER'S/APPELLANT'S ATTORNEY ADDRESS

GEORGE E. RAHN SAUL EWING LLP

CENTRE SQUARE WEST

PHONE NUMBER F-AX NUMBER 1500 MARKET ST. 38TH FLOOR

(215)972-7165 (215)972-1855% PHILADELPHIA PA 19102
SUPREME COURT IDENTIFICATION NO. E-MAIL ADDRESS

19566 nrahn@saul.com
SIGNATURE OF FILING ATTORNEY OR PARTY DATE SUBMITTED

GEORGE RAHN Friday, March 18, 2016, 10:44 am

FINAL COPY (Approved Iby the Prothonolary Clerk)

For Prothonotary Use Only (Docket Number)

~ MARCH 2016 ot A
E-Flling Number: 1603046669 001647

| |

DEFENDANT'S NAME
MAYRONE, LLC

DEFENDANT'S ADDRESS
2144 MOUNT CARMEL AVENUE

GLENSIDE PA 19038

| DEFENDANT'SFJAME
PYRAMID TIRE & RUBBER CO.

DEFENDANT'S ADDRESS
1333-35 NORTH 5TH STREET

PHILADELPHIA PA

DEFENDANT'S NAME
ELLIOT FIELDS

DEFENDANT'S ADDRESS
3944 W. GRENSHAW ST.

| CHICAGO IL 60624
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COMPLETE LIST OF DEFENDANTS:

1. MAYRONE, LLC
2144 MOUNT CARMEL AVENUE
GLENSIDE PA 19038

2. PYRAMID TIRE & RUBBER CO.
1333-35 NORTH 5TH STREET
PHILADELPHIA PA

3. ELLIOT FIELDS
3944 wW. GRENSHAW ST.
CHICAGO IL 60624

4, ARLENE ZITIN
21 E. HURON STREET APT.
CHICAGO IL 60611
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SAUL EWING LLP

By: George E. Rahn, Jr,
Attorney I.D, No. 19566
Centre Squiare West

1500 Market Street, 38™ Floor
Philadelphia, PA 19102-2186
Telephone: 215-972-7165
Facsimile: 215-972-1855
Email: nrahnissaul.com

THE PUBLIC INTEREST LAW CENTER
By: Amy Laura Cahn

Attorney LD, No, 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile; 215-627-3183

Email: acidinig'pubintlow.org

CENTRO INCORPORATED, d/b/a
PHILADELPHIA CATHOLIC WORKER
430 Jefferson Street

Philadelphia, PA 19122,

Plaintiff,

V.

MAYRONE, LLC,
2144 Mount Carmel Avenue
Glenside, PA 19038,

PYRAMID TIRE & RUBBER CO.
1333-35 North 5th Street
Philadelphia, PA,

ARLENE ZITIN
21 E. Huron Street, Apt, 2303
Chicago, IL 60611-3878

and

1840588.,3 03/14/2016

Attorneys for plaintiff
3 X + Aee e
Centro Incorporated, doing PUSIPGEESS s 1y ene
Phlladelphla Catholic WE)J'EQG;{_JuquiQI; Regcords
18 MAR 2016 10:44. am
C. 'MALVESTUTO

PHILADELPHIA COUNTY
COURT OF COMMON PLEAS
CIVIL TRIAL DIVISION
MARCH TERM, 2016

NO.
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ELLIOT FIELDS
3944 W. Grenshaw Street
Chicago, I1. 60624-4217,

Defendants,

COMPLAINT

(CIVIL ACTION-QUIET TITLE)

1440568 3 03/18/2016
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NOTICE TO DEFEND

You have been sued in Court, If you wish to
defend against the claims set forth in the
following pages, you must take action within
twenty (20) days after this complaint and
notice arc served, by entering a written
appearance personally or by attorney and filing
in writing with the court your defenses or
objections to the claims set forth against you.
You are warned that if you fail to do so the
case may proceed without you and a judgment
may be entered against you by the court
without further notice for any money claimed
in the complaint or for any other claim or relief
requested by the plaintiff. You may lose
money ot property or other rights important to
you.

YOU SHOULD TAKE THIS PAPER TO
YOUR LAWYER AT ONCE. IF YOU DO
NOT HAVE A LAWYER OR CANNOT
AFFORD ONE, GO TO OR TELEPHONE
THE OFFICE SET FORTH BELOW TO
FIND OUT WHERE YOU CAN GET LEGAL

HELP.

Philadelphia Bar Association
Lawyer Referral and Information Service
1101 Market Street, 11th Floor
Philadelphia, Pennsylvania 19107-2911
Telephone: (215) 238-6333

1840588 L 00/1R/2076

AVISO

Lo(a) han demandado a usted en la corte, Si
usted quiere defenderse de estas demandas
expuestas en las paginas siguientes, usted tiene
veinte (20) dias de plazo al partir de la fecha de
la demanda y la notificacién. Hace falta asentar
una comparecencia escrita o en persona o con
un abogado y entregar a la corte en forma
escrita sus defensas o sus objeciones a las
demandas en contra de su persona. Sea avisado
que si usted no se defiende, la corte tomara
medidas y puede continuar la demanda en
contra suya sin previo aviso o notificacién,
Ademds, la corte puede decidir a favor del
demandante y requiere que usted cumpla con
todas las provisiones de esta demanda, Usted
puede perder dinero o sus propiedades u otros
derechos importantes para usted.

LLEVE ESTA. DEMANDA A UN
ABOGADO INMEDIATAMENTE. SI NO
TIENE ABOGADO O SI NO TIENE EL
DINERO SUFICIEMIENTE DE PAGAR
TAL SERVICIO, VAYA EN PERSONA O
LLAME POR TELEFONO A LA OFICINA
CUYA DIRECCION SE ENCUENTRA
ESCRITA ABAJO PARA AVERIGUAR
DONDE SE PUEDE CONSEGUIR
ASISTENCIA LEGAL.

Asociacidn de Licenciados de Filadelfia
Servicio de Referencia E Informacién Legal
1101 Market Street, 11th Floor
Philadelphia, Pennsylvania 19107-2911
Teléfono: (215) 238-6333
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SAUL EWING LLP

By: George E. Rahn, Jr,
Attorney I.D, No, 19566
Clenlre Square West

1500 Market Street, 38™ Floor
Philadelphia, PA 19102-2186
Telephone: 215-972-7165
Facsimile: 215-972-1855
Email: prahntaisaul.com

Attorneys for plaintiff
Centro Incorporated, doing business as
Philadelphia Catholic Worker

THE PUBLIC INTEREST LAW CENTER
By: Amy Laura Cahn

Attorney LD, No. 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile: 215-627-3183

Email: acalincepubintliw,org

CENTRO INCORPORATED, d/b/a :
PHILADELPHIA CATHOLIC WORKER + PHILADELPHIA COUNTY
430 Jefferson Street COURT OF COMMON PLEAS

Philadelphia, PA 19122, . CIVIL TRIAL DIVISION
Plaintiff, . MARCH TERM, 2016

\'2 NO.

MAYRONE, LLC,
2144 Mount Carmel Avenue
Glenside, PA 19038,

PYRAMID TIRE & RUBBER CO.
1333-35 North 5th Street
Philadelphia, PA,

ARLENE ZITIN
21 E. Huron Street, Apt. 2303
Chicago, IL 60611-3878

and

1810588 3 937182016
Case ID: 160301647
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ELLIOT FIELDS
3944 W, Grenshaw Street
Chicago, IL 60624-4217,

Defendants.

COMPLAINT
CIVIL ACTION-QUIET TITLE

1. This is an action to quiet title to that certain piece of real property in the City and
County of Philadelphia denominated as 428-438 West Master Street, Philadelphia, Pennsylvania,
19122 (the “Property”). The Property consists of four parcels. The legal description of the four
parcels is set forth as Exhibit “A,” which is incorporated as though set forth more fully herein,

2, Plaintiff Centro Incorporated, is a Pennsylvania business corporation located at
430 Jefferson Street, Philadelphia, Pennsylvania, 19122, Centro Incorporated, does business as
Philadelphia Catholic Worker (collectively “Philadelphia Catholic Worker”),

3. Philadelphia Catholic Worker is an independent organization dedicated to serving
the citizens in its North Philadelphia community. Among other activities, Philadelphia Catholic
Worker provides an after school program for children in the community, operates a food and

clothing distribution program, and conducts a summer youth program,

4, Defendant Mayrone, LLC is a Pennsylvania limited liability corporation with an
address of 2144 Mount Carmel Avenue, Glenside, Pennsylvania. On information and belief,

Mayrone is in the business of developing real estate.

3 Defendant Pyramid Tire & Rubber Co. is a corporation incorporated under the

laws of the Commonwealth of Pennsylvania. On information and belief, Pyramid Tire & Rubber

Co. has been inactive since 1956.

1840588 3 03/ 142016
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6. On information and belief, defendant Arlene Zitin is a co-executor of the estate of
Emma Fields, the last surviving beneficial owner of Pyramid Tire & Rubber Co.

7. Also on information and belief, defendant Elliott Fields is a co-executor of the
estate of Emma Fields, the last surviving beneficial owner of Pyramid Tire & Rubber Co.

8. Venue lies in this Court, because this action stems from occurrences that took
place in Philadelphia County and concerns real property located in Philadelphia County pursuant
to Pa, R.C.P. 1063,

9, According to the last recorded deed to the Property, dated January S, 2016, and
recorded on February 10, 2016, in Philadelphia County, as Document No. 53021731, Mayrone is
the last owner of record of the Property. A copy of the deed is attached as Exhibit “B” and is

incorporated as though set forth more fully herein.

10, Before January 5, 2016, the owner of the four parccls that make up the Property
was listed as Pyramid Tire & Rubber Co, Pyramid Tire & Rubber Co. took title to the four
parcels that make up the Property in 1952 and 1958. Pyramid was record owner of the Property

until January of 2016.
11.  Inand before 1987, Philadelphia Catholic Worker maintained a home that served

the Kensington neighborhood at 430 Jefferson Street in Philadelphia, Pennsylvania, one block
from the Property. In 1987, Philadelphia Catholic Worker decided to establish a garden on the

Property, which was by then a vacant lot, Philadelphia Catholic Worker decided to use the
Property to establish a community garden to grow vegetables and other produce for sale and use

in the neighborhood, which would further the community’s needs and remove the ncgative

impact of the Property.
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12, As of 1987, there was no activity on the Property. The Property had long been
used as an upauthorized dumping site and contained bricks, concrete and other construction
debris, as well as trash from the surrounding neighborhood. There was also evidence that there
had been a fire on the Property, but there had never been an attempt to clear or clean the space,
From all appearances, the Property had been abandoned.

13, Before it could begin gardening, Philadelphia Catholic Worker had to clean the
Property and dispose of the waste and debris. To complete this process, Philadelphia Catholic
Worker enlisted assistance from neighbors and volunteers from Saint Joseph’s University. In
addition, Philadelphia Catholic Worker hired a construction company, which brought heavy

equipment, including a backhoe and a large dumpster.

14,  In 1988, Philadelphia Catholic Worker planted the first garden. In order to
operate the garden, Philadclphia Catholic Worker had to obtain a source for water and proper
soil. Plaintiff was granted permission through permits to use a local fire hydrant to water the
garden. Representatives of Fairmount Park brought top-soil to the property so that the soil would
sustain the plants in the garden, In addition, Philadelphia Catholic Worker built a white wooden
fence around the garden to alert others of the existence of the garden and to keep out unwanted
trespassers.

15.  Philadelphia Catholic Worker has had a garden on the Property every year since
1988. Periodically until 2012, representatives of Fairmount Park brought needed soil or compost
to the Property. Now, the garden is supplied with compost produced at the garden,

16.  Inoraround 1992, Philadelphia Green made a grant to Philadelphia Catholic

Worker to build a metal fence for the Property. This fence cutrently surrounds the property.

1840586 3 03/1872016
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17, During the course of the operation of the garden, Philadelphia Catholic Worker
has divided the Property into lots for use by volunteers and has granted permission to neighbors

and others to work and plant portions of the garden.

18.  In 2012, various neighborhood representatives formed an organization called La
Finquita, which was intended to enhance participation at the garden and step up food production
by creating a small market farm and farm stand., Philadelphia Catholic Worker has permitted La
Finquita to operate on the Property.

19, In or around 1997, Philadelphia Catholic Worker built a shed on the Property to
store gardening tools. In 2010, Philadelphia Catholic Worker allowed La Finquita to build a
brick patio on the property. These improvements remain on the Property.

20.  Until 2013, Philadelphia Catholic Worker used local fire hydrants to water the
garden and obtained petmits from the City of Philadelphia Water Department, In 2013, with the
permission of Philadelphia Catholic Worker, the La Finquita gardeners obtained a grant from an
organization called Gardens for Good to install a water linc at the Property so that there would be
an independent source of water.,

21, Philadelphia Catholic Worker divided the Property into approximately 20 lots.
There are now approximately 40 people who volunteer and work in Philadelphia Catholic
Worker’s garden. There is a waitlist for lots in the garden.

22, During the time that Philadelphia Catholic Worker has been in possession of the
Property, the garden has produced a large array of vegetables and other produce, including corn,
tomatoes, cucumbers, squash, peas, turnips, broccoli, lettuce, a variety of herbs, and a host of

other vegetables, The vegetables are currently used to supply food for a soup kitchen operated

[840588 ¥ 0)¢18/2016
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by Philadelphia Catholic Worker at its place of business. In addition, La Finquita operates a

Sunday market, which offers affordable and nutritious food to the community.

23, Philadelphia Catholic Worker claims title to the Property by virtue of its
continuous, open, and notorious possession of the Property exclusively and adverse to all other
persons having any claim or interest therein, including defendant Mayrone.

24, Plaintiff’s claim for title to the Property by adverse possession is more than 21
years old, which is the period for title by adverse possession under Pennsylvania law, according
to the statute of limitations recited in 42 Pa, Cons, Stat. Ann, § 5530(a)(1) that limits a claim for
possession of real property to 21 years,

25.  Philadelphia Catholic Worker has never had any direct contact with Mayrone.
And at no time did defendant Mayrone or its predecessor owner of record Pyramid Tire &
Rubber Co. give Philadelphia Catholic Worker permission to continue working and operating a
garden on the Property.

26.  Philadelphia Catholic Worker has, over many years, placed locks on the entrance
to the Property to protect the garden and prevent potential vandalism. In January of 2016, an
unknown third party cut the locks on the garden and replaced them with new locks, for which
Philadelphia Catholic Worker did not have keys. In addition, an unknown third party has
recently placed a “no trespassing” sign on the fence. These acts constitute a trespass on
Philadelphia Catholic Worker’s property.

27.  Onor about March 2, 2016, Philadelphia Catholic Worker discovered that a deed
had been filed with the Philadelphia Recorder of Deeds relating to the Property, The deed,
which is dated January 5, 2016, purports to convey the Property from what are referred to as the

beneficial owners of Pyramid Tire Rubber Co. to defendant Mayrone, LLC. The deed was

- Case ID: 160301647
Case ID: 160301647
Control No.: 16040733



signed by defendants Arlene Zitin (by her agent Elliott Fields) and Elliott Fields, who are
described as co-executors of the Estate of Emma Fields, the last surviving beneficial owner of
Pyramid Tire & Rubber Co, This deed is a nullity and without legal effect as a result of
Philadelphia Catholic Worker’s ownership of the propetty by virtue of adverse possession.

WHEREFORE, plaintiff Centro Incorporated, doing business as Philadelphia Catholic

Worker, prays as follows:

. For a decree of this Court determining all adverse claims of defendant
Mayrone, LLC and all persons claiming undet it.

P For said decree to declare and adjudge that Centro Incorporated, owns
absolutely and is entitled to the quiet and peaceful possession of the
Property and that defendant Mayrone, LLC and all persons claiming under
it have no estate, right, title, lien, or interest in or to said premises, and that
title to the Property be to Centro Incorporated, against all claims of
defendant Mayrone, LLC and all persons claiming under it.

That Pyramid Tire & Rubber Co., Arlene Zitin and Elliott Fields had no
estate right, title or interest in the Property as of January 5, 2016 and any
purported transfer or conveyance of the Property to Mayrone, LLC is null
and void and of no legal effect.

2

4, For said decree to direct the Recorder of Deeds of Philadelphia County to
execute the deed attached as Exhibit “C” on behalf of Mayrone, LLC so
that the deed can be recorded to properly reflect Centro Incorporated,
sole’s ownership of the Property.

S For an order barring defendant Mayrone, LLC from trespassing on the
propetty or interfering in any way with plaintiff's ownetship and
enjoyment of the Property.
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6. For the costs of this action and for such other and further relief that the
Court may deem necessary and propet. ;

George I/Rahn, Jr.
Attorney 1.D. No. 19566
Saul Ewing LLP
Centre Square West
1500 Market Street, 38" Floor
Philadelphia, PA 19102-2186
Telephone: 215-972-7165
Facsimile; 215-972-1855
Email: nrahnsdsaul.com

Amy Laura Cahn

Attorney 1D, No. 306762

The Public Interest Law Center

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile: 215-627-3183

Email: acahnispubintlas,ore

Attorneys for plaintiff
Centro Incorporated, d/b/a
Philadelphia Catholic Worker

Dated: March 18, 2016
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PREMISES A

ALL THAT CERTAIN lot or piece of ground with the buildings and
improvements thereon erected.

On the South side of Master St., in the 17th Ward, City of Philadelphia,
Southwest corner of Lawrence St.

CONTAINING in front 21°6" x 47 feet on Lawrence Street.
BEING 428 West Master Street,

PREMISES B

ALL THAT CERTAIN lot or piece of ground with the buildings and
improvements thereon erected,

On the South side of Master Street 21°6" West of Lawrence Street in the 17th
Ward, of the City of Philadelphia.

CONTAINING in front 18°6” x 47 feet.
BEING 430 Master Street,

PREMISES C

ALL THAT CERTAIN lot or piece of ground with the buildings and
improvements thereon erected.

On the South side of Master St. 40’ West of Lawrence Street, 17th Ward City of
Philadelphia,

CONTAINING in front on Master Street, 20° x 47 feet.
BEING 432 Master Street.

PREMISES D

ALL THOSE TWO CERTAIN lots or pieces of ground with the buildings and
improvements thereon erected.

SITUATE in the Seventeenth Ward of the City of Philadelphia; ONE THEREOF,
on the South side of Master Street at the distance of Sixty feet Westward from the

West side of Lawrence Street;

1440588 3 01/18/2016
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CONTAINING in front or breadth on said Master Street Twenty-five feet and
extending of that width in length or depth Southward between lines parallel with
the said Lawrence Street, Sixty-seven feet; BOUNDED Eastward by ground now
or late of Mathias Royser Southward by ground now or late of the Estate of
Turner Camac, deceased, Westward by ground now or late of Elizabeth Lecamion
and Northward by Master Street aforesaid; AND THE REMAINING OTHER
THEREOF, on the Southside of Master Street at the distance of One Hundred feet
Eastward from the East side of Fifth Street; CONTAINING in front or breadth on
the said Master Street Twenty-two feet and extending of that width in length or
depth Southward between parallel lines at right angles to the said Master Street
Sixty-seven feet; BOUNDED Northward by the said Master Street, Southward by
ground now or late of Turner Camac, Eastward by ground now or late of Edward
W. Wilson, and Westward by ground now or late of John Schickling,

ALL TOGETHER, BEING known as 434, 436 and 438 Master Street.

AND Premises situate on the West side of Lawrence St, 17 feet South of Master Street in
the 17th Ward., Containing in front 20 feet x 60 feet.

Being No. 1342 Lawrence St,

18Q0SER 3 D37{&12010
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02/10/2016 07:20 PM  Page 10of 8 Rec Fee: $252.00

Receiptit: 1618059
Records Department Doc Code: D
State RTT: $900.00 Local RTT: $2,700.00

Prepared by and Return to:
Mabile Settlement Services, Inc.
1005 Pontiac Dr.,

PMB 302
Drexel Hill, Pa 19026

610-789-3636
File No. M§8-23635
BRT # 182316710

This Indenture, made the 5" day of January, 2016

Between

ARLENE ZITIN (BY HER AGENT ELLIOT FIELDS by Power of Atforney dated
12/29/15 and intending to be recorded herewith) AND ELLIOT FIELDS CO-

EXECUTORS OF THE ESTATE OF EMMA FIELDS LAST SURVIVING
BENEFICIAL OWNER OF PYRAMID TIRE & RUBBER CO., (A

PENNSYLVANIA CORPORATION)
(hereinafter called the Grantor), of the one pari, and

MAYRONE, LLC
(hercinafter called the Grantee), of the other part,

Witnesseth that in consideration of the sum off Thirty Thousand And 00/100 Dollars ($30,000.00), in
hand paid, the teceipt whereof is hereby acknowledged, the said Graator does hereby grant and convey

unto the said Grantee, its successors and assigns,

Street Address: 428-438 Master St., Philadelphia, PA 19122

PREMISES A

ALL THAT CERTAIN lot or piece of ground with the buildings and improvements
thereon crected.

On the South side of Master St., in the | 7" Ward, City of Philadelphia, Southwest corner
of Lawrence St.

CONTAINING in front 21’ 6" x 47 feet on Lawrence Street.
BEING 428 West Master Strect.

PREMISES B
ALL THAT CERTAIN lot or picce of ground with the buildings arid improvements

thercon crected.
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On the South side of Master Strect 21° 67 West of Lawrence Street in tlie 17" Ward, of
the City of Philadelphia.

CONTAINING in front 186" x 47 feet.

BEING 430 Master Street.

PREMISES C
ALL THAT CERTAIN lot or piece of ground with the buildings and improvements

thereon erecied.
On (he South side of Master St, 40" West of Lawrence Street, 17% Ward City of
Philadelphia.

CONTAINING in front on Master Street, 20'x47 feet

BEING 432 Master Street,

PREMISES D

ALL THOSE TWO CERTAIN lots or picces of ground with the buildings and
improvements thereon erected.

SITUATE in the Seventeenth Ward of the City of Phifadelphia; ONE THEREOF, on the
South side of Master Streel at the distance of Sixty foct Westward from the West side of

Lawrence Street;

CONTAINING in front or breadth on said Master Street Twenty-five fqet and extending
of that width in length or depth Southward between lines parallel with the said Lawronce

Street, Sixty-seven feet; BOUNDED Eastward by ground now or late of Mathias Royser
Southward by ground now or late of the Estate of Tumer Camag, deceased, Westward py
ground now or late of Elizabeth Lecamion and Northward by Master Street aforesaid;

AND THE REMAINING OTHER THEREOF, on the Southside of Master Strect at the
distance of One Hundred feet Eastward from the East side of Fifth Street; CONTAINING
in front or breadth on the said Master Street Twenty-two feet and extending of that width
in length or depth Southward between pamlle! lines at right angles to the said Master
Street Sixty-seven feet; BOUNDED Northward by the said Master Street, Southward by
ground pow or late of Tumer Camac, Eastward by ground now or late of Edward W.

Wilson, and Westward by ground now or late of John Schickling. Co
. .y

ALL TOGETHER, BEING known as 434, 436 and 438 Master Street,

AND Premises situate on the West side of Lawrence St. [7 feet South of Master Street in the | 7" Ward.
Containing in front 20 feet x 60 feet,
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Being No, 1342 N. Lawrence S,

PREMISES A

BEING the same premises which William M. Leanox, sheriff, by Sheriff's Deed dated
July 28, 1952, and recorded August 6, 1952, in the Office of the Recorder of Deeds in
and for the County of Philadelphia, Pennsylvania, in Book MLS 172, Page 213, pranted

and conveyed unto Pyramid Tire & Rubber Co., in fee,

PREMISES B

BLING the same premises which William M. Lennox, sherifl, by Shesiif's Deed dated
July 2, 1952, and recorded July 2, 1952, in the Office of the Recorder of Leeds in and for
the County of Philadelphia, Pennsylvania, in Book MLS 145, Page:7, granted and

conveyed unto Pyramid Tire & Rubber Co., in fee.

PREMISES C

BEING the same premises which William M. Lennox, sheriff, by Sherjff's Deed dated
July 28, 1952, and recorded August $, 1952, in the Office of the Recorder of Decds in
and for the Connty of Philadelphia, Pennsvivania, in Book MLS 172, Page 329, pranted

and conveyed unto Pycamid Tire & Rubber Ca, in fee.

PREMISES D

BEING the same premises which leving Wasserman and Bessie Wasserman, his wife, by
deed dated February 7, 1956, and recorded February 8, 1956, in the Office of the
Recucder of Deeds in and for the County of Philadelphia, Pennsylvania, in Book CAB
223, Pape 76, granted and conveyed unto Pyramid Tire & Rubber Co., (a Pa Corp.)

in fee.,
AND also being the same premises which Secrelary of Banking receiver in possession of Stanley Milton
Building and Loan Association granted and conveyed to Pyramid Tire & Rubber Co. on 6/23/1958 in 217
Sub of 73-74

And the Said Pyramid Tire & Rubber Co., became inactive in 1956 whereby there were 2 beneficial

owners, Frank Fields and Emma Fields.

Whereas Frank Fields departed this life 10/2/1990 whereby leaving Emma Fields as fast surviving

beneficial owner.
Whereas Emma Fields departed this life 10/6/1992 leaving a last will and testament, whioh was filed in

Chicago Illinofs, WH#92w88887 naming Elliot Fields and Arleen Zitkin, co-execttors of her estate on10-
121902, Exemplified copy ol the will recorded in the Register of Wills, Philadelphia County on

M it /) )

Taken subject to the taxes due @ $60,000. (o be paid by February 28, 2016.
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Together with all and singlar the buildings. improvements, ways, waters, Water-colrses, drivewsys,
hereditaments and appurenances, whatsoever therennto belonging, or in anyawise
lers, rents. issues, and profits thered S and all the estate, viph,
Hor,in aw. equity, or otherwise

viphts, liberries,
appertaining, and the reversions and e
title, interesi, property, elaim and demand whatsoever of the said G

howsaever, of, in, and (o 1he same and every pant thercol,

To have and to hold the said buildings with the hereditaments and prefnises hereby granted, o
mentioned and intended so (o be, with the appurtenances, unfo the said Gr{mtee. its successors and
assigns, 1o and for the only propert use and behaof of the said Grantee, its successors and assigns, forever,

And the said | Executor of the aforesaid covenants, promises and agrees to and with said Girantee, its
the said Execulor of the aforementioned, has hot done, committed, or
to be done or conumitted, any act, matter or thing whatsocver whereby (e
shall or may be impeached, charped or cneunybered,

heirs and assigns, that he/she,
knowingly or willingly suffered
premises horehy pranted. or any part thereol. is, are,
in title, charge. estate, or otherwise linwsocver,

In Witness Whereof, the said Grantor caused these presents (o be duly e;‘tecuted the day and year
first above written. f

Sealed and Delivered

in the Presence of Us:
ARLENE ZITIN (BY HER AGENT ELLIOT
FIELDS) AND ELLIOT Il ELDS CO-EXECUTORS
OF THE ESTATE OF KEMMA FIELDS LAST
SURVIVING BENEFICIAL (OWNER OF
PYRAMID TIRE & RUBBIR CO., (A
PENNSYLVANIA CORPORATION)

» ' / .
Ut Alr o
— By: _ T AN oyn i/ S ersiany
ARLENEZITIN (BY IR AGENT ELLIOT

FICLDS), Ciy-1:

A

_ %E(‘U'I'IUH
By: _ //’Z'/ 2L : _ {SEAL}

ELLIOT FIELIS. CO-EXECUTOR
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Commonwealth of Pennsylvania }
County of Philadelphia :
|
On this, the 5" day ol January, 2016, before me, the undersigned Officer, a Notary Public in and for the
Jurisdiction aforesald, personally appeared Elliof Fields, excentor and as ageht for Arlene Zitin co-
executrix known (o we (or salisfactor ily proven) to be the person described in the loregaing instrument,
and acknowledped that hefshe excented (he same i the capacity therein statJd and for the purposes
therein contained, i

I hereunto set my hand and official seal. P '
e e
’f

-

= = e
“Notary Public ;
My commission expires

The precise residence and the complete post office NOTARIAL SEAL
Pamela Ann [td4y, Netary Pubiio

address of the above-named Grantee is:
s c-fian Uppor Darty Twp, Dolaware Co
My Comintgstan Expiros May 27, 2018

/‘Jd) ﬁ:/ﬁ/\ L5 o - NTRUER, TERREY TV s ay 21, 2018
] a}g ' L Iﬁ ASROCTAY I aF ”\hi\ﬂn"&;
/@':‘a)}ﬁ{ﬂ/@_ //7:;;7 //

2 fl!l“ﬁ.‘l‘.‘*ﬂliﬂ&?i.@‘ LEHNSYLVANIA

b
£

—'T')ﬁ—b‘elra-élfoflhe Grantee
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-e.&?r { . REALTY TRA Nﬁ@ﬁ'TﬁX’" e Jas "',‘m
B Deiiepria STATEMENT OF VALUE [wo o

DEPARTMENT (OF REVENUE

Bureau of Individual Taxes Pagit r‘!IYHI:""'
PO BOX 280603 . ) {
Harrisburg, PA 17126-0603 f See reverse for instructions. Date I

en (1) the full value/considerhition Is not set forth in the deed, (2)
2d, please attach additional sheets.

y relationship or public utility ease-

ction and file in duplicate with Recorder of Deeds wh
the deed is without consideration or by gift, or (3} a tax exemption Is claimed. If more space is nerd
A Statement of Value (SOV) is not required if the transfer is wholly exempt from tax based on fanil
ment, However, It is recommended that a SOV accompany all documents filed for recording, .

Complete each se

A. CORRESPONDENT - Al inguiies may be diecied o the following peram: |
Name |
Moblle Settlement Services, Inc. - j
Malling Address 3 e e f
1005 Pont.'a_c _D_r" PMB aoz = =e_ 8 e D_fexet.l-““ E
i

[

i

T::Iepﬁﬁne_Numb_er:

(610 ) 789-3636

State | ZIP Code
| PA | 19026

B. TRANSFER DATA - _ .

01 /05 / 2016

Date of Acceptance of Docunieht
) [ Telephone Number: - Grantee(s)/l esseo(s)

Grantor(s)/Lossor(s) ,Telephohé Number;
_ Pyramid Tire & Rubber Co,
Mailing Addrass

Mayrone, LLC !
Mailing Address

428-438 Master St, PO Box 281 ) o
City State | 71 Cade City l State [ 7P Code
Philladelphia PA | 19122 Lansdale l PA | 19038

C. REAL ESTATE LOCATION )
' }Clty, Township, Barough |

Street Address
428-438 Master St, Philadetphia City
r ’ School District ' ]

County
Phll;}gg[pﬁla B Philadelphia
D. VALUATION DATA .
Was transaction part of an assignment or relocation? [y BN
2, Other Consideration

|
Tax Pai E{ff_l}l_lflnber
1827{”‘37‘1 0

3, Total (flnrlsidtzraf'mn

1. Actuai Cash Consideration
_30,000.00 ) 4 60000.00 o = 90,000.00 3
9. County Assessed Value 5 Common Level Ratlo Factor 6. Fair Mrket Value
.69,000.00 X 1.01 | = 69,690.00
¥ = i

E._EXEMPTION DATA. - Refer to instructions for exemplion status.

lc ik-'rr:---.lai En:u} of Grantor's Interest (forlveyed

la. Amount of Exemption Claimed 1b. Percentage of Grantor's Interest in Real Estate
I S BT % 140 %
. Check Appropriate Box Below for Exemption Claimed, [
[ Will or intestate succession, \
B C (Néme of Gacodenty” ’ ! © T (Fstate e NimDe: )

[J Transfer to a trust. (Attach complete copy of trust agreement Identifying all beneﬂciaries.):
|

L1 Transfer from a trust. Date of transfer into the trust ) -
altach a copy of original and amended trust. ;
party. (Attach coinplete copy of agency/straw ;?arty agrecment.)

condenination ot in lieu of condemmna-

If trust was amendad
Transfer between principal and agent/straw
Transfers (o the commonwealth, the U.S. and instrumentalities by glft, dedication,
tion. (If condemnation or in liey of condeninalion, altach capy of resolution,) |
Transfer from mortgagor Lo & holder of a mortgage in default. {Altach <opy of mortgage unl'(l note/assignment )

Corractive or confirmatory deed. (Attach complete copy of the deed Lo be corrected or l'(lll?ll”l(!(,')

rger or divisian, (Atlach copy of aniclos ) |

Statutory corporate consolidation, me
Other (Please explain exemplion claimed,) B

0OO0Do g

e e e
der penaities of law, I declare that I have examined this statement, including accomipanying information, and

the hest of my knowle;dge and balief, it is true, correct and complete, !
aature of Carrenpondent or Responsilile Party ' o “ . ' F Date
lobile Settlomont Services, Inc., By: 3D R January 6, 2016

—_ 2 DOWONeni Serviees, o, Byt . | B '8y %
TLURE TO COMPLETE THIS FORM PROPERLY OR ATTACH REQUESTED DOCUM ENTATION MAY RESULT
THE RECORDER'S REFUSAL TO RECORD THE DEED, ' ase ID: 160301647
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- |

s, - |

PHILADELPHIA REAL ESTATE |
TRANSFER TAX CERTIFICATION AR

Ci AT Pl

n the deed (2) when

wha (1) theful considersiionivaiun i-;) ot set forth i

Completa each seclion and fie in duplicats with Recorder of Dead
the deed is with consideration, or by gifl, or (3) a tax exemption Is claimed. If more epaoe Is needed, ull: wh addmonal sheet(s)
A__C_OBB_{ZSEQNDLN] —All inquirles may bo dirocted rectled (o ihe ruliowlnﬂ person: ;
THAME T VELERToNE e B
Mobile Settlement Services, Inc. AREA c:x}: (610) 7893636
SIACET ADDRCSS 2 o STRIE ZIP CODE
1005 Pontiac Dr., PMB 302 Drexel Hifl Pa 19026

B._TRANSFER DATA g fwwmwmwmw%m; _January 5, 2016
GRANTEF(SYLESEEE(S) s

GIANTOR(SILE % Rubbar
AT nﬁ“r"e & Rubber Go., (a Pennsylvania

seropontion) T TR | Mayrone, te & B
STREET STHEET AORESS |
428-438 Master St PO Box 281 '
vy STATE 2IP COOE oy ) II'srArE " 21 cope
___ Philadolphla PA 19122 Lansdale | PA 19038
C._PROPERTY LOCATION - - . o
STREET ADDRESS ' - [arv.townstp sorouaH v T
428-438 Master St. ) Philadelphia Clty | S
COUNTY e scHooLolsTRICT ':Iir?mu? NUMBER i
_Philadetphia ) | Phitadeiphia ___18p3ieT0

3. 1oTw! CoNsOERATION
= 90,000.00

U.__VALUATION DATA _ o
1. ACTUAL CASH CONSIDERATION

2. otmer consioeraTion
+ 60,000.00

30,000.00
4 COUNTY AH6ES4E0 VALE s counen B oo TAGI G 8 FAIR ARKE VAU

| 69,000.00 - Xt | = d9,600.00 e
L. EXEMPTION DATA ) WL S e
1A AMOUNT OF EXEMPTION }15 PERCENTAGE OF INTEREST CONVEYED [T

0 100 |

2 6h_e§;ppropdau Box Bolow for Exempuon Claimed

[J Will or Intestate succession S e
(NANE OF DEGDS‘M) (ESTA 71: Fll.s NUMESR)

CJ Transfer to industrial Devalopment Agency. !
[J Transterto agent or straw party. (Attach copy of agency/straw party agreement),
T Transfer between prinalpal and agent. {Attach copy of agency/straw trust agreement). Ta

States, and Instrumentalities by gift, dedicatio

X paid prior deed $ .
(3 Transfers to the Commonweaith, the Urlted , condemnation or in lieu

of condarnnation. (Attach copy of resolution), \
3 Translor from morlgagor (o « holder of a matigage In deiault, Moilgage Book Mumber r.__\____, Page Number__ __ .

Mottgagee (grantor) sald property to Mortgagor (grantee) (Attach ¢ apy of prior doed).

O3 Carrective deed (Attach copy of the prior deed),
[ Other (Please explain exemption claimed, if other than listed above.y

e mjbmwlion and to ﬂ:e best of

ce, l dm'are that I .r’mwr emrm’ncd r}:.‘s Starement, mcimﬁng ae c'ampau_m

Under ;mm!f.res af of law or am’lnm:

-_v-._._._

iy knowledge and holic, o it is sre, e correct and complete. I
SIGNATURL OF CONUESINNINE OR [ESPOFSIiL PARTY T e e . '_'"_i—' oAt R
Moblle Settlement Services, Inc., By: ) } January 5, 2016
oo B s T (SEE REY REVERSE) I o
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Prepared By:

Saul Ewing LLP

Centre Square West

1500 Market Strcet, 38™ Floor
Philadelphia, PA 19102

When recorded, return to:
Saul Ewing LLP

Centre Square West

1500 Market Street, 38™ Floor
Philadelphia, PA 19102

OPA# 18-2316710

SPECIAL WARRANTY DEED

THIS DEED is made the day of _ — . 2016 between Mayrone,
LLC, a Pennsylvania limited liability company (hereinafter called the Grantor), of the one part,
and Centro Incorporated, d/b/a Philadelphia Catholic Worker, a Pennsylvania non-profit

corporation (hereinafier called the Grantee), of the other part,

WITNESSETH, that the Grantor, for and in consideration of the sum of One Dollar
($1.00) lawful money of the United States of America, unto it well and truly paid by the Grantee,
at or before the sealing and delivery hereof, the receipt whereof is hereby acknowledged, has
granted, bargained and sold, released and confirmed, and by these presents does grant, bargain
and sell, release and confirm unto the Grantee, its successors and assigns,

PREMISES A

ALL THAT CERTAIN ot or piece of ground with the buildings and improvements
thereon erected,

On the South side of Master St., in the 17th Ward, City of Philadelphia, Southwest corner
of Lawrence St.

CONTAINING in front 21°6” x 47 feet on Lawrence Street.
BEING 428 West Master Street,

PREMISES B

ALL THAT CERTAIN lo{ or piece of ground with the buildings and improvements
thereon erected.

1840584,3 037182016 ]
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On the South side of Master Street 21°6” West of Lawrence Street in the 17th Ward, of
the City of Philadelphia.

CONTAINING in front 18°6” x 47 feet,
BEING 430 Master Strect,

PREMISES C

ALL THAT CERTAIN lot or piece of ground with the buildings and improvements
thereon erected.

On the South side of Master St. 40° West of Lawrence Streel, 17th Ward City of
Philadelphia,

CONTAINING in front on Master Street, 20° x 47 feet.
BEING 432 Master Street.

PREMISES D

ALL THOSE TWO CERTAIN lots or pieces of ground with the buildings and
improvements thereon erected,

SITUATE in the Seventeenth Ward of the City of Philadelphia; ONE THEREOF, on the
South side of Master Street at the distance of Sixty feet Westward from the West side of

Lawrence Sireet;

CONTAINING in front or breadth on said Master Street Twenty-five feet and extending
of that width in length or depth Southward between lines parallel with the said Lawrence Street,
Sixty-seven feet; BOUNDED Eastward by ground now or late of Mathias Royser Southward by
ground now or late of the Estate of Turner Camac, deceased, Westward by ground now or late of
Elizabeth Lecamion and Northward by Master Street aforesaid; AND THE REMAINING
OTHER THEREOF, on the Southside of Master Street at the distance of One Hundred feet
Eastward from the East side of Fifth Street; CONTAINING in front or breadth on the said
Master Street Twenty-two feet and extending of that width in length or depth Southward between
parallel lines at right angles to the said Master Street Sixty-seven feet; BOUNDED Northward by
the said Master Street, Southward by ground now or late of Turner Camac, Eastward by ground
now or late of Edward W, Wilson, and Westward by ground now or late of John Schickling.

ALL TOGETHER, BEING known as 434, 436 and 438 Master Street,

AND premises situate on the West side of Lawrence Street 47 feet (erroneously described
as 17 feet in previously recorded deed) South of Master Street in the 17th Ward.

1840488 3 03/1872016 2
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Containing in front 20 fect x 60 fect.

Being No. 1342 Lawrence St.

BEING the same premises which Arlene Zitin (by her agent Elliot Fields by Power of
Attorney dated 12/29/15) and Elliott Fields, Co-executors of the Estate of Emma Fields last
surviving beneficial owner of Pyramid Tire & Rubber Co., a Pennsylvania corporation, by Deed
dated January 5, 2016 and recorded in the Philadelphia Department of Records on February 10,
2016 as Document No, 53021731, granted and conveyed unto Mayrone, LLC, a Pennsylvania

limited liability company, in fee.

UNDER AND SUBJECT to all covenants, conditions, restrictions, casements, rights of
way and reservations of recotd, to the extent valid, subsisting and enforceable.

TOGETHER with all and singular the buildings, improvements, ways, streets, alleys,
driveways, passages, waters, water-courses, rights, liberties, privileges, hereditaments and
appurtenances, whatsoever unto the hereby granted premises belonging, or in any wise
appertaining, and the reversions and remainders, rents, issues, and profits thereof; and all the
estate, right, title, intetest, property, claim and demand whatsoever of it, the Grantor, in law,
equity, or otherwise howsoever, of, in and to the same and every part thereof.

TO HAVE AND TO HOLD the said lot or piece of ground above described with the
buildings and improvements thereon erected, hcreditaments and premises hereby granted, or
mentioned and intended so to be, with the appurtenances, unto the Grantee, its successors and
assigns, to and for the only proper use and behoof of the Grantee, its successors and assigns

forever,
UNDER AND SUBJECT, as aforesaid.

AND the Grantor, for itself and its successors and assigns, does covenant, promise and
agree, to and with the Grantee, its successors and assigns, by these presents, that it, the Grantor,
and its successors and assigns, all and singular the hereditaments and premises hereby granted or
mentioned and intended so to be, with the appurtenances, unto the Grantee, its successors and
assigns, against the Grantor and its successors and assigns, and against all and every person and
persons whomsoever lawfully claiming or to claim the same or any part thereof, by, from or
under it or any of them, shall and will, subject as aforesaid, WARRANT and forever DEFEND.
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IN WITNESS WHEREOF, the Grantor has hereunto executed this Deed. Dated the day
and year first above written,

MAYRONE, LLC, a Pennsylvania limited
liability company

By: .
Name: Errol James McFadden

Title: Member

By: _
Name: Gerard M. Regan
Title: Member

COMMONWEALTH OF PENNSYLVANIA
SS

COUNTY OF PHILADELPHIA

On this day of , 2016, before me a Notary Public in and
for the Commonwealth of Pennsylvania, the undersigned officer, personally appeared Errol
James McFadden and Gerard M. Regan, who acknowledged themselves to be members of
Mayrone, LLC, a Pennsylvania limited liability company, and that they as members of
Mayrone, LLC, being authorized to do so, executed the foregoing instrument for the purposes
therein contained by signing the name of the limited liability company by themselves as
members of Mayrone, LLC.,

In Witness Whereof, I hereunto set my hand and official seal.

Notary Public

My Commission Expires:

1840588 7 01/18/20i6 4
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Certification of Address

[ hereby certify that the mailing address of the within-named Grantee is:

430 Jefferson Street
Philadelphia, PA 19122

1840588 3 0M/(8/2016 5

Case ID: 160301647
Case ID: 160301647
Control No.: 16040733



VERIFICATION

Phoebe Centz, being duly sworn according to law, deposes and says that she is the
president of Centro Incorporated, that she is authotized to execute this verification on its behalf,
that the facts set forth in the foregoing complaint are true and correct to the best of her
kmowledge, information, and belief, and she understands that false statements herein are made

subject to the penalties of 18 Pa. C.S.A. § 4904, relating to unsworn falsification to authoritles,

_?'\ U’.QH—'_ C@'\&‘)

Phoebe Centz

Dated: March}7, 2016

1940586,3 03/17/2016
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George . Rahn, Jr.
Phone; (215)972-7165
Fax: (215)972-1855

nralin@saul.com

www.saul.com

March 28, 2016

Via Hand Delivery and U.S. Mail Via Hand Delivery and U.S. Mail
Mayrone, LLC Mr. Gerard M. Regan
2144 Mount Carmel Avenue Mayrone, LLC
Glenside, PA 19038 2144 Mount Carmel Avenue

Glenside, PA 19038
Via Hand Delivery and U.S. Mail Via Hand Delivery and U.S. Mail
Mr. Errol McAlinden Mz, Errol James McFadden
Mayrone, LLC Mayrone, LLC
2144 Mount Carmel Avenue 2144 Mount Carmel Avenue

Glenside, PA 19038 Glenside, PA 19038

Re:  Centro Incorporated v. Mayrone, LLC, Pyramid Tire & Rubber Co,
Arlene Zitin, and Elliot Fields

Dear Sirs:

I am co-counsel for Centro Incorporated, trading as Philadelphia Catholic Worker.
Philadelphia Catholic Worker has filed a complaint against Mayrone, LLC in the Philadelphia
Court of Common Pleas regarding the property at 428-38 Master Street. I understand that you
are the members of Mayrone, (The copy of the mortgage document that I have lists Errol James
McFadden as a member of Mayrone, LLC, but other references in newspapers refer to Etrol
McAlinden as a builder with Mr, Regan.) As set forth in the complaint, Philadelphia Catholic
Worker contends that it is the legal owner of the property and requests that the court declare that
it is entitled to quiet enjoyment of the property to the exclusion of others. The complaint also
requests that the court preclude others from trespassing on the property.

Philadelphia Catholic Worker has used the property as a garden for over 28 years. [
understand that you were at the property on Saturday, March 26, 2016. At that time you told
those who were on site and working in the garden that you intended to “clear” the garden and

bring in equipment to do so as early as today.

Centre Square West » 1500 Markel Sitreet, 38" Floor 'Philadelphia, PA 19102-2186
Plione: (215) 972-7777 ¢ Fax: (215)972-7725 -

DELAWARIE MARYLAND MASSACHUSETTS NEW JERSEY NEW YORK PENNSYLVANIA WASHINGTON, DC

A DELAWARE | IMITED LIADILITY PARTNGERSHIP Case ID: 1 603 O 1 647
Control No.: 16040733
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Mayrone, LLC

Mr. Gerard M. Regan

Mr. Errol McAlinden

Mr. Errol James McFadden
March 28, 2016

Page 2

I do not intend to argue the legal merits of the case. That being said, Philadelphia
Catholic Worker has a legal right to possession of the property, and any action by you or
Mayrone would be a trespass. Unless you or your attorney tells me that you and Mayrone will
not take action until the lawsuit is resolved, Philadelphia Catholic Worker intends to ask the
court for emergency relief to prevent Mayrone and you from entering the propetty and taking
any action adverse to Philadelphia Catholic Worker’s ownership.

I urge you to forward this letter to your attorney and have the attorney contact me. I
spoke with Mr, McAlinden on Thursday March 24 to ask for the address of Mayrone so that
Philadelphia Catholic Worker can serve the complaint. During that conversation I asked Mr.
McAlinden to have Mayrone’s attorney contact me. Mr. McAlinden told me that he intended to

have the Sheriff at the site on Saturday, which did not occur.

Your threats of self-help are not appropriate, and Philadelphia Catholic Worker will hold
Mayrone and you responsible for any damages. Philadelphia Catholic Worker intends to pursue
legal recourse through the courts. In the meantime, Philadelphia Catholic Worker intends to
continue to garden on the site and produce healthy food for the community.

Very truly yours,

ﬂzﬂ;ﬂ ﬁ/él/ 3

George E. Rahn, Jr.

GER/cpr
cc: Amy Laura Cahn, Esquire

1848126 1 03/28/2016
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PHILADELPHIA COURT OF COMMON PLEAS

PETITION/MOTION COVER SHEET CONTROL NUMBER:

16034352

FOR COURT USE ONLY

i y RESPONDI ARTIES MUST INCLUDE
ASSIGNED TO JUDGE: ANSWER/RESPONSE DATE: fﬂfmgg %,’V" ﬁLPL FILINGS) THIS

— — — March Term.2016
Do nor send Judge conriesy copy of Petition/Motion/Answer/Response. === Month T " Year
Status may be ohtained online ot htip:/feouris.phila.pov 01647 ar
- No. . et =
CENTRO INCORPORATED VS MAYRONE, LLC ETAL Name of Filing Perty:

CENTRO INCORPORATED-PLF

[Tas another petition/motion been decided in this case? [ Yes X No

INDICATE NATURE OF DOCUMENT FILED: Is another petition/motion pending? , O Yes X No

3 Petition (Attach Rule to Show Cause) &l Motion

iy If the answer (o either question is yes, you must identify the judge(s):
[T Answer to Petition {J Response o Motion 4 " 7 T Ufy the judge(s)
TYPE OF PETITION/MOTION (see list on reverse side) PETITION/MOTION CODE

(see fist on reverse side)
PRELIMINARY INJUNCTION PRINJ

ANSWER / RESPONSE FILED TO (Pleaso Insert Ihe 1itle of the corespanding pelllion/motion to which you ara lesrml-Idln.ﬂ)i

I. CASE PROGRAM

W, PARTIES (requived for proofof service)
(Nume, address and telephone number of ull counscl of record and
unrepresented partics. Altach o stamped wddressed envelope for cach
attorney of record and unrepresenied party.)
....... GEORGE E RAHN
SAUL EWING LLP CENTRE SQUARE WEST
1500 MARKET ST. 38TH FLOOR ,
PHILADELPHIA PA 19102
MAYRONE, LLC
2144 MOUNT CARMEL AVENUE , GLENSIDE
PA 19038
PYRAMID TIRE & RUBBER CO.
1333~35 NORTR 5TH STREET ,
PHILADELPHIA PA 19122
ELLIOT FIELDS
3944 W. GRENSHAW ST, , CHICAGO IL
60624
ARLENE ZITIN
21 E. HURON STREET APT. 2303 ,
CHICAGO IL 60611

OTHER PROGRAM

Case Type: QUIRT TI'TLE

IT1I. OTHER

By filing this document und signing below, the moving paity certifies that this molion, petition, answer or response along with all documents filed, will be
served upon 1l counsel und unrepresented parties as icquired by rules of Court (sec PA. R.C.P. 206.6, Note (o 208.2(a), nd 440). Furthermore, moving party
verifies that the answers made hercin are true and correet and understands that sanctions may be imposed for inaceurale or incomplele answers.

March 30, 2016 GFRORGE E. RAHN
(Attorney Sighature/Unrepresented Party) (Date) (Print Name) (Aftorney 1.D. No.)

The Petition, Motion and Answer or Response, if any, will be forwarded to the Court after the Answer/Response Date.
No extension of the Answer/Response Date will be granted even if the partics so stipulate,

30-10618 E-Flieit 1603074882

30-MAR-16 15:39:55
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30 MAR 2016 03:29 pm

Civil Administration
E. MASCUILLI

CENTRO INCORPORATED, d/b/a :
PHILADELPHIA CATHOLIC WORKER, :  PHILADELPHIA COUNTY
:  COURT OF COMMON PLEAS
Plaintiff, CIVIL TRIAL DIVISION
MARCH TERM, 2016
NO. 001647

v,

MAYRONE, LLC, et al.

Defendants.

ORDER

AND NOW, this day of March, 2016, upon consideration of the motion of

plaintiff Centro Incorporated, doing business as Philadelphia Catholic Worker, for a preliminary
injunction and the supporting papers, it is hereby ORDERED that the motion is GRANTED, and
defendant Mayrone, LLC and all representatives or persons acting on its behalf, including but not
limited to Errol McAlinden and Gerard Regan, are enjoined and prohibited from trespassing on

the property located at 428-38 Master Street, Philadelphia or taking any action to interfere with

or damage the property.
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FILED
30 MAR 2016 03:29 pm
Givil Administration

E. MASCUILLI

SAUL EWING LLP

By: George E. Rahn, Jr, Attorneys for plaintiff ,
Attorney 1D, No, 19566 Centro Incorporated, doing business as
Centre Square West Philadelphia Catholic Worker

1 500 Market Siree, 38" Floor

Philadelphia, PA 19102-2186

Telephone: 215-972-7165

Facsimile: 215-972-1855

Email: nrahnf@sanl.com

THE PUBLIC INTEREST LAW CENTER

By: Amy Laura Cahn

Attorney 1.D. No. 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile; 215-627-3183

Email: acahnéerpubintlaw.mg

CENTRO INCORPORATED, d/b/a ‘
PHILADELPHIA CATHOLIC WORKER, - PHILADELPHIA COUNTY
COURT OF COMMON PLEAS

Plaintiff] CIVIL TRIAL DIVISION

MARCH TERM, 2016

V.
NO. 001647

MAYRONE, LLC, et al.,,

Defendants,

PLAINTIFES MOTION FOR A PRELIMINARY INJUNCTION
[. Plaintiff Centro Incorporated is a Pennsylvania nonprofit corporation that docs
busincss as Philadelphia Catholic Worker, On March 18, 2016, Philadelphia Catholic Worker
filed a complaint to quiet title naming Mayrone, LCC, and others as defendants. The facts

relating to this lawsuit are set forth in the verified complaint, a copy of which is attached as

Exhibit A.
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2. The complaint is based on Philadelphia Catholic Worker’s continuous, open and
notorious possession of the property located at 428-38 Master Street (“Property”) [or more than
21 years. (Ex. A at 91, 15, 23 & 24), The complaint sceks an order declaring Philadelphia
Catholic Worker as the absolute owner of the Property, that Philadelphia Catholic Worker is
entitled to quiet and peaceful possession, and that Mayrone has no right or title to the Property.
(Ex. Ap. 7).

3. Philadelphia Catholic Worker is an independent organization dedicated to serving
the citizens in its North Philadelphia community. Among other activities, Philadelphia Catholic
Worker maintains a home in the Kensington neighborhood, provides an after school program for
children in the community, operates a food and clothing distribution program, and conducts a
summer youth program. (Ex, A at 9§ 3). Philadelphia Catholic Worker has been in possession of
the Property since 1988, which has, since that time, becn a community garden that grows
vegetables for the benefit of the local community and now also supports two soup kitchens,
including the Catholic Worker’s own soup kitchen, and a Sunday farmer’s market. (Ex. A at {f
11, 15).

4, In order to establish the garden, Philadclphia Catholic Worker expended
significant resources and labor 1o clear the abandoned and trash-strewn lot, haul out trash and
rubble, bring in top-soil, fence the premises, and arrange for a water source. (Ex. A at [ 13, 14),
In addition to many garden beds and the presence of many gardeners, the Property has onsite a
tool shed, a patio, a locked chain link fence surrounding the premises, and a waterline installed
by the Philadelphia Water Department. This infrastructure represents substantial financial and

in-kind investment into the Property. Philadelphia Catholic Worker’s possession has been
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continuous, open, notorious, exclusive and hostile to any other parties since 1988, (Ex. A at
23 & 24).
S, Like all real property, the Property is unique and has been developed by

Philadelphia Catholic Worker as a garden. The gardeners have planted the garden for 2016, and

Philadelphia Catholic Worker and the community have relied on having the garden as a source of’

food.

6. In January 2016, an unknown third party cut locks placed on the entrance to the
Property and replaced them with new locks, for which Philadelphia Catholic Worker did not
have keys. Philadelphia Catholic Worker has for many years placed locks on the entrance to the
Property. Similarly, some third party recently placed a “no trespassing” sign on the fence (Ex, A
at § 26).

7. On or about February 10, 2016, Mayrone recorded a deed purporting to transfer

the Property to it from Pyramid Tire & Rubber Co., a long defunct corporation, The purported
transfer took place scveral years after the statutory 21-year period during which Philadelphia
Catholic Worker has been in possession and during which Pyramid Tire & Rubber Co. could
have brought an action in ejectment, Based on Philadelphia Catholic Worker's ownership of the
property by adverse possession, the deed is null and void and of no legal effect, {Ex. A at {5,
9,10, 27 & Ex. B to Compl.). Philadelphia Catholic Worker lcared of the deed on March 2,
2016.

8. On Saturday, March 26, 2016, two representatives of Mayrone, which on
information and beliet is a property developer, appeared at the property. These individuals are

believed to be Errol McAlinden and Gerard Regan, the members and owners of Mayrone.
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9. The Mayrone representatives told gardeners al the property that they intended to
“clear” the property and would bring in equipment (o accomplish that goal. The Mayrone
representatives said that they would take this action as carly as Monday morning, March 28,
2016. (Verification of Zachary Prazak, Exhibit B at § 4). The gardeners told the representatives
that they had permission to be on the Property and that they had a copy of the complaint filed by
Philadelphia Catholic Worker, which they offered to make available to the representatives if they
wanted to see it. (Ex. B at 3),

10.  Mayrone has knowledge of Philadelphia Catholic Worker’s Jawsuit, During a
conversation on Thursday, March 24, 2016, counsel for Philadelphia Catholic Worker told Lrrol
McAlinden of the lawsuit, asked him to have Mayrone’s attorney call, and asked for Mayrone's
address for service of process. During that conversation, McAlinden said that he (Mayrone)
intended to have the Sheriff at the Property on Saturday, March 26, 2016. To Philadelphia
Catholic Warker’s knowledge, the Sheriff did not appear.

11. On Monday, March 28, 2016, counscl for Philadelphia Catholic Worker delivered

a letter to Mayrone, McAlinden and Regan summarizing the situation and requesting that they

refrain from further action. The letter requested that Mayrone tell Philadelphia Catholic Worker
that they would not {ake any action adverse to Philadclphia Catholic Worker’s possession until
resolution of the lawsuit or Philadelphia Catholic Worker would seek preliminary relief from the

Court, Mayrone has not responded. A copy of the letter is attached as Exhibit C.

12. As set forth in the complaint, Philadelphia Catholic Worker has a clear right to the

relief sought, having operaled a garden on the property for approximately 28 ycars, (Ex. A at
23-24). Philadelphia Catholic Worker will suffer immediate irreparable harm from Mayrone’s

destruction of the property. Moreover, the issuance of an injunction will preserve the status quo,
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which is and has been possession of the Property by Philadelphia Catholic Worker, By contrast,

the injunction will cause no harm to Mayrone, and far greater harm will result from denial of the

injunction. Finally, the public interest is setved by maintaining the status quo until the dispute is

resolved through the judicial system.

WHEREFORE, plaintiff Philadelphia Catholic Worker respectfully requests that the

Court enter preliminary relief prohibiting Mayrone, LLC or its principals or representatives from

trespassing on the property or taking any action that might damage the property or harm the

existing garden,

Dated: March 30, 2016

len ,ng,z,%)ﬁ |

Georpedli, Rahn, Jr.,

Attorney LD. No. 19566

Saul Ewing LLP

Centre Square West

1300 Market Street, 38" Floor
Philadelphia, PA 19102-2186
Telephone: 215-972-7165
FFacsimile: 215-972-1855
Email: nrahn@esaul.com

Amy Laura Cahn

Attorney 1.D. No. 306762

The Public Interest Law Center

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile: 215-627-3183

Email: acalin@pabintlaw,org

Attorneys for plaintiff
Centro Incorporated, d/b/a
Philadelphia Catholic Worker
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FILED
30 MAR 2016 03:29 pm
Civil Administration
E. MASCUILLI

SAUL EWING LLP

By: George E, Rahn, Ir. Attorneys for plaintiff

Attorney I.D, No. 19566 Centro Incorporated, doing business as
Centre Square West Philadelphia Catholic Worker

1500 Market Streer, 38" Floor

Philadelphia, PA 19102-2186

Telephone: 215-972-7165

Facsimile: 215-972-1855

Email: pralmissaul.com

THE PUBLIC INTEREST LAW CENTER
By: Amy Laura Cahn

Attorney 1D, No, 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone; 267-546-1306

Facsimile: 215-627-3183

Email: acahnfipubintlnw.ory

CENTRO INCORPORATED, d/b/a

PHILADELPHIA CATHOLIC WORKER, PHILADELPHIA COUNTY
COURT O COMMON PLEAS
Plaintiff, CIVIL TRIAL DIVISION
V. MARCH TERM, 2016
NO. 001647

MAYRONE, LLC, et al.,

Defendants,

MEMORANDUM OF LAW IN SUPPORT OF PLAINTIFF’S
MOTION FOR PRELIMINARY INJUNCTION

Plaintiff, Philadelphia Catholic Worker, respectfully submits this memorandum of law in

support of its motion for preliminary injunction,

I, Matter Before the Court,

The complaint seeks a declaration that Philadelphia Catholic Worker is entitled to quiet

enjoyment of property located at 428-38 Master Strect. The motion for a preliminary injunction
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secks an order preventing defendant Mayrone LLC and i(s representatives from (respassing or
inerfering with Philadelphia Catholic Worker’s possession of the Property until the case is
resolved,

IT. Statement of Question Involved.

Should the Court enter a preliminary injunction preventing Mayrone and those
representing Mayrone, including Errol McAlinden and Gerard Regan, from interfering with the
Property when plaintiff Philadelphia Catholic Worker has a clear right (o relief, will suffer
itreparable harm if Mayrone clears the Property, the harm to Philadelphia Catholic Worker
would be greater if the injunction is denied than if it is granted, and the injunction will maintain
the status quo?

Suggested Answer,  Yes,

IIT. Factual Baclground,

Plaintiff, Centro Incorporated, doing business as Philadelphia Catholic Worker is a
community bascd organization that provides social services to the Kensington community.,
These services include providing an after school program for children in the community,
operating a food and clothing distribution program, conducting a summer youth program, and

creating a community garden that has, for 28 ycars, grown {iesh vegetables for the benefit of the

local community,

The facts relaling to this motion are set forth in the motion for a preliminary injunction,
the complaint (Bxhibit A), the Verification of Zachary Prazak (Exhibit B) and the letter from

plaintiff’s counsel to Mayrone dated March 28, 2016 (Exhibit C).
Bricfly, in 1988, Philadelphia Catholic Worker established a garden on the Property and

has been using the Property for that purpose continuously ever since. The garden produces
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vegetables thal are used for Philadelphia Catholic Worker’s food distribution and are sold 1o the
local community at a market at the site, The Philadelphia Catholic Worker’s possession since
1988 has been open, visible and notorious.

On or about February 10, 2016, defendant Mayrone recorded a deed pursuant to which it
purported to take title to the property from a defendant corporation called Pyramid Tire &
Rubber Co, Pyramid Tire & Rubber abandoned the site years ago and left it as a dumping arca,
Pyranid Tire & Rubber has never challenged Philadelphia Catholic Worker's possession of the
Property. Because title rests with Philadelphia Catholic Worker as a result of its adverse
possession, which has been hostile to all others who might claim title, the purported transfer is
null and void.

On Saturday, March 26, 2016, representatives of Mayrone appeared at the Property. The
representatives stated that they and Mayrone intended to “clear” the Property and bring in
equipment for this purpose. In addition, from time to time over a period of approximately three
months an unknown third party has cut Philadelphia Catholic Worker’s locks on the gate
surrounding the Property and replaced them with locks for which Philadelphia Catholic Worker
does not have keys, The gardeners have planted the garden for 2016 and are in the process of
growing vegetables for the community and to supply two soup kitchens and the garden’s weekly
farm stand, This threatened action would cause irreparable harm.

V. Argument,

Rule 1531(a) of the Pennsylvania Rules of Civil Procedure provides that a court may

issue a preliminary or special injunction after written notice and a hearing, unless it appears that

immediate and irreparable injury will be sustained before notice and a hearing. In that casc, the
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court may issue an injunction without notice or a hearing. The court may consider the complaint,

affidavits or other proof that the court may require.

Issuance of an injunction in this case is proper because Philadelphia Catholic Worker has

demonstrated (i) a clear right to the relief being sought, (ii) the likelihood of immediate and
itreparable harm which cannot be compensated by damages, (iii) that greater injury would result
from denial of the injunction than from its being granted, and (iv) that granting injunctive relicf is in
the public inferest. See John G. Bryant Co, v, Sling Testing & Repair, 471 Pa, 1,369 A.2d 1164
(1977); Felmlee v. Lockett, 466 Pa. 1, 351 A.2d 273 (1976); S.I. Handling Systems, Inc. v. IHeisley,
753 F.2d 1244, 1254 (3d Cir, 1985), Stated otherwisc, issuance of an injunction is proper because it
will prescrve the status quo. See Valley Forge Historical Soc'y v. Washington Mem'l Chapel, 493
Pa. 491, 500, 426 A.2d 1123, 1128 (1981). Philadelphia Catholic Worker respectfully submits
that the circumstances warrant issuance of a preliminary injunction without notice and a hearing,

A Philadelphia Catholic Worker has a Clear Right
to the Relief Sought in the Complaint,

Philadelphia Catholic Worker’s right {o injunctive relief is rooted in its adverse
possession of the property at 428-38 Master Street for a period of 28 ycars, which vests title in
Philadelphia Catholic Worker. In Pennsylvania, “one who claims title by adverse possession
must prove actual, continuous, exclusive, visible, notorious, distinct and hostile possession of the
land for twenty-one years.” Conneaut Lake Park, Inc. v. Klingensmith, 362 Pa. 592, 66 A.2d
828, 829 (1949). 1f the truc owner has not ¢jected the interloper within the 21-year period (the
time allotted for an action in ejectment), the possessor takes title and the former owner has no
further rights. Tioga Coal Co. v. Supermarkets Gen. Corp., 519 Pa. 66, 75, 546 A.2d 1 (1988).

This, of course, would include any right to attempt to transfer the title.
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Philadclphia Catholic Worker mcets all of the requirements for a declaration of quiet title
by adverse possession. It has maintained an open, visible and obvious garden on the Property for
28 years — well over the 21-year threshold. Philadelphia Catholic Worker’s possession has been
actual, continuous, exclusive, visible, nototious, distinct and hostile to the exclusion of others.
Reed v. Wolyniec, 323 Pa. Super, 550, 471 A.2d 80, 84 (1983).

In contrast, Mayrone has no rights in the property. At best, Mayrone putports to take title
from Pyramid Tire & Rubber Co, or its successors (“Pyramid™), Pyramid, however, lost the right
to claim title by failing to take any action to assert ownership against Philadelphia Catholic
Worker for over 21 years. Ownership of the Property, therefore, was not Pyramid’s to convey,
and likewise the time has passed for Mayrone to claim ownership. See 42 Pa. Cons. Stat, § 5530
Philadelphia Catholic Worker has a clear right to a quict title decree and an order barring

Mayrone from the property.

B. The Injunction is Necessary to Prevent Immediate and Irreparable Harm,

This case involves the title and right to possession of real property, which by its nature is
unique. Mayrone's threatened conduct would be a trespass, which would impinge on
Philadelphia Catholic Worker’s tight to the Property and lead to irreparable harm,

Mayrone and its representatives have threatened to clear the property with heavy
equipment, A bulldozer or other heavy equipment would destroy the garden, including the many
hundreds of dollars-worth of vegetables that have already been planted, a work shed on the
premises, a patio, and the dedicated water line that supplies the garden. This trespass would

negate decades of in-kind investment and work performed by Philadelphia Catholic Worker and

the volunteers and deprive the community of the needed healthy food.

-5-
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Destruction of the garden, its infrastructure, and its vegetables would constitute
itreparable harm and could not be compensated by dama@s. The community would be deprived
of the benefits of the garden and the gardeners would be deprived of the results of their hard
work and planning. In addition, the premature destruction of a space that is meaningful to long
term community members before the Court’s resolution of the quiet title action is precisely the

type of potential harm that lends itself to injunctive relief.

[of The Balance of Hardships Favors Philadelphia Catholic Worker and the
Public Interest.

The benefits of an injunction to Philadelphia Catholic Worker and the general public
from injunctive relief outweigh any detriment to Mayrone or other defendants and serves the
public interest, 1f an injunction is not issued, Philadelphia Catholic Worker is at risk for
threatened destructive action by Mayrone, On the other hand, while Mayrone may have plans to
develop the property al some time in the future, Philadelphia Catholic Worker knows ol no
applications by Mayrone to - or approvals by - the applicable agencies that might make
development possible. Mayrone, therefore, will suffer no harm by allowing the judicial process

‘to proceed while the merits of the case are resolved.

The public interest would also be served by an injunction, It is in the public interest to
resolve disputes in an orderly fashion through the court system. Mayrone should not be
rewarded by any self-help extra judicial steps it might take in an atfempt to seize the property.
Mayrone has a forum in the courts where it can assert any rights it may contend it has. That is
where the issues should be resolved. The balance of hardships therefore, overwhelmingly favors

compelling defendants to cease any action to trespass on the property or cause damage.
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D. A Special Injunction will Preserve the Status Quo.

The issuance of a special injunction will maintain the status quo until a judicial
determination of the parties’ rights to the Property can be made, Philadelphia Catholic Worker
lhas been in possession for 28 years, Unless this Court issues an injunction, this longstanding
state of affairs may change, Given the passage of time, the disposition of the Property can wait

for a final determination by the Court,
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V. Relief,
For the rcasons sct forth in Philadelphia Catholic Worker’s motion, its Verified
Complaint and in the supporting Verification, Philadelphia Catholic Worker respectfully requests

the Court to grant plaintiff’s motion for a preliminary injunction. This should include an order

that Mayrone and its representatives not trespass on the Property or take any action to take
possession or damage the Property. In addition, Philadelphia Catholic Worker respectfully

submits that under these circumstances an injunction without notice and a hearing is appropriate,

Respectfully submitted,

Aoy E L.

George I%. Rahn, Jr.
Attorney LD, No, 19566
Saul Ewing LLD

Centre Square West
1500 Markel Street, 38" Floor
Philadelphia, PA 19102-2186
Telephone: 215-972-7165
Facsimile: 215-972-1855
Email: nrahngisaul.com

Amy Laura Cahn

Attorney 1.D. No. 306762

The Public Interest Law Center

1709 Ben Franklin Parkway, Second Floor
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Telephone: 267-546-1306

Facsimile: 215-627-3183
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NOTICE TO DEFEND

You have been sued in Court, If you wish to
defend against the claims set forth in the
following pages, you must take action within
twenty (20) days after this complaint and
notice atc served, by entering a written
appearance personally or by attorney and filing
in writing with the court your defenses or
objections to the claims sct forth against you.
You are warned that if you fail (o do so the
case may proceed without you and & judgment
may be entered against you by the court
without further notice for any money claimed
in the complaint or for any other claim or relief
requested by the plaintiff, You may lose
money or property or other rights important o
you,

YOU SHOULD TAKE THIS PAPER TO
YOUR LAWYER AT ONCE. IF YOU DO
NOT HAVE A LAWYER OR CANNOT
ATFFORD ONE, GO TO OR TELEPHONE
THE OFFICE SET FORTH BELOW TO
FIND OUT WHERTE YOU CAN GET LEGAL
HELP,

Philadelphia Bar Association
Lawyer Referral and Information Service
1101 Market Street, 11th Floor
Philadelphia, Pennsylvania 19107-2911
Telephone: (215) 238-6333

AVISO

Lo(a) han demandado & usted en la corle, Si
usted quiere defenderse de estas demandas
expucsias en las paginas siguientes, usted tiene
veinte (20) dfas de plazo al partir de la fecha de
la demanda y la notificacién, Hace falta asentar

una comparecencia cscrila o en persona o con
un abogado y entregar a la corle en forma
escrita sus defensas o sus objeciones a las
demandas en contra de su persona. Sea avisado
que si usied no se defiende, la corte tomard
medidas y puede continuar la demanda en
contra suya sin previo aviso o notificacién.
Ademés, la corle puede decidir a favor del
demandante y requiere que usted cumpla con
todas las provisiones de esta demanda. Usted
puede perder dinero o sus propiedades u otros
derechos importantes para usted.

LLEVE ESTA. DEMANDA A UN
ABOGADO INMEDIATAMENTE. SINO
TIENE ABOGADO O SINO TIENE EL
DINERO SUFICIEMIENTE DE PAGAR
TAL SERVICIO, VAYA EN PERSONA O
LLAME POR TELEFONO A LA OFICINA
CUYA DIRECCION SE ENCUENTRA
ESCRITA ABAJO PARA AVERIGUAR
DONDE SE PUEDE CONSEGUIR
ASISTENCIA LEGAL.

Asociacién de Licenciados de Filadelfia
Servicio de Referencia E Informacién Legal
1101 Market Street, 11th Floor
Philadelphia, Pennsylvania 19107-2911
Teléfono: (215) 238-6333
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ELLIOT FIELDS
3944 W, Grenshaw Sireet
Chicago, IL 60624-4217,

Defendants.

COMPLAINT
CIVIL ACTION-QUIET TITLE

1. This is an action to quiet title to that certain picce of real property in the City and

County of Philadelphia denominated as 428-438 West Master Street, Philadelphia, Pennsylvania,
19122 (the “Property™). The Property consists of four parcels. The legal description of the four
parcels is set forth as Exhibit “A,” which is incorporated as though set forth more fully herein.

2, Plaintiff Centro Incorporated, is a Pennsylvania business corporation located at

430 Jefferson Street, Philadelphia, Pennsylvania, 19122, Centro Incorporated, does business as

Philadelphia Catholic Worker (collectively “Philadelphia Catholic Worker™).

3. Philadelphia Catholic Worker is an independent organization dedicated o serving

the citizens in its North Philadelphia community. Among other activitics, Philadelphia Catholic

Worker provides an after school program for children in the community, opcrates a food and

clothing distribution program, and conducts a summer youth program,

4. Defendant Mayrone, LLC is a Pennsylvania limited liability corporation with an

address of 2144 Mount Carmel Avenue, Glenside, Pennsylvania, On information and belief,

Mayrone is in the business of developing real estate.

J, Defendant Pyramid Tire & Rubber Co. is a corporation incorporated under the

laws of the Commonwealth of Pennsylvania. On information and belief, Pyramid Tire & Rubber

Co. has been inactive since 1956.
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6, On information and belicf, defendant Arlenc Zitin is a co-executor of the estate of

Emma Fields, the last surviving beneficial owner of Pyramid Tire & Rubber Co.

7. Also on information and belief, defendant Elliott Fields is a co-executor of the

estate of Emma Fields, the last surviving beneficial owner of Pyramid Tire & Rubber Co.

8, Venue lies in this Court, because this action stems from occurrences that took

place in Philadelphia County and concerns real property located in Philadelphia County pursuant

to Pa, R.C.P, 1063,

9. According to the last recorded deed to the Property, dated January 5, 2016, and

recorded on February 10, 2016, in Philadelphia County, as Document No. 53021731, Mayrone is
the last owner of record of the Property. A copy of the deed is attached as Exhibit “B” and is

incorporated as though set forth more fully herein.

10. Before January S, 2016, the owner of the four parcels that make up the Property

was listed as Pyramid Tire & Rubber Co, Pyramid Tire & Rubber Co. took title to the four
parcels that make up the Property in 1952 and 1958. Pyramid was record owner of the Property

until January of 2016.

11, Inand beforc 1987, Philadelphia Catholic Worker maintained a home that seived

the Kensington neighborhood at 430 Jefferson Street in Philadelphia, Pennsylvania, one block
from the Property, In 1987, Philadelphia Catholic Worker decided to establish a garden on the
Property, which was by then a vacant Iot. Philadelphia Catholic Worker decided to use the
Property (o establish a community garden to grow vegetables and other produce for sale and use

in the neighborhood, which would further the community’s needs and remove the negative

impact of the Property.
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12, As of 1987, therc was no activity on the Property. The Property had long been

used as an unauthorized dumping site and contained bricks, concrete and other construction

debris, as well as trash from the surrounding neighborhood. There was also evidence that there
had been a fire on the Property, but there had never been an attempt to clear or clean the space.

From all appearances, the Property had been abandoned,

13, Before it could begin gardening, Philadelphia Catholic Worker had to clean the

Property and dispose of the waste and debris. To complete this process, Philadelphia Catholic
Worker enlisted assistance from neighbors and volunteers from Saint Joseph's University. In

addition, Philadelphia Catholic Worker hired a construction company, which brought heavy

equipment, including a backhoe and a large dumpster.

14, In 1988, Philadelphia Catholic Worker planted the first garden. In order to

operate the garden, Philadelphia Catholic Worker had to obtain a source for water and proper
soil. Plaintiff was granted permission through perimits to use a local fire hydrant to water the

garden. Representatives of Faitmount Park brought top-soil to the property so that the soil would

sustain the plants in the garden, In addition, Philadelphia Catholic Worker built a white wooden

fence around the garden to alert others of the existence of the garden and to keep out unwanted

frespassers.

15, Philadelphia Catholic Worker has had a garden on the Property every year since

1988, Periodically until 2012, representatives of Fairmount Park brought needed soil or compost

{0 the Property, Now, the garden is supplicd with compost produced at the garden,

16, Inor around 1992, Philadelphia Green made a grant to Philadelphia Catholic

Worker to build a metal fence for the Property. This fence currenily surrounds the property.
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17, During the course of the operation of the garden, Philadelphia Catholic Worker

has divided the Property into lots for use by voluntecrs and has granted permission (o neighbors

and others to work and plant portions of the garden.

18, In2012, various neighborhood representatives formed an organization called La

Finquita, which was intended to enhance participation at the garden and step up food production

by creating a small market farm and farm stand. Philadelphia Catholic Worker has permiited La

Finquita to operate on the Propetty.

19, Inoraround 1997, Philadelphia Catholic Worker built a shed on the Property to

store gardening tools, In 2010, Philadelphia Catholic Worker allowed La Finquita to build a

brick patio on the property. These improvements remain on the Property.

20.  Until 2013, Philadelphia Catholic Worker used local fire hydrants to watet the

garden and obtained permits from the City of Philadelphia Water Department, In 2013, with the
permission of Philadelphia Catholic Worker, the La Finquita gardeners obtained a grant from an

organization called Gardens for Good to install a water linc at the Property so that there would be

an independent source of water.

21, Philadelphia Catholic Worker divided the Property into approximately 20 lots.

There are now approximately 40 people who volunteer and work in Philadelphia Catholic

Worker’s garden, There is a waitlist for lots in the garden,

22, During the time that Philadelphia Catholic Worker has been in possession of the

Property, (he garden has produced a large array of vegetables and other produce, including corn,

tomatoes, cucumbers, squash, peas, turnips, broceoli, lettuce, a variety of herbs, and a host of

other vegetables, The vegetables are currently used to supply food for a soup kitchen operated

1890938 1 013800016
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by Philadelphia Catholic Worker at its place of business. In addition, La Finquita operates a

Sunday market, which offers affordable and nutritious food to the community.

23, Philadelphia Catholic Worker claims title to the Property by virtue of its

continuous, open, and notorious possession of the Property exclusively and adverse to all other

persons having any claim or interest thetein, including defendant Mayrone.

24, Plaintiff’s claim for title to the Property by adverse possession is more than 21

years old, which is the period for title by adverse possession under Pennsylvania law, according

to the statute of limitations recited in 42 Pa, Cons. Stat. Ann, § 5530(a)(1) that limits a claim for

possession of real property to 21 years,

25, Philadelphia Catholic Worker has never had any direct contact with Mayrone.

And at no time did defendant Mayrone or its predecessor owner of record Pyramid Tire &

Rubber Co. give Philadelphia Catholic Worker permission to continue working and operating a

garden on the Property.,

26.  Philadelphia Catholic Worker has, over many years, placed locks on the entrance

to the Property (o protect the garden and prevent potential vandalism, In January of 2016, an

unknown third party cut the locks on the garden and replaced them with new locks, for which

Philadelphia Catholic Worker did not have keys. In addition, an unknown third party has

recently placed a “no trespassing” sign on the fence. These acts constitute a trespass on
p g sig

Philadelphia Catholic Worker's property,

27, On or about March 2, 2016, Philadelphia Catholic Worker discovered that a deed

had been filed with the Philadelphia Recorder of Deeds relating to the Property, The deed,

which is dated January 5, 2016, purports to convey the Property from what are referred to as the

beneficial owners of Pyramid Tire Rubber Co. to defendant Mayrone, LLC, The deed was
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signed by defendants Arlene Zitin (by her agent Elliott Fields) and Elliot( Fields, who are

described as co-executors of the Estate of Emma Fields, the last surviving beneficial owner of
Pyramid Tire & Rubber Co, This decd is a nullity and without legal effect as a result of
Philadelphia Catholic Worker’s ownership of the property by virtue of adverse possession.

WHEREFORE, plaintiff Centro Incorporated, doing business as Philadelphia Catholic

Worker, prays as follows:

For a decree of this Court determining all adverse claims of defendant

|
Mayrone, LLC and all persons claiming under it,

For said dectee to declare and adjudge that Centro Incorporated, owns
absolutely and is entitled to the quict and peaceful possession of t'hc
Property and that defendant Mayrone, LI.C and all persons claiming under
it have no cstate, right, title, lien, or interest in or to said premises, and that

title to the Property be to Centro Incorporated, against all ‘claims of
defendant Mayrone, LLC and all persons ¢laiming under it.

That Pyramid Tire & Rubber Co., Arlene Zitin and Elliott Fields had no
estate right, title or interest in the Property as of January 5, 2016 anc‘i any
purported transfer or conveyance of the Property to Mayrone, LLC is null

and void and of no {egal effect.

For said dectee to direct the Recorder of Deeds of Philadelphia County lo
execute the deed attached as Exhibit “C” on behalf of Mayrone, LL.C so
that the deed can be recorded to properly reflect Centro Incorporated,
sole’s ownership of the Property.

For an order barring defendant Mayrone, LLC from 1respa§sing on the
propetty ot interfering in any way with plaintiff*s ownetship and
enjoyment of the Property.
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6. For the costs of this action and for such other and further relief that the

)
3 i /

Court may deem necessary and propet.

Dated: March 18, 2016

18405821 03718720 16

George 11/ Rahn, Jr. =
Attorney 1D, No, 19566

Saul Ewing LLP

Cenlre Square West

1500 Market Strvet, 38™ Floor
Philadelphia, PA 19102-2186
Telephone: 215-972-71635
Facsimile: 215-972-1855
Email: prildsauleom

Amy Laura Cahn
Atiorney 1D, No. 306762
The Public Interest Law Center

1709 Ben Franklin Parkway, Second Floor

Philadelphia, PA 19103
Telephone: 267-546-1306
Facsimile: 215-627-3183
Email: acalmiepubinthnv.org

Attorneys for plaintiff
Centro Incorporated, d/b/a
Philadelphia Catholic Worket
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EXHIBIT A
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PREMISES A

ALL THAT CERTAIN lot or piece of ground with the buildings and
improvements thereon erected.

On the South side of Master St., in the 17th Ward, City of Philadelphia,
Southwest corner of Lawrence St

CONTAINING in front 21°6" x 47 feet on Lawrence Street,
BEING 428 West Master Street,

PREMISES B

ALL THAT CERTAIN lot or picce of ground with the buildings and
improvements thereon erected,

On the South side of Master Street 21°6” West of Lawrence Sireet in the 17th
Watd, of the City of Philadelphia.

CONTAINING in front 18°6” x 47 feet,

BEING 430 Master Street,

PREMISES C

ALL THAT CERTAIN lot or piece of ground with the buildings and
improvements thereon erected.

On the South side of Master St. 40’ West of Lawrence Sireet, 17th Ward City of
Philadelphia,

CONTAINING in front on Master Street, 20° x 47 feet.
BEING 432 Mastet Street,

PREMISES D

ALL THOSE TWO CERTAIN lots or pieces of ground with the buildings and
improvements thereon erecled.

SITUATE in the Seventeenth Ward of the City of Philadelphia; ONE THEREQF,
on the South side of Master Street at the distance of Sixty feet Westward from the

West side of Lawrence Street;
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CONTAINING in front or breadth on said Master Street Twenty-five feet and.
extending of that width in length or depth Southward between lines parallel with
the said Lawrence Street, Sixty-seven feet; BOUNDED Eastward by ground now

or late of Mathias Royser Southward by ground now or late of the Bstate of
Turner Camac, deceased, Westward by ground now or late of Elizabeth Lecamion
and Northward by Master Street aforesaid; AND THE REMAINING OTHER
THEREOF, on the Southside of Master Street at the distance of One Hundred fect
Eastward from the East side of Fifth Street; CONTAINING in front or breadth on
the said Master Street Twenty-two feet and extending of that width in length or
depth Southward between parallel lines at right angles to the said Master Street
Sixty-seven feet; BOUNDED Northward by the said Master Street, Southward by
ground now or late of Turner Camac, Eastward by ground now or late of Edward

W. Wilson, and Westward by ground now or late of John Schickling.

ALL TOGETHER, BEING known as 434, 436 and 438 Master Street,

AND Premises situate on the West side of Lawrence St. 17 fect South of Master Street in
the 17th Ward, Containing in front 20 feel x 60 feet,

Being No, 1342 Lawrence St,
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This Indenture, made the 5% day of January, 2016

Between

ARLENE ZITIN (BY HER AGENT ELLIOT FIELDS by Power of Attorucy dated
12/29/1§ and intending to be recorded hervewith) AND ELLIOT FIELDS CO-~
EXECUTORS OF THE ESTATE OF EMMA FIELDS LAST SURVIVING
BENEFICIAL OWNER OF PYRAMID TIRE & RUBBER CO., A

PENNSYLVANIA CORPORATION)
(hereinafter called the Grantor), of the one pari, and

MAYRONE, LLC
(hercinafter called the Grantes), of the other par,

Witnesseth that in consideration of the sum off Thirty Thousand And 00/100 Dollars ($30,000.00), in
hand paid, the receipt whereof is hiereby acknowledged, the said Grantor does hereby grant and convey

unto the said Granice, its successors and assigns,

Street Address: 428-438 Master St,, Philadelphia, PA 19122

PREMISES A
ALL THAT CERTAIN lot or piece of ground with the buildings and improvements

thereon crected,
On the South side of Master St., in the 17" Ward, City of Philadelphia, Southwest corner

of Lawrence St.

CONTAINING in front 21’ 6" x 47 feet on Lawrence Streel.
BEING 428 West Master Street.

PREMISES B
ALL THAT CERTAIN lot or picce of ground with the buildings arid improvements

thereon creeted,
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On the South side of Master Street 217 6” West of Lawrence Street iy thie 171 Ward, of
the City of Philadelphia.

CONTAINING in front 18'6" x 47 feet.

BEING 430 Master Street.

PREMISES C

ALL THAT CERTAIN lot or picce of ground with the buildings and wnprovements
thereon erected!.

On the South side of Master St. 40" West of Lawrence Street, 17" Ward City of

Philadelphia.
CONTAINING in front on Master Street, 20'x47 feet

BEING 432 Master Street,

PREMISES D

ALL THOSE TWO CERTAIN lofs or pieces of ground with the Luildings and
improvements thercon erccted.

SITUATE in the Seventeenth Ward of the City of Phifadelphia; ONE THERLEOF, an the
Sauth side of Master Street at the distance of Sixty feet Westward (rom the West side of

Lawrence Street:

CONTAINING in front or breadth on said Master Street Twenty-five feet and extending
of that width in length or depth Southward between Jines pacallel with the said Lawrence
Street, Sixty-seven feet; BOUNDED Eastward by ground now or late of Mathins Royser
Southward by ground now or late of the Estate of Tumer Camac, deceased, Westward by
ground now or lale of Blizabeth Lecamion and Northward by Master Street aforesaid,
AND THE REMAINING OTHER THEREOF, on the Southside of Master Strect at the
distanice of One Hundred foet Eastward from the East side of Fifth Strect; CONTAINING
in front or breadth on the said Master Street Twenty-two feet and extending of that width
in length or depflt Southward hetween parallel lines at right angles (o the said Master
Stecet Sixty-scven leet;, BOUNDED Northward by the said Master Street, Southward by
ground now or late of Turner Camac, Lastward by gronnd now or late of Bdward W,
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Wilson, and Westward by ground now or late of John Schickling,

ALL TOGETHER, BEING knawn as 434, 436 and 438 Master Street,

AND Premises situate on the West side of Lawrence St. 17 feet South of Master Street in the 17 Ward
Containing in front 20 fect x 60 feet,
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Being No. 1342 N. Lawrence S,

PREMISES A

BEING the same premises which William M. Lennox, sherif], by Sherlff's Deed dated
July 28, 1952, and recorded Anglist 6, 1952, in the Office of the Recortler of Deeds in
and for the Coungy of Philadelphia, Pepnsylvania, in Book MLS 172, Puge 213, pranted
and conveyed unto Pyramid Tire & Rubbe Co,, in fee,

PREMISES B

BEING the same premises which William M. Lennox, sheift, by Sherifl's Deed dated
July 2, 1952, aud recorded July 2, 1952, in the Office of the Recorder of Deeds in and for
the County of Philadelpliia, Pennsylvania, in Book MLS 145, Page!l, granted and

conveyed unto Pyramid Tire & Rubber Co., in fec.

PREMISES C

BEING the same premises which William M. Lennox, sheriff, by Sheriff's Deed dated
July 28, 1952, and recarded Aupust 5, 1952, in the Office of the Recoriler of Deeds in
wnd for die County of Philadelphia, Penmsvivania, in Dook MLS 172, Pajie 329, panted

and conveyed unto Pyramid Tire & Kubber Co Lo fee.

PREMISES D

BEING the same premises which leving, Wassernian and Bessie Wasserna, his wife, by
deed dated February 7, 1956, and recorded February 8, 1956, m (he Office of the
Hecarder of Deeds in and for the Caunty of Philadelphia, Peansylvani4, in Book CAB

L Pagie 76, granted and conveyed unto Pyiamid Tire & Rubber C4., (a Pa Corp.)

e lge,

AI\.JD.nlsn being the same premises which Secrelary of Banking recciver in possession of Stanley Milton
Building and Loan Association granted and conveyed to Pyramid Tire & Rubber Co. on 6/23/1958 in 217
Subof 73-74 '

And the Ssid Pyramid Tire & Rubber Co,, became inactive in 1956 whereby there were 2 beneficial

owners, Frank Fields and Emma Fields.

Whereas Trank Fields departed this life 10/2/1990 whereby Jeaving Emma Fields as last surviving

beneficial owner,

Whereas Emina Ficlds departed this life 10/6/1992 feaving a last will and (estarhent, which was filed in
Chicago Illinois, WH#92w88887 naming Elliot Fields and Arleen Zitkin, co-execttors of her estate on10-

[2-1992.  Exemplified eopy of the will recorded in the Repister of Wills, Philadelphia County on

M) Cin# ,-'\///5)_

Taken subject to the taxes duc @ $60,000. (o be paid by February 28, 2016.
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Fagether with a1 aned singnlae the bl
viphta, liherties, lereditmments
and the veversions ani teinainders

title, interest, propecty, elaim aud demand whatsocver of the sald Grantor, in T, equity, or ofherwise
haowgaever, of, i, and 1o the snonne anil :

Appetaindn g,
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g dmprevemions s, WL e awaterconrses, deivewsye,
and appanienanees, whadsocver (liere o helomnging, or i gy wive
v et dssues, aied profis hereols and all (e estate, right,

every et thereal

with the hereditaments and prefnises hereby granted, or

To have and to hold the said buildings
mentroned dnd intended so 1o be, with the appurtenances, unto (he said (in{m!cc, its successors and

asSIPns, to wnd for the only

And the said » Exeeutor of the aforesaid covenants,
heties nnd assipns, that hesshe, (lie
knowingly o willingly suffered 1o

pramises hevehy pranted. or
ar otherwise howaoeyer,

i itle, l.‘il.'lr]'v_ chiate,

In Wiiness Whereof, the said Grantor caused

first above written,

Sealed and Delivered
in the Presence of Us:

W pact thevent s, are, shall or n

propecuse and hehoof of the said Grantee, its successors and assipns, forcver,

promises and agrees to apd with said Graniee, its
said Executor of (he aforementioned, has hot done, commilled, or
be done or comunitied, any gel, matter or thing sl ver whirehy (he
1y be impeached, chaped o chictmnbed,

these presents to be duly executed the day and year

ARLENI ZITIN (BY IIER AGENT E1,LJOT
FIELISY AND ELLIOT V11E0L1S CO-EX X VTORS
IIFHE ESTATE OF EMMA VIELDS LAST
SURVIVING BENEFECIATL OWNER OF
PYRAMID TIRE & 1 TBERER CO., (A
PENNSYLVANIA CORPORATION)

By: //r/ 7 /r( 1 ey \’/ ‘.ﬂ'r‘fmmu
ARLENE ZITIN (BY HERIAGTNT ELLIOT
FILDS ¢ r./.?fr-;( TTRIK

o
By: _ ///({" AR : _ {(SEAL}
ELLI¢ J'I/'J-HEJ.J )8, CO-EXECUTOR
4
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. 55
Commonwealth of Pennsylvania }

County of Philadelphia :

|
Cln this, the 5™ day af Luunery, 2016, betore me, e ndersipied Officar, & Notliry Public in nud' |:t'!l' the
ppeared Tlliot Fields, exeentor and as ageht for Arlene Zitin ¢a-

Jurisdiction aforesaid, personally n ) .

exeeniriy koo fo mae (o sarisfatonily prosen) (o e g person described in (e forepaing instrument,

and acknowledged that heduhe excented (he siies i the capacity (herein stmdal and for the purposes
i

therein contiined.

Ihereunto set my hand and official seal,

Fatary Public
My commission expires _____

COMBONWEAL JILOE DENNS Y| va 14
NOTARIAL SEAL
Pamala At {addor, Notury Publle
Uppor Datty Twp, Dalsware County
Ny Commideston Expirs Nay 27, 2018
HERRCE sy AR AT o GRS TV S

The precise residence and the complete post office
aldiess of the above-naied Giranteo is;

AW
's L 5 Ny () C-‘ 5
/,/...a’m-,yr/ e /Q // 74 / P4 i_g”gg

.'-‘A Ly )

'};3;;-B;galf of the Grantee

T e e .

Cor
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ay Panl

i ¥ pennsylvania ,
DEPARTMENT OF REVEI U STA TE M E N T 0 F VAL U E taol. ll\'un i
sureau of Individuaf Taxcs = ,'~5‘|n [
PO BOX 2006073

f 5ee reverse for instructions. Date: 4o

Hamishury, PA 317128-0603

Complete each section and file in duplicate with Recorder of Deeds
the deed is without consideration or b

A Statement of Value (SOV) is not required if the trans

accompany all documents flled for recording.

ment., However, It is recommended that a SOV
A. CORRESPONDENT - All inquiries may be directed 1o the following porson:
Name

Moblle Settlotnent Services, Inc.
Mailing Address T

1005 Pontlac Dr., PMB 302
B. TRANSFER DATA

Date of Acceptavncu of (_)ocum—oj.ntj B

City
_Drexr:l_HNl _

01/ 05/ 2016
/ Telephane Number:

Grantee(s)/lessee(s)
Mayrone, LLC
Falling Aduress
PO Box 281
Dty
Lansdale

Gra n-L'()-FYS_)‘-/-l:E‘_‘t_'EO_I‘(‘J) .
_ Pyramid Thie & Rubber Co,
tading Addmss
428-438 Master St,
(=it Stale
Phl_la_ciql_pl_nlq_ _ ( PA H
C. REAL ESTATE LOCATION
Steayacies - City, Townshp, Barough
’7 Philadetphia Clty

428-438 Mgg_t_gr St
Counly I Sehool District

Ph{lnglphla _ Philadelphia
D. VALUATION DATA

21P Code
| 18122

when (1) the full valuc/rzonslrh'/le'fm\ I5 nat sel forth in the de
¥ gift, of (3) a tax exemption Is claimed. If more space is nacdad, please attach additional «
fer is wholly exempl from tax based on fanfily rel

od, (2)
hoets
ationship or public utility case-

|

{

!

; .

! "Tuiuphonc Number

.E {610 ) 735_-‘-3636

‘ Slate 210 Code
i PA ) 19026

: fﬁ'éféphbﬁé Number;

. |

H State 21P Code

PA 15038

Tax ParedI Humber

1 182316710

|
1

TG T e Mumler) ~

Wag Lransaction part of an axsidnment or relocation? L1y B
I Actual Cash Considerition [ Ao D hes Consiidenation 3. Total (';’mmrl.-ml:-m
30,000.00 { 60000.00 ~  90,000.00
4 County Assessed Value I S Commpn I.w},-l ot i.:cmr 6. Fair tdiket Vulue
69,000.00 X101 | =  69.,690.00
E. EXEMPTION DATA - Refer Lo insliu ions for exemplion slatus, "
lz. Amoont of Exemption Claiined b Pl‘rt‘.un-t:ﬁgu of Grantus Interest in Kool l‘-;ah’"(!‘ 1c l’c'rr'f.-;\-(agn.c.v'of- G-r;untbr:é Interest Conveyed
$._0 — o Y% ! 100 %
L. Chaeck Approgiiata Box Below for Cxemption Claimed, ‘
[ will or intestate succession, I
o T (Hame o tadedenly T o
[J Tiansfer to & trust, (Attach complete copy of trust agreement idemntifying =N beneficisrles. )
(] Transter from a tiust. Date of transter into the trust JI
11 trust wis amended altach a capy of ariginal ant am(-'-r-;icd lm5i o T
U] Transior betwren principal and agent/straw party. (Attach complete copy of agency/straw ]?’rllty agreement, )
C1 0 dronsfors (o the commanwyeallh, the LS. and instiumentalities by glit, dadication, condenination or in licis of condemna
o, (I condemuation or in lieg of eondemnation, attach copy of resatulion, .
LD Transfer from moerlgagor to & haldoer ol A mottgage i default, (Atlach copy of mortgage ;1:1‘(! note/assighment.)
(1 Corrective of confitmalory dawd. (Atlacl cormplete copy of the decd to b corrected or conlirmer.)
~1 Statutory corporate consolidation, merger or diviston (M Laeh copy of anticles ) .‘
1 Other (Plaase explaln exemption claimel.) f
)

fer f;t>;|'l.il|l:i(.ﬂﬁ-};i-}';\;; I daclare H.ml' Ih
he host n( my krmwl(?dgu and bolicf, it is true, correct

e of Corecaponden! ae Responsihe Party

and earmplete,

bile Settloment Servicos, Inc., By:

-URE TO COMPLETE THIS FORM PROPERLY OR ATTACH REQU
HE RECORDER'S REFUSAL TO RECORD THE DEED, ke

ave examined this statemoent, including ace o

\CH REQUESTED DOCUMENTATION

ppanying information, and

) Luote

i January 5, 2016

MAY RESULT __. ) .
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TRANSFER TAX CERTIFICATION OATE 107 e S
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Compfala each section and file in duplicats with Rocorder of Deeds when (1) the full consldoratlon/value Infj not st forth in the deed, (2) when
med. If more 6pace Is needed, il addlilional sheel(s),

WAMIE
Mobite Sgﬂ!ement&enllcec, Iie, argA e (610) 789-3636
ary - - gial T T aweone T T
Drexel HIiI PA 19026
T ]owie oF accerace OF bacM | Jayyuary 5, 2016 T

(he deed is whth conglderation, or by gift, or (3) & tax exemption s clal
e D T ———l
A__CORRESEONDENT — All inqguirloz may bo dirasted to tha fatlowlng porson; e

T T T T (ot e A I -

GTREDN ADDRCSS
1006 Pontiac Dr., PMB 302

B. TRANSFER DATA
GIANTUIREIN ESROI 5 T N o ———— Bt G Breirns
Pymm‘u{_ lire & Rubber Ca, (a Pennsylvania GRANTEE(SI ESSUI) ‘
____Corporation) S Mayrone, LLC ,
STRECT ANNILES B T AT 7T — I* T
428-_438_ _Mafste_r 8t. PO Box 281 i
ey STATE 2P cooe v T I—— 2 cobe
__Philudelphila PA 19122 Lansdale I PA 19038
C. PROPERTY LOCATION = 3 =
STREET ADORESS T [rvromsimeonous L -
428435 Masterst. - Philadelphia City |
SOUNTY SOLOGTRET [ iakuas) iR
__ Philadetptia . _ Phitadelpia 182316710
U, _VALUAIOH DATA. ) o s T
e S eolseume 2. OTHER CONSIOERATION % onul consigraTion
30,000.00 + §0,000.00 = 40,000.00
LT CODHNGAR SRS A 8 AR CEVEL RAVID A 0T0y 6 FAR TR vALGE
f _€9,000.00 X 1.01 = 49,690.00
{ & EXEMPTION DATA o S o ) = e -
1A AMOUNT OF EXEMPTION 1B, PERCENTAGE OF ITEREST CONVEYED ' T '
0 100 [ :
) == ]

2, Chack Appcopriate Box Bgow ;or Exmﬁp(j_on Claimed
3 Willlorintestale succession e R '
AlE OF DECEDENT | ESTAT PuE NUMoER
(3 Transfer to Industrial Development Agency.
[J Transfér to agent or straw party. (Attach copy of agency/straw party agregment),
nt. {(Altach copy of agency/straw trust agraetnont), 'l'ax’paid prior dead $
Inliad States, and Instrumentallies by gift, (hjldlC.’.\UO{l, condamnatlon orin liey

L33 Transtors o the Commaonwaalih, tha
of candfornnation. (Aach copy of rosolulion),
)

|
3 Transfer betwoon principal and age

,Page Number_____

03 Translor fram morlagon (o w holder of a marlgage [n dofaull, Mortyage Book Number ___ i
} (Altach capy of prior deed). ]

Mottgagee (yramor) sald proparty to Mortgagar (grantes
(3 Corrective deed (Attach copy of the prior deed),
(3 Ofther (Please explain exemption clalmed, if offer than listed above.)

Under penalties of law or ordinance, I daclars thar } have examined this Strement, lhvc:]u'a?;t[_,'_.vr.'_v'f;f_/),'-uus'ff-,‘:.'_fa\"s-‘mﬂﬁﬂ’-“.’-l aind 1o the best ;’/-' N

tny hnsoveledue e heliet, Tt is true, corvect and compdete,
HCHATURL OF COvusasinnin o Rpsredisn 1 ey T e e e ‘ 177) g™
Moblie Settlement Services, Inc., By: - } January 8, 2016
W o o (SFE Reverss P o
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Prepared By:

Saul Ewing LLP

Centre Square West

LS00 Market Street, 38™ Floor
Philadelphia, PA 19102

When recorded, return to:
Saul Ewing LLP

C'enire Square West

[ 500 Market Street, 38" Floor
Philadelphia, PA 19102

OPA#18-2316710

SPECIAL WARRANTY DEED

. 2016 between Mayrone,

THIS DEED is made the day of .
LLC, a Pennsylvania limited liability conipany (hereinafier called the Grantor), of the one part,

and Centro Incorporated, d/b/a Philadelphia Catholic Worker, a Pennsylvania non-profit
corpotation (hereinafter called the Grantee), of the other part.

WITNESSETH, that the Grantor, for and in consideration of the sum of One Dollar
($1.00) lawful money of the United States of America, unto it well and truly paid by the Grantee,
at or before the sealing and delivery hereof, the receipt whereof is hereby acknowledged, has
granted, bargained and sold, released and confirmed, and by these presents does grant, bargain

and sell, release and confirm unto the Grantee, its successors and assigns,
PREMISES A
ALL THAT CERTAIN lot or piece of ground with the buildings and improvements
thereon erected.
On the South side of Master St., in the 17th Ward, City of Philadelphia, Southwest corner

of Lawrence St,

CONTAINING in front 21°6” x 47 feet on Lawrence Street,
BEING 428 West Master Street,

PREMISES B
ALL THAT CERTAIN lot or piece of ground with the buildings and improvements

thereon erected.

TRensk¥ 1 QuiRn ¢

I
Case ID: 160301647

Case ID; 160301647

Control No.: 16034352

Case ID: 160301647
Control No.: 16040733



On the South side of Master Street 21°6" West of Lawrence Street in the 17th Ward, of
the City of Philadelphia.

CONTAINING in front 18°6” x 47 feet,
BEING 430 Master Street,

PREMISES C
ALL THAT CERTAIN lot or piece of ground with the buildings and improvements

thereon erected.
On the South side of Master St. 40° West of Lawrence Street, 17th Ward City of

Philadelphia,
CONTAINING in front on Master Street, 20’ x 47 feet,

BEING 432 Master Streef,

PREMISES D

ALL THOSE TWO CERTAIN lols or pieces of ground with the buildings and
improvenients thereon crected.

SITUATE in the Seventeenth Ward of the City of Philadelphia; ONE THEREOF, on the
South side of Master Street at the distance of Sixty feet Westward from the West side of

Lawrence Strect;

CONTAINING in front or breadth on said Master Street Twenty-five feet and extending
of that width in length or depth Southward between lines parallel with the said Lawrence Street,
Sixty-seven feet; BOUNDED Eastward by pround now or late of Mathias Royser Southward by
ground now or late of the Estate of Turner Camac, deceased, Westward by ground now or late of
Elizabeth Lecamion and Northward by Master Street aforesaid; AND THE REMAINING

OTHER THEREOF, on the Southside of Master Street at the distance of One Hundred fc‘ct
Eastward from the East side of Fifth Street; CONTAINING in front or breadth on the said

Master Street Twenty-two feet and extending of that width in length or depth Southward between
parallel lines at right angles to the said Master Street Sixty-seven feet; BOUNDED Notthward by
the said Master Street, Southward by ground now or late of Turner Camac, Eastward by ground
now or late of Edward W, Wilson, and Westward by ground now ot late of John Schickling.

ALL TOGETHER, BRING known as 434, 436 and 438 Master Street,

AND premises situate on the Wes! side of Lawrence Street 47 feet (erroneously described
as 17 feel in previously recorded deed) South of Master Street in the 17th Ward,

[ECHATES BT FIRISTIA 2
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Containing in front 20 feet x 60 fect,

Being No. 1342 Lawrence St,

BEING the samc premises which Arlene Zitin (by her apent lliot Fields by Powcr of
Attorney dated 12/29/15) and Llliott Fields, Co-cxccutors of (he Estate of Emma Fields last
surviving beneficial owner of Pyramid Tire & Rubber Co., & Pennsylvania corporation, by Deed
dated Janvary 5, 2016 and recorded in the Philadelphia Department of Records on February 10,
2016 as Document No, 53021731, granted and conveyed unto Mayrone, LLC, a Pennsylvania

limited liability company, in fee.

UNDER AND SUBJECT fo all covenants, conditions, restrictions, easements, rights of
way and reservations of recotd, to the extent valid, subsisting and enforceable,

TOGETHER with all and singular the buildings, improvements, ways, streets, alleys,
driveways, passages, waters, water-courses, riphts, liberties, privileges, lwrcdi_l:-‘umrn!x “.”"l
appurtenances, whatsocver unto the hereby granted premises belonging, or in any wisc
appertaining, and the reversions and remainders, rents, issues, and profits thereol; and r:i” the
estate, right, title, interest, property, claim and demand whatsocver of it, the Grantor, in law,
equily, or atherwise howsoever, of, in and to the same and cvery part thereof,

TO HAVE AND TO TOLD the said lot or piece of ground abave described with the
buildings and improvements thereon erected, hereditaments and premises hereby granted, or
mentioned and intended so to be, with the appurtenances, unto the Grantee, its SUCCCSSOI'S.and
assigns, to and for the only proper use and behoof of the Grantee, its SUCCESSOrs and assigns

forever,
UNDER AND SUBJECT, as aforesaid.

AND the Grantor, for itself and its successors and assigns, does covenant, promise and
agree, to and with the Grantee, its successors and assigns, by these presents, that it, the Grantor,
and its successors and assigns, all and singular the hereditaments and premises hereby granted or
mentioned and intended so to be, with the appurfenances, unto the Grantee, its successors and
assigns, against the Grantor and its successors and assigns, and against all and every person and

persons whomsoever lawfully claiming or fo claim the same or any part thercof, h)"s ‘r['-‘”“ or
under it or any of them, shall and will, subject as aforesaid, WARRANT and forever DEFEND,.
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IN WITNESS WHEREOF, the Grantor has hereunto executed this Deed. Dated the day
and year Tirst above written.

MAYRONE, LLC, a Pennsylvania limited
liability company

By: _ e e
Name: Errol James McFadden
Title; Member

By:
Name: Gerard M. Regan
Title: Member

COMMONWEALTH OF PENNSYLVANIA
SS

COUNTY OF PHILADELPHIA

Onthis ___ dayof _, 2016, befare me a Notary Public in and

for the Commonwealth of Pcﬂhé_yi“\/'zﬂ;'i—a; t}xé—'iiﬁac—ziéigncd officer, personally appeared Errol
James McFadden and Gerard M., Regan, who acknowledged themselves to be members of
Mayrone, LLC, a Pennsylvania limited liability company, and thal they as members of
Mayrone, LLC, being authorized to do so, executed the foregoing instrument for the purposcs
therein contained by signing the name of the limited liability company by themselves as

members of Mayrone, LL.C,

In Wilness Whereof, I hereunto set my hand and official seal.

Notary Public

My Commission Expires:

[K4US88 3 0171822016 4
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Certification of Address
I hereby certify that the mailing address of the within-named Grantee is:

430 Jefferson Street
Philadelphia, PA 19122

On behalf of the Grantee

PRIIS SIS PP AT 5
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VERIFICATION
Phoebe Centz, being duly sworn according to law, deposes and says that she is the

president of Centro Incorporated, that she is authorized to execute this verification on its behalf,

that the facts set forth in the foregoing complaint are truc and correot to the best of her
knowledge, information, and belief, and she understands that false statements herein are made

subject to the penalties of 18 Pa. C.S.A. § 4904, relating to unsworn falsification to authorities.

— _..I, 5 _\)} i (’()* r&‘j
L’kﬁtf '\/

Phocbe Contz

Dated: March )7, 2016

1940380, 037191016
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FILED

30 MAR 2016 03:29 pm
Civil Administration

E. MASCUILLI

EXHIBIT B
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VERIFICATION

I, Zachary Prazak being duly sworn according 1o law, deposcs and states as follows,

1, I am a resident of Philadelphia, and Tlive ai 2217 N, Hancoek.

2. I participate as o gardener at (he praperty localed at 428-38 Master Streel,
Philadelphia, 1 work on the property with the permission of Philadelphia Catholic Worker, In
my section of the garden, [ prow various vegelables for use in the comumunity.

3. On Saturday, March 26, 2016, | was working at the property, along with several
other gardeners. On that date, twa individuals, who 1 believe were Errol McAlinden and Gerard
Regan, representatives of a developer Mayrone 1L1.C, appeared al the property. told the
individuals thal the Catholic Worker owns the property and that the people who were working
there had permission Lo be on the property. [ also stated that | had a copy of the complaint inthe
case captioned Cenrro Incorporaied v \Mapone, LLC, should they wish to see it.

4. The two individuals told me that if 1 and the others continued o work on the
property that day, they intended (o clear the propeily on the following Monday morning and
would bring in cquipment to do so, T the property were cleared with cquipment, it would
destroy the planted vegetables, a work shed and brick patio on the property, al least part of the
fence that surrounds the properly, and presuimably the waler lines installed on the property.

I am making this statenient to (he best of my knowledge, information and beliel, and |

understand that false statements herein are made subject to the penaltics of |8 Pa, C.S. AL § 4904,

relating to unsworn falsification {o authoritics = /
%ﬁ L//\ /(:'r{//{/
el (AN 4N :
- ¥

Zachary Prazak

Dated: March 28, 2016

Case 1D: 160301647
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Gicorge 1. Ruahn, Jr
Phone: (215) 972-7165
Fax: (215) 972-1855

neahin@saul com

WWWw saul.com

March 28, 2016

Via Hand Delivery and U.S, Mail Via Hand Delivery and U.S. Mail
Mr, Gerard M. Regan
Mayrone, LLC

2144 Mount Carimel Avenuc
Glenside, PA 19038

Mayrone, LLC
2144 Moun( Carmel Avenue
Glenside, PA 19038

Via Hand Delivery and U.S. Mail Via Hand Delivery and U.S. Mail
Mr, Errol James McFadden
Mayrone, LLC

2144 Mount Carmel Avenue
Glenside, PA 19038

Mr. Errol McAlinden
Mayrone, LLC

2144 Mount Carmel Avenue
Glenside, PA 19038

Re: Centro Incorporated v. Mayrone, 1.1.C, Pyramid Tire & Rubber Co,
Arlene Zitin, and FElliot Fields
(CCP, Philadelphia County, March Term, No. 001647) .

Decar Sirs:

] am co-counsel for Centro Incorporated, trading as Philadelphia Catholic Worker,
Philadelphia Catholic Worker has filed a complaint against Mayrone, LLC in the Philadelphia
Court of Common Pleas regarding the property at 428-38 Master Street. I understand that you
are the members of Mayrone, (The copy of the mortgage document that I have lists Brrol JTames
McFadden as a member of Mayrone, LLC, but other references in newspapers refer to Lrrol
McAlinden as a builder with Mr, Regan.) As set forth in the complaint, Philadelphia Catholic
Worker contends that it is the legal owner of the property and requests that the court declare that
it is entitled to quiet enjoyment of the property to the exclusion of others. The complaint also
requests that the court preclude others from trespassing on the property.

Philadelphia Catholic Worker has uscd the property as a garden for over :7-?4 years. I
understand thal you were at the property on Saturday, March 26, 2016. At that tme you told
those who were on site and working in the garden that you intended to “clear” the garden and

bring in equipment to do so as early as today.

Centie Square West + 1500 Market Streer, 38" Flom « Philadelphia, PA 19102-2186
IPhane: (218) 972-7277 « Fax: (215) 072-722S

PENNSYLVANIA WASHINGTON, DC

MASSACHUSETTS NEW JERSEY NEW YORK

A DELAWARE LM LED LIADILITY PARTRERSIHIP Ca’se l]): l ()()g () J ()47
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Mayrone, LLC

Mr. Gerard M, Repan

My, Brrol McAlinden

Mr. Errol James McFadden
March 28, 2016

Page 2

I do not intend to argue the legal merits of the case. That being said, Philadelphia
Catholic Worker has a legal right to possession of the property, and any action by you or
Mayronce would be a trespass. Unless you or your attomey tells me that you and Mayrone will
not take action until the lawsuit is resolved, Philadelphia Catholic Worker intends to ask the
court for emergency relief to prevent Mayrone and you from entering the property and taking

any action adverse to Philadelphia Catholic Worker’s ownership.

1 urge you 1o forward this letter to your attorney and have the attorney contact me. I

spoke with Mr, MeAlinden on Thursday March 24 to ask for the address of Mayrone so that
Philadelphia Catholic Worker can serve the complaint. During that conversation I as}<ed Mr,
McAlinden to have Mayrone’s atiorney contact me, Mr. McAlinden told me that he intended to

have the Sheriff at the site on Saturday, which did not occur.

Your threats of sclf-help are not appropriate, and Philadelphia Catholic Worker will hold
Mayrone and you responsible for any damages. Pbiladelphia Catholic Worker mte'nds to pursue
legal recourse through the courts. In the meantime, Philadelphia Catholic Worker intends to

continue to garden on the site and produce healthy food for the community.

Very tialy yours,

] 7 /
/V//-‘J/.(:'. gj/éd'/ﬂ/ :
George . Rahn, Ir,

GER/cpr
cc; Amy Laura Cahn, Esquire
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FILED

30 MAR 2016 03:29 pm
Civil Administration

E. MASCUILLI
CERTIFICATE OF SERVICE

I, George E. Rahn, Jr., Esquire, hereby certify that a true and correct copy of the
foregoing Motion for Preliminary Injunction along with the accompanying Memorandum of Law

in Support and proposed Order has been served on defendants by hand delivery and Federal

Express as follows:

Mayrone, LLC
2144 Mount Carmel Avenue
Glenside, PA 19038
(via Hand Delivery)

Errol McAlinden
Mayrone, LLC
2144 Mount Carmel Avenue
Glenside, PA 19038
(via Hand Delivery)

Elliot Fields
Pyramid Tire & Rubber Co,
3944 W. Grenshaw Street
Chicago, TL 60624-4217
(via Federal Express)

Dated: March 30, 2016

1H48GDI | 01/30/2016

Gerard M. Regan
Mayrone, LLC
2144 Mount Carmel Avenue
Glenside, PA 19038
(via Hand Delivery)

Arlene Zitin
21 B, Huron Street, Apt. 2303
Chicago, IL 60611-3878
(via Federal Express)

Elliot Fields
3944 W, Grenshaw Street
Chicago, II. 60624-4217
(via Federal Express)

Aeoosnl ).

Georpli, Rahn, Jr,
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IN THE COURT OF COMMON PLEAS OF PHILADELPHIA COUNTY
FIRST JUDICIAL DISTRICT OF PENNSYLVANIA

CIVIL TRIAL DIVISION
CENTRO INCORPORATED, d/b/a : MARCH TERM, 2016
PHILADELPHIA CATHOLIC ;
WORKER ; NO. 01647

V. Control No, 16034352

MAYRONE, LLC, ef al.

ORDER

BI{ day of M'al!—a{/\ , 2016,

AND NOW, this
upon consideration of Plaintiff’s Emergency Motion for a Preliminary Injunction f{iled

under Control Number 16034352, it is hereby ORDERED and DECREED that said

Motion is DENIED.

BY THE COURT:

"
Centro Incorporated Vs -ORDER O/W% -
A i

16030164700008

~
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COURT OF COMMON PLEAS
OF PHILADELPHIA COUNTY

CENTRO INCORPORATED, d/b/a
PHILADELPHIA CATHOLIC WORKER,

Plaintiff,

MAYRONE, LLC, et al.,

Defendants.

PHILADELPHIA COUNTY
COURT OF COMMON PLEAS
CIVIL TRIAL DIVISION

MARCH TERM, 2016
NO. 001647
Control No. 16034352

NOTICE OF APPEAL

Notice is hereby given that Centro Incorporated, doing business as Philadelphia Catholic

Worker, plaintiff above named, hereby appeals to the Superior Court of Pennsylvania from the

Order entered in this matter on the 31st day of March 2016. This order has been entered in the

docket as evidenced by the attached copy of the docket entry.

There is no transcript as there was no hearing before the Philadelphia County Court of

Common Pleas on March 31, 2016,

/s/ George E. Rahn, Ir.

SAUL EWING LLP

By: George E. Rahn, Jr.
Attorney I.D. No. 19566
Telephone: 215-972-7165
Facsimile: 215-972-1855

Email: nrahn@@saul.com

By: Mary Elizabeth Schluckebier
Attorney L.D. No. 320782
Telephone: 215-972-1992
Facsimile: 215-972-4161

Email: mschluckebicri@saul.com
Cenlre Square West

| 500 Market Streel, 38" Floor
Philadelphia, PA 19102-2186

Case ID: 160301647
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THE PUBLIC INTEREST LAW CENTER
By: Amy Laura Cahn

Attorney 1.D, No. 306762

1709 Ben Franklin Parkway, Second Floor
Philadelphia, PA 19103

Telephone: 267-546-1306

Facsimile: 215-627-3183

Email: acahn@pubintlaw.org
Attorneys for Plaintiff

Centro Incorporated, d/b/a
Philadelphia Catholic Worker

Dated: April 5,2016

Case ID: 160301647
Control No.: 16040733
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The Philadelphia Courts _ B0 tems in Carun TTIH
@ Civil Docket Access Civil Docket Report

A $5 Convenience fee will be added to the transaction at checkout,

Case Description

Case ID: 160301647
Case Caption: CENTRO INCORPORATED VS MAYRONE, LLC ETAL
Filing Date: Friday , March 18th, 2016

Court: MAJOR NON JURY EXPEDITED
Location: City Hall

Jury: NON JURY

Case Type: QUIET TITLE

Status: WAITING TO LIST CASE MGMT CONF

Related Cases

No related cases were found.

Case Event Schedule

No case events were found.

Case motions

No case motions were found.

Case Parties

e Expn | oo e
Seq # Assoc Date Type ) Name B
1] | |ATTORNEY FOR |RAHN JR., GEORGE
PLAINTIFF E -

Address: | SAUL EWING LLP Aliases: | /1one

CENTRE SQUARE

WEST

1500 MARKET ST.

38TH FLOOR

PHILADELPHIA PA

19102

(215)972-7165 1 -
- 2: _"_______- 1-.-. - F_’LAINTlFF_:;__ CENTRO -

INCORPORATED
Case}§20160301647
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Address: [430 JEFFERSON Aliases: | D/B/A PHILADELPHIA CATHOLIC
STREET WORKER
PHILADELPHIA PA
| 19122
3] | |OEFENDANT  |MAYRONE LLC
Address: 2144 MOUNT Aliases: | none
CARMEL AVENUE
GLENSIDE PA
19038
4 . ~ |DEFENDANT  |PYRAMID TIRE &
— B RUBBERC(_)__ )
Address 1333 35 NORTH Aliases: none
5TH STREET
PHILADELPHIA PA
19122 -
5] | |oEFENDaNT  |FIELDS ELLIOT
Address: | 3944 W, Allases none
GRENSHAW ST.
CHICAGO |L 60624 |
_____ e DEFENDANT | ZITIN, ARLENE
Address 21 E. HURON Aliases: | none
STREET
APT. 2303
CHICAGO IL 60611 |
7] ~ |TEAMLEADER |[FOX,IDEEC
Address: 656 City Hall Aliases: | none
PHILADELPHIA PA
19107
o (215)686-4222 o
Docket Entries
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1044 AM |12:00PM
Dé’:t':;"t E-Filing Number: 1603046669
18-MAR-2016 | COMMENCEMENT OF | RAHN JR., ~ [18-MAR-2016
10:44 AM CIVIL ACTION GEORGE E 12:09 PM
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documents i ¢ related to this one docket entry
Final Cover
" Docketl N DR
Entry none.
18-MAR-2016 [ COMPLAINT FILED  |RAHNJR., | 18-MAR-2016
10:44 AM NOTICE GIVEN 'GEORGE E 12:09 PM
Documents: | & Click link(s) to preview/purchase the |\, Click HERE to purchase all documents
documents | i related to this one docket antry
Philadelphia_ Cathglic Warker Gomplainl,PRE
Docket| COMPLAINT WITH NOTICE TO DEFEND WITHIN TWENTY (20) DAYS |
 Entry: |AFTER SERVICE IN ACCORDANCE WITH RULE 1018.1 FILED.
18-MAR-2016 [SHERIFF'S  |RAHNJR, | “[18-MAR-2016
10:44 AM 'SURCHARGE 4 DEFTS | GEORGE E [12:00PM
Docket o - - |
Entry none. B
18-MAR-2016 |WAITING TOLIST  |RAHNJR., | 18-MAR-2016
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Docket
~ Entry:]"" B
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12110 PM 12:00 AM
Sockef | CERTIFICATION THAT THIS ACTION INVOLVES TITLE TO REAL
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V1438 W MASTER, PHILADELPHIA.
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Documents:

Docket
Entry:

52 16034352 EMERGENCY PRELIMINARY INJUNCTION (FILED ON
BEHALF OF CENTRO INCORPORATED)

ORDER ENTERED/236 |WRIGHT 31-MAR-2016

NOTICE GIVEN PADILLA, 12:32 PM
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ORDER & pdf

52-16034352 AND NOW, THIS 31ST DAY OF MARCH 2016, UPON
CONSIDERATION OF PLAINTIFF'S EMERGENCY MOTION FOR A
PRELIMINARY INJUNCTION FILED UNDER CONTROL #16034352, IT
IS HEREBY ORDERED AND DECREED THAT SAID MOTION IS
DENIED BY THE COURT WRIGHT PADILLA J
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IN THE COURT OF COMMON PLEAS OF PHILADELPHIA COUNTY
FIRST JUDICIAL DISTRICT OF PENNSYLVANIA

CIVIL TRIAL DIVISION
CENTRQC INCCRPORATED, d/b/a s MARCH TERM, 2016
PHILADELPHIA CATHOLIC ;
WORKER : NO. 01647

V. Control No. 16034352

MAYRONE, LLC, ef al.

ORDER

219 day ot Marehn , 2016,

AND NOW, this
upon consideration of Plaintiff’s Emergency Motion for a Preliminary Injunction filed

under Control Number 16034352, it is hereby ORDERED and DECREED that said

Motion is DENIED.

BY THE COURT:

T uatll

16030164700008
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CERTIFICATE OF SERVICE

I, George E. Rahn, Jr., Esquire, hereby certify that a true and correct copy of the
foregoing Notice of Appeal has been served on defendants by EMAIL and Federal Express,

addressed as follows:

Jonathan Scott Goldman Arlene Zitin
Blank Rome LLP 21 E. Huron Street, Apt. 2303
One Logan Square Chicago, IL 60611-3878
130 North 18th Street (via Federal Express)

Philadelphia, PA 19103-699
Goldman-IS@BlankRome.com
(via Email)

Elliot Fields Elliot Fields
Pyramid Tire & Rubber Co. 741 Kedzie Ave., Fl, 2
741 Kedzie Ave., FL. 2 Chicago, IL 60612

Chicago, IL. 60612 (via Federal Express)

(via Federal Express)

[s/ George E. Rahn, Jr.
George E. Rahn, Jr,

Dated: April 5,2016
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