
From: Bryan Pankhurst
To: Jessica Heinz
Cc: Sally Walsh
Subject: FW: P21-025 Due Diligence: Felony Convictions, Lawsuits and Fraud
Date: Tuesday, November 30, 2021 11:22:01 AM
Attachments: 13-27-pugliese-reamer.pdf

article1-arlin-crisco.pdf
article3-palm-beach-post.pdf
article2-sun-sentinel.pdf
Exhibit D - Selection Committee Results.pdf
land-america-reamer.pdf
23-18-45-241.pdf
502012CF011556AXXXMB_23.pdf
image001.png

Jessica,
 
Please add the email and attachments to Ordinance 21-18 (P21-025). Thank you!
 

“A City for All Ages”

Bryan Pankhurst  
Assistant City Clerk  
City of Port St. Lucie  
121 S.W. Port St. Lucie Blvd.  
Port St. Lucie, Florida 34984-5099  
772.871.7341 office| 772.203.8802 cell
BPankhurst@CityofPSL.com

 

 
 

From: Brandon Dolan <BDolan@cityofpsl.com> 
Sent: Tuesday, November 30, 2021 10:06 AM
To: David Pickett <David.Pickett@cityofpsl.com>; Jolien Caraballo <Jolien.Caraballo@cityofpsl.com>;
Shannon Martin <Mayor@cityofpsl.com>; Stephanie Morgan <Stephanie.Morgan@cityofpsl.com>;
Russ Blackburn <rblackburn@cityofpsl.com>; James Stokes <jstokes@cityofpsl.com>
Cc: Christina Flores <CFlores@cityofpsl.com>; MaryAnn Verillo <DeliaM@cityofpsl.com>; Diana
Sanchez <DSanchez@cityofpsl.com>; Bryan Pankhurst <BPankhurst@cityofpsl.com>
Subject: FW: P21-025 Due Diligence: Felony Convictions, Lawsuits and Fraud
 
Good Morning,
 
The Council Office received the email below with the 9 attachments from Mr. Eric Romano regarding
P&Z item P21-025, River Place.
 
Sally, please enter this into the record.
 
Thank you,
 

Brandon Dolan  
Executive Assistant
Office of the Mayor & City Council

 

City of Port St. Lucie  

mailto:BPankhurst@cityofpsl.com
mailto:JHeinz@cityofpsl.com
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mailto:BPankhurst@CityofPSL.com
















Multi-Million-Dollar Verdict Hits Florida Developer for His Scheme to 
Defraud Subway Founder in Massive Land Project


By Arlin Crisco - Feb 13, 2017


West Palm Beach, FL—Jurors Friday cleared Subway founder Fred DeLuca of responsibility for the alleged 
breach of a massive land development agreement, and they handed down a to-be-trebled $2.9 million 
verdict against his partners, a Florida real estate developer and his business manager, for their role in a 
scheme to defraud DeLuca. 


The jury, in Florida’s 15th Circuit, needed about 8 hours to find real estate developer Anthony Pugliese and 
his business manager, Joseph Reamer, liable to the estate of DeLuca, his company, and a land 
development firm on counts ranging from fraud to civil theft. The claims stemmed from Pugliese and 
Reamer’s role in a conspiracy to fraudulently bill DeLuca through dummy corporations as part of the 
Destiny land development project on more than 25,000 acres in north central Florida.


The jury’s award will be trebled under Florida law, according to Holland & Knight’s Richard Hutchison, who 
represents the FD Destiny, DeLuca's company in the development, and DeLuca-affiliated parties. Hutchison
said the treble damages, along with interest and attorney fees, will push the final award past $10 million.


Friday’s verdict, which contained 47 questions, aims to resolve the web of breach and fraud claims 
stemming from the failed development. While jurors found DeLuca had breached his portion of the 
contract, they concluded Pugliese’s fraud and prior breach insulated DeLuca from liability. 


DeLuca, as the project’s primary financial backer, teamed with Pugliese on the project in 2005, intended to 
become an eco-friendly, mixed-use community near Ocala. However, the partnership, and the 
development, fell apart amid claims that DeLuca failed to make payments as agreed, while Pugliese 
mismanaged the property and fraudulently billed DeLuca more than a $1 million through a series of 
dummy corporations and phony invoices.


Pugliese and Reamer pleaded guilty to felony fraud charges in 2015. DeLuca died that same year, leaving 
his estate, through his FD Destiny Corporation, to carry on its claims against Pugliese, whose breach of 
contract claims were filed through his AVP Destiny firm.


Friday’s verdict wrapped a month-long trial in which the parties traded broadsides over who was 
responsible for the project’s failure. AVP Destiny’s attorneys argue DeLuca caused the development’s 
collapse by breaching the contract 34 times through his refusal to pay on the project.


During Thursday’s closing arguments, Edmond Lindsay & Hoffler’s Tricia CK Hoffler, representing AVP 
Destiny, told jurors DeLuca refusal to fund the project and his various demands that were not 
contemplated by the operating agreement, including the mid-project demand of a budget, were designed 
to squeeze Pugliese out of the development so DeLuca could reap all of its profits.


She reminded jurors DeLuca initially funded the project despite its lack of a budget, and she contended his
later insistence on a budget before he continued funding was merely a stalling tactic. “Fred DeLuca knew 
this: that if he stalled, if those workers weren’t paid, and if he created the massive confusion with. . . 
months of failing to fund, he would bring Anthony Pugliese to his knees financially,” Hoffler said. “And, 
that’s exactly what he did.”



https://blog.cvn.com/multi-million-dollar-verdict-hits-florida-developer-for-his-scheme-to-defraud-subway-founder-in-massive-land-project
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Hoffler told jurors Pugliese set up his fraudulent billing scheme only after realizing DeLuca was trying to 
push him from the development and was a risk to stop funding again at any time. Hoffler noted Pugliese 
and Reamer had served jail time and repaid $1.2 million as part of their no contest pleas for the fraud. 
“Anthony Pugliese and Joe Reamer made a mistake,” she said. “But, we’re asking you to hold Fred DeLuca 
accountable for all of his manipulations, financial manipulations, delays designed to destroy this project, 
which he did.”


AVP Destiny’s attorneys did not request a specific amount in damages during Thursday’s closings. 
However, Gary, Williams, Parenti, Watson & Gary’s Willie Gary argued evidence showed the development 
would have been worth more than a billion dollars, and his clients should be receive an award with that in 
mind. “They breached and they breached and they breached. And, Fred DeLuca knew he was breaching,” 
Gary said. “That’s the way he does business. He brings you to your knees.”


By contrast, FD Destiny attorneys argued DeLuca did not breach the contract but merely temporarily 
withheld payment when the project was running without a budget, and they claimed Pugliese bore 
responsibility for a percentage of the project's costs. During Thursday’s closing arguments, Holland & 
Knight’s Richard Hutchison reminded jurors a host of people involved in the development testified that 
Pugliese was responsible for 25% of the project’s costs after initial funding. “The only two people who 
testified that it wasn’t (a 75-25 split) were Joseph Reamer and Anthony Pugliese, [with] not one 
[supporting] document,” Hutchison said. “So you have to believe those two, or you have to find for FD 
Destiny on the breach of contract [claims].”   


Hutchison argued Pugliese knew he was ill-suited for such a complex development project and capped his 
mismanagement with fraud. Hutchison told jurors Pugliese had not managed a development bigger than 
20 acres before taking on the Destiny project, and he made numerous missteps during the project, 
including his failure to perform due diligence that ultimately led the partnership to buy protected wetlands
that could not be developed. “It had so many wetlands, it would send its [state-administered 
environmental development] credits somewhere and just stay preserved and be a conservation area 
forever. It was a sender of building credits not a receiver,” Hutchison said. “They bought the wrong 
property.”


Hutchison walked jurors through evidence of Pugliese’s phony billing scheme and alleged 
misappropriation of funds that Hutchison said topped $2.9 million. “This wasn’t a mistake. Somebody sat 
down, somebody drew this up, thought about [it], using imagination, used artistic creativity, came up with 
this whole idea of fake companies,” Hutchison said. “This was an organized scheme to defraud.


https://blog.cvn.com/multi-million-dollar-verdict-hits-florida-developer-for-his-scheme-to-defraud-subway-
founder-in-massive-land-project








Developer Pugliese must pay $23.1M in
failed eco-city project


By Jane Musgrave Posted Apr 10, 2019 at 6:35 PM Updated Apr 11, 2019 at 9:20 AM


The decision by the 4th District Court of Appeal brings an end to 
the decade-long legal battle between Anthony Pugliese and the 
late Subway chain founder.


WEST PALM BEACH — A failed plan to team up with Subway founder Fred DeLuca to build


an eco-city in Central Florida will cost Delray Beach developer Anthony Pugliese $23.1 


million, an appeals court ruled Wednesday.


The decision by the 4th District Court of Appeal brings an end to the decade-long legal 


battle between Pugliese and the sandwich tycoon, who died of leukemia in 2015 at age 67, 


said attorney Rick Hutchison, who represents DeLuca’s widow, Elisabeth.


“We believe that the opinion is definitive and the end of the litigation concerning the $23 


million final judgment,” Hutchison said in a statement.


Attorney Bruce Rogow, who represented Pugliese in the appeal, didn’t return a phone call 


for comment.


The appellate decision offers Pugliese little ability to ask the Florida Supreme Court to weigh


in because the judges didn’t explain their reasons for rejecting Pugliese’s request for a new 


trial.


“We affirm ... without further comment,” the judges wrote.



https://www.palmbeachpost.com/news/crime--law/delray-developer-loses-fraud-case-against-late-founder-subway/0jZrjovMYYCuUlBi0dfztI/
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During a five-week trial in 2017, Pugliese admitted he sent DeLuca $2.9 million in phony 


invoices. The 72-year-old politically connected developer even told the jury he was convicted


of charges of grand theft and conspiracy to commit organized scheme to defraud and served 


four months of a six-month jail sentence. He denied prosecutors’ claims that he used some 


of the money for personal items, including a moat chiller to protect fish swimming outside 


his Gulf Stream mansion.


He said he crafted the phony invoices, including designing logos for fake companies, to keep


his “dream” project afloat. The plan to build a city called Destiny on 41,000 acres near 


Yeehaw Junction was threatened when DeLuca reneged on his promise to bankroll the 


project, he said.


The jury found Pugliese breached the contract with DeLuca and awarded the Subway 


founder’s widow $2.9 million. Because jurors also found that Pugliese committed civil theft, 


the damages were tripled. With interest and attorneys fees, the judgment ballooned to $23.1


million.



https://www.palmbeachpost.com/news/crime--law/battle-titans-the-moat-chiller-paid-for-the-chandeliers/ltbuyR3LOEOBouzxJOTw3J/

https://www.palmbeachpost.com/news/crime--law/battle-titans-the-moat-chiller-paid-for-the-chandeliers/ltbuyR3LOEOBouzxJOTw3J/






Delray developer Pugliese takes plea deal on fraud, theft
charges


By MARC FREEMAN   SUN SENTINEL | AUG 27, 2015 AT 7:30 PM


Delray Beach-based developer Anthony Pugliese III is likely to spend at least six months behind 


bars under a plea deal that resolves longstanding fraud charges stemming from an aborted 


Florida building venture with a Subway restaurant chain co-founder.


Rather than stand trial beginning Sept. 11, Pugliese, 68, is to be sentenced Nov. 25, based on 


terms presented this week to Palm Beach County Circuit Judge Glenn Kelley.


In the complicated case, Pugliese and his business manager, Joseph Reamer, 57, were accused of 


using fake companies and phony billings to steal more than $1 million from Subway's Frederick 


DeLuca.


The criminal charges from 2012 concerned their partnership in an aborted, 41,000-acre, green 


community project south of Orlando. These allegations emerged about three years after Pugliese 


and DeLuca began suing each other for $5 billion in civil court, in cases still pending without a 


trial date.


An attorney for Pugliese told the Sun Sentinel on Thursday the developer decided to "accept a 


compromise" from prosecutors so his family would have peace of mind knowing he'll be able to 


serve the sentence and come home for cancer treatments.


"It is with his family in mind that he has decided not to spend any more time, stress or hardship 


defending against the criminal charges," Edgar Belaval Jr., litigation manager for Pugliese, said in


a statement.


Rick Hutchison, DeLuca's attorney from the firm Holland & Knight, told the Sun Sentinel that 


DeLuca is "is pleased that justice was served" and thanked former and current prosecutors in the 


case.


"After years of false denials of their theft from Fred DeLuca, and repeated false attacks on Mr. 


DeLuca and his attorneys … [Pugliese and Reamer] finally accepted responsibility for their 


crimes," Hutchison said. "Anthony Pugliese will serve significant jail time, followed by probation, 


and must pay over $1 million in restitution to Mr. DeLuca."



http://www.sun-sentinel.com/news/local/palmbeach/
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On Wednesday, Reamer pleaded no contest to a single felony charge of conspiracy to commit 


organized scheme to defraud over $50,000.


Such a plea accepts the penalty for a crime without admitting guilt, although Judge Kelley 


formally declared Reamer guilty and sentenced him to four years probation. He'll be allowed to 


request an end to the probation after two years.


James D. Miller, a Southwest Florida special prosecutor assigned to the case, agreed to drop 18 


charges against Reamer, and 17 charges against Pugliese, in exchange for the plea agreements. 


One of the dropped charges was a count of money laundering over $100,000.


Also appearing before Kelley Wednesday, Pugliese pleaded no contest to the same conspiracy 


charge as Reamer, as well as one count of grand theft over $20,000.


Pugliese's plea deal calls for an 18-month state prison sentence, which will be reduced to a six-


month jail sentence as long as Pugliese pays back DeLuca within the next 90 days. Pugliese, 


according to the terms negotiated by defense attorney Douglas Duncan, also will be sentenced to 


10 years of probation.


Had the cases gone to trial, both defendants faced up to 290 years in prison if convicted on all 


charges. Pugliese and DeLuca began as friends, agreeing in 2009 to build an environmentally 


friendly development called Destiny. Planned for 64-square miles of Osceola and Indian River 


counties, it quickly fell apart and the lawsuits followed.


In October 2012, the Palm Beach County State Attorney's Office announced charges against 


Pugliese and Reamer. They were accused of creating bogus companies and using phony vendor 


invoices to funnel money from DeLuca for a variety of personal luxury expenses, including an 


$11,000 "moat chilling machine" for Pugliese's oceanfront mansion in Gulf Stream. It was 


intended to cool the pond to keep the fish alive, according to an arrest report.


Among other fraudulent purchases, from 2008 to 2009, were a $150,000 sound system for the 


mansion, $41,000 for construction at a Pugliese-owned self-storage building, and landscaping 


and pest control activities at Pugliese's home, authorities said.


In sworn statements in the civil cases, Pugliese and Reamer admitted to creating the phantom 


companies and fake invoices — but only in an effort to protect the Destiny project in case DeLuca 


pulled his financial support. The defendants insisted the funds in question were spent only on 


legitimate development expenses.


Pugliese's legal team has called him a victim of a scheme by DeLuca to cut him out of the massive 


development and reap all of the financial rewards.



http://www.sun-sentinel.com/news/local/palmbeach/





Belaval, Pugliese's representative, said this week's plea deal "will not deter his civil case" against 


DeLuca.


Pugliese's civil attorneys have accused DeLuca's lawyers of using influence with former State 


Attorney Michael McAuliffe to spark the criminal investigation.


The charges against Pugliese and Reamer were filed by McAuliffe's successor, Peter Antonacci, 


who ran the office until Dave Aronberg took over in January 2013. Aronberg cited conflicts of 


interest and handed the case off; Pugliese was a donor to Aronberg's election campaign.


DeLuca's attorneys have won civil sanctions against Pugliese at least five times since the civil 


litigation started, exceeding $500,000, to cover legal fees and other costs, records show. DeLuca 


accused Pugliese of "bad faith litigation."
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80 100 80 80 60 400


57 68 52 60 33 270


71 77 69 69 40 326


65 58 66 69 45 303


69 68 60 70 45 312


52 52 41 65 43 253


2018 RFP EVALUATION FORM - SW 600-800 W. Atlantic Avenue


BH3, LLC


Jones New Urban Delray, LLC


Kayne Anderson Real Estate


Uptown Delray, LLC


Possible Scoring


Prime Investors and Developers, LLC





















		Anthea G. Evaluation Form

		Joan G. Evaluation Form

		Renee J. Evaluation Form

		RFP Scoring Sheet - Combined with Ranking

		2018 SW 600-600 W Atl. Ave.



		Tim S. Evaluation Form










101 PUGLIESE'S WAY
 2ND FLOOR
DELRAY BEACH,  FL  33444


Current Principal  Place of Business:


Current Mailing Address:


101 PUGLIESE'S WAY
 2ND FLOOR
DELRAY BEACH,  FL  33444  US


Entity Name: LAND AMERICA REALTY, INC.


DOCUMENT# P04000151431


FEI Number: NOT APPLICABLE Certificate of Status Desired:


Name and Address of Current Registered Agent:


121947, LLC
101 PINEAPPLE GROVE WAY
 2ND FLOOR
DELRAY BEACH, FL  33444  US


The above named entity submits this statement for the purpose of changing its registered office or registered agent, or both, in the State of Florida.


SIGNATURE:


Electronic Signature of Registered Agent Date


Officer/Director Detail :


I hereby certify that the information indicated on this report or supplemental report is true and accurate and that my electronic signature shall have the same legal effect as if made under 
oath; that I am an officer or director of the corporation or the receiver or trustee empowered to execute this report as required by Chapter 607, Florida Statutes; and that my name appears 
above, or on an attachment with all other like empowered.


SIGNATURE:


Electronic Signature of Signing Officer/Director Detail Date


J REAMER AS AUTHORIZED REPRESENTATIVE OF 121947, LLC


FILED
Jun 15, 2020


Secretary of State
2951151798CC


ANTHONY V PUGLIESE III PD 06/15/2020


 2020  FLORIDA PROFIT CORPORATION ANNUAL REPORT


No


06/15/2020


Title P/D


Name PUGLIESE, ANTHONY V III


Address 101 PUGLIESE'S WAY
 2ND FLOOR   


City-State-Zip: DELRAY BEACH  FL  33444


Title VP/D


Name PUGLIESE, LAURA K 


Address 101 PUGLIESE'S WAY
 2ND FLOOR   


City-State-Zip: DELRAY BEACH  FL  33444









































































































NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY







NOT A
 C


ERTIF
IE


D C
OPY















“A City for All Ages”

121 S.W. Port St. Lucie Blvd  
Port St. Lucie, Florida 34984-5099  
772.871.5159 Office
bdolan@cityofpsl.com
www.cityofpsl.com

 

 
 
 
 

From: emr <emr7676@gmail.com> 
Sent: Monday, November 29, 2021 11:09 PM
To: David Pickett <David.Pickett@cityofpsl.com>; Brandon Dolan <BDolan@cityofpsl.com>
Subject: P21-025 Due Diligence: Felony Convictions, Lawsuits and Fraud
 
Dear Councilman Pickett-
 
I am writing to submit a number of documents to provide background on the applicant for
Comprehensive Plan Amendment P21-025. My neighbors in River Place strongly oppose P21-025
and our public records research uncovered troubling criminal, legal and professional shortcomings
that should automatically disqualify the applicant from your consideration.
 
Land America, LLC is listed as an applicant. They are buying this parcel of land and will make a profit
by rezoning it to residential. Land America has presented their residential plan multiple times at
River Place POA meetings, to vocal opposition. The company is based 70 miles away in Delray Beach
and 2020 SunBiz records list the principal officers as Anthony Pugliese and Joseph Reamer.

According to the Anthony Pugliese Wikipedia article, in 2012 charges were filed against Pugliese for
creating fake companies and using phony billings to steal from Frederick DeLuca. Pugliese was
eventually found guilty and sentenced to 6 months in jail along with 10 years of probation. His
business manager Joseph Reamer pleaded no contest and was sentenced to a four-year probation
term. In January 2018, a Palm Beach Circuit Judge ordered Pugliese to pay $23 million to the estate
of former business partner Frederick DeLuca. (see attached articles)

In 2018, the City of Delray Beach invited bids to develop land at 600 Atlantic Ave in a large
development project. Six companies submitted proposals, including Land America, which is based in
that city. The selection committee ranked the proposals, and Land America was ranked dead last by
every single committee member, and not even included in the final tally. Delray City Commissioner
Ryan Balston said: “Land America, not only scored poorly – but they should have been discarded for
not following the Request For Proposal requirements.” (source: betterdelray.org) If Land America
isn't good enough for their own hometown, they aren't good enough for Port St. Lucie.

file:////c/bdolan@cityofpsl.com
http://www.cityofpsl.com/
mailto:emr7676@gmail.com
mailto:David.Pickett@cityofpsl.com
mailto:BDolan@cityofpsl.com
http://betterdelray.org/


Land America sent out a survey, to which only a small fraction of River Place residents responded,
with a cover letter designed to manufacture support for their residential plan. The letter paints a
worst-case picture of commercial development using scare tactics which obviously violate our PUD:
“commercial use will be a roadway for deliveries, with dumpsters and back entrances, and security
lighting 24 hours a day.” (May 3, 2021 letter from Pugliese) Most residents of our community
refused to respond, knowing that our written answers would be used against us in the
Comprehensive Plan Amendment Application. The applicant has consistently misrepresented the
PUD restrictions on commercial development and publicly threatened to violate our PUD without
our consent and/or divorce this land from our POA.
 
Our POA board has been made aware of all of this, and voted against this proposal multiple times.
That is, UNTIL Land America offered $125,000 and a golf cart for the board to approve their plan.
From that point on, the loud protestations of the residents fell on deaf ears. Land America is paying
for the lawyer who represents our POA! River Place has not held a vote of the membership on this
issue, because we would vote against it. We have no representation and the City Council is the last
firewall. Your voters oppose P21-025. We collected approximately 200 signatures to stop P21-025.
We urge you to Vote NO. The residents of your community need your help to keep this developer
and this project out of Port St. Lucie. Please review the attached documents which represent a
sample of the lawsuits and newspaper articles. The public comment file for P21-025 is absolutely
filled to the brim with opposition emails from my neighbors.
 
Kind regards,
Eric Romano
River Place

























































Multi-Million-Dollar Verdict Hits Florida Developer for His Scheme to 
Defraud Subway Founder in Massive Land Project

By Arlin Crisco - Feb 13, 2017

West Palm Beach, FL—Jurors Friday cleared Subway founder Fred DeLuca of responsibility for the alleged 
breach of a massive land development agreement, and they handed down a to-be-trebled $2.9 million 
verdict against his partners, a Florida real estate developer and his business manager, for their role in a 
scheme to defraud DeLuca. 

The jury, in Florida’s 15th Circuit, needed about 8 hours to find real estate developer Anthony Pugliese and 
his business manager, Joseph Reamer, liable to the estate of DeLuca, his company, and a land 
development firm on counts ranging from fraud to civil theft. The claims stemmed from Pugliese and 
Reamer’s role in a conspiracy to fraudulently bill DeLuca through dummy corporations as part of the 
Destiny land development project on more than 25,000 acres in north central Florida.

The jury’s award will be trebled under Florida law, according to Holland & Knight’s Richard Hutchison, who 
represents the FD Destiny, DeLuca's company in the development, and DeLuca-affiliated parties. Hutchison
said the treble damages, along with interest and attorney fees, will push the final award past $10 million.

Friday’s verdict, which contained 47 questions, aims to resolve the web of breach and fraud claims 
stemming from the failed development. While jurors found DeLuca had breached his portion of the 
contract, they concluded Pugliese’s fraud and prior breach insulated DeLuca from liability. 

DeLuca, as the project’s primary financial backer, teamed with Pugliese on the project in 2005, intended to 
become an eco-friendly, mixed-use community near Ocala. However, the partnership, and the 
development, fell apart amid claims that DeLuca failed to make payments as agreed, while Pugliese 
mismanaged the property and fraudulently billed DeLuca more than a $1 million through a series of 
dummy corporations and phony invoices.

Pugliese and Reamer pleaded guilty to felony fraud charges in 2015. DeLuca died that same year, leaving 
his estate, through his FD Destiny Corporation, to carry on its claims against Pugliese, whose breach of 
contract claims were filed through his AVP Destiny firm.

Friday’s verdict wrapped a month-long trial in which the parties traded broadsides over who was 
responsible for the project’s failure. AVP Destiny’s attorneys argue DeLuca caused the development’s 
collapse by breaching the contract 34 times through his refusal to pay on the project.

During Thursday’s closing arguments, Edmond Lindsay & Hoffler’s Tricia CK Hoffler, representing AVP 
Destiny, told jurors DeLuca refusal to fund the project and his various demands that were not 
contemplated by the operating agreement, including the mid-project demand of a budget, were designed 
to squeeze Pugliese out of the development so DeLuca could reap all of its profits.

She reminded jurors DeLuca initially funded the project despite its lack of a budget, and she contended his
later insistence on a budget before he continued funding was merely a stalling tactic. “Fred DeLuca knew 
this: that if he stalled, if those workers weren’t paid, and if he created the massive confusion with. . . 
months of failing to fund, he would bring Anthony Pugliese to his knees financially,” Hoffler said. “And, 
that’s exactly what he did.”

https://blog.cvn.com/multi-million-dollar-verdict-hits-florida-developer-for-his-scheme-to-defraud-subway-founder-in-massive-land-project
https://blog.cvn.com/multi-million-dollar-verdict-hits-florida-developer-for-his-scheme-to-defraud-subway-founder-in-massive-land-project


Hoffler told jurors Pugliese set up his fraudulent billing scheme only after realizing DeLuca was trying to 
push him from the development and was a risk to stop funding again at any time. Hoffler noted Pugliese 
and Reamer had served jail time and repaid $1.2 million as part of their no contest pleas for the fraud. 
“Anthony Pugliese and Joe Reamer made a mistake,” she said. “But, we’re asking you to hold Fred DeLuca 
accountable for all of his manipulations, financial manipulations, delays designed to destroy this project, 
which he did.”

AVP Destiny’s attorneys did not request a specific amount in damages during Thursday’s closings. 
However, Gary, Williams, Parenti, Watson & Gary’s Willie Gary argued evidence showed the development 
would have been worth more than a billion dollars, and his clients should be receive an award with that in 
mind. “They breached and they breached and they breached. And, Fred DeLuca knew he was breaching,” 
Gary said. “That’s the way he does business. He brings you to your knees.”

By contrast, FD Destiny attorneys argued DeLuca did not breach the contract but merely temporarily 
withheld payment when the project was running without a budget, and they claimed Pugliese bore 
responsibility for a percentage of the project's costs. During Thursday’s closing arguments, Holland & 
Knight’s Richard Hutchison reminded jurors a host of people involved in the development testified that 
Pugliese was responsible for 25% of the project’s costs after initial funding. “The only two people who 
testified that it wasn’t (a 75-25 split) were Joseph Reamer and Anthony Pugliese, [with] not one 
[supporting] document,” Hutchison said. “So you have to believe those two, or you have to find for FD 
Destiny on the breach of contract [claims].”   

Hutchison argued Pugliese knew he was ill-suited for such a complex development project and capped his 
mismanagement with fraud. Hutchison told jurors Pugliese had not managed a development bigger than 
20 acres before taking on the Destiny project, and he made numerous missteps during the project, 
including his failure to perform due diligence that ultimately led the partnership to buy protected wetlands
that could not be developed. “It had so many wetlands, it would send its [state-administered 
environmental development] credits somewhere and just stay preserved and be a conservation area 
forever. It was a sender of building credits not a receiver,” Hutchison said. “They bought the wrong 
property.”

Hutchison walked jurors through evidence of Pugliese’s phony billing scheme and alleged 
misappropriation of funds that Hutchison said topped $2.9 million. “This wasn’t a mistake. Somebody sat 
down, somebody drew this up, thought about [it], using imagination, used artistic creativity, came up with 
this whole idea of fake companies,” Hutchison said. “This was an organized scheme to defraud.

https://blog.cvn.com/multi-million-dollar-verdict-hits-florida-developer-for-his-scheme-to-defraud-subway-
founder-in-massive-land-project



Delray developer Pugliese takes plea deal on fraud, theft
charges

By MARC FREEMAN   SUN SENTINEL | AUG 27, 2015 AT 7:30 PM

Delray Beach-based developer Anthony Pugliese III is likely to spend at least six months behind 

bars under a plea deal that resolves longstanding fraud charges stemming from an aborted 

Florida building venture with a Subway restaurant chain co-founder.

Rather than stand trial beginning Sept. 11, Pugliese, 68, is to be sentenced Nov. 25, based on 

terms presented this week to Palm Beach County Circuit Judge Glenn Kelley.

In the complicated case, Pugliese and his business manager, Joseph Reamer, 57, were accused of 

using fake companies and phony billings to steal more than $1 million from Subway's Frederick 

DeLuca.

The criminal charges from 2012 concerned their partnership in an aborted, 41,000-acre, green 

community project south of Orlando. These allegations emerged about three years after Pugliese 

and DeLuca began suing each other for $5 billion in civil court, in cases still pending without a 

trial date.

An attorney for Pugliese told the Sun Sentinel on Thursday the developer decided to "accept a 

compromise" from prosecutors so his family would have peace of mind knowing he'll be able to 

serve the sentence and come home for cancer treatments.

"It is with his family in mind that he has decided not to spend any more time, stress or hardship 

defending against the criminal charges," Edgar Belaval Jr., litigation manager for Pugliese, said in

a statement.

Rick Hutchison, DeLuca's attorney from the firm Holland & Knight, told the Sun Sentinel that 

DeLuca is "is pleased that justice was served" and thanked former and current prosecutors in the 

case.

"After years of false denials of their theft from Fred DeLuca, and repeated false attacks on Mr. 

DeLuca and his attorneys … [Pugliese and Reamer] finally accepted responsibility for their 

crimes," Hutchison said. "Anthony Pugliese will serve significant jail time, followed by probation, 

and must pay over $1 million in restitution to Mr. DeLuca."

http://www.sun-sentinel.com/news/local/palmbeach/
https://www.sun-sentinel.com/sfl-marc-freeman-bio-staff.html#nt=byline


On Wednesday, Reamer pleaded no contest to a single felony charge of conspiracy to commit 

organized scheme to defraud over $50,000.

Such a plea accepts the penalty for a crime without admitting guilt, although Judge Kelley 

formally declared Reamer guilty and sentenced him to four years probation. He'll be allowed to 

request an end to the probation after two years.

James D. Miller, a Southwest Florida special prosecutor assigned to the case, agreed to drop 18 

charges against Reamer, and 17 charges against Pugliese, in exchange for the plea agreements. 

One of the dropped charges was a count of money laundering over $100,000.

Also appearing before Kelley Wednesday, Pugliese pleaded no contest to the same conspiracy 

charge as Reamer, as well as one count of grand theft over $20,000.

Pugliese's plea deal calls for an 18-month state prison sentence, which will be reduced to a six-

month jail sentence as long as Pugliese pays back DeLuca within the next 90 days. Pugliese, 

according to the terms negotiated by defense attorney Douglas Duncan, also will be sentenced to 

10 years of probation.

Had the cases gone to trial, both defendants faced up to 290 years in prison if convicted on all 

charges. Pugliese and DeLuca began as friends, agreeing in 2009 to build an environmentally 

friendly development called Destiny. Planned for 64-square miles of Osceola and Indian River 

counties, it quickly fell apart and the lawsuits followed.

In October 2012, the Palm Beach County State Attorney's Office announced charges against 

Pugliese and Reamer. They were accused of creating bogus companies and using phony vendor 

invoices to funnel money from DeLuca for a variety of personal luxury expenses, including an 

$11,000 "moat chilling machine" for Pugliese's oceanfront mansion in Gulf Stream. It was 

intended to cool the pond to keep the fish alive, according to an arrest report.

Among other fraudulent purchases, from 2008 to 2009, were a $150,000 sound system for the 

mansion, $41,000 for construction at a Pugliese-owned self-storage building, and landscaping 

and pest control activities at Pugliese's home, authorities said.

In sworn statements in the civil cases, Pugliese and Reamer admitted to creating the phantom 

companies and fake invoices — but only in an effort to protect the Destiny project in case DeLuca 

pulled his financial support. The defendants insisted the funds in question were spent only on 

legitimate development expenses.

Pugliese's legal team has called him a victim of a scheme by DeLuca to cut him out of the massive 

development and reap all of the financial rewards.

http://www.sun-sentinel.com/news/local/palmbeach/


Belaval, Pugliese's representative, said this week's plea deal "will not deter his civil case" against 

DeLuca.

Pugliese's civil attorneys have accused DeLuca's lawyers of using influence with former State 

Attorney Michael McAuliffe to spark the criminal investigation.

The charges against Pugliese and Reamer were filed by McAuliffe's successor, Peter Antonacci, 

who ran the office until Dave Aronberg took over in January 2013. Aronberg cited conflicts of 

interest and handed the case off; Pugliese was a donor to Aronberg's election campaign.

DeLuca's attorneys have won civil sanctions against Pugliese at least five times since the civil 

litigation started, exceeding $500,000, to cover legal fees and other costs, records show. DeLuca 

accused Pugliese of "bad faith litigation."



Developer Pugliese must pay $23.1M in
failed eco-city project

By Jane Musgrave Posted Apr 10, 2019 at 6:35 PM Updated Apr 11, 2019 at 9:20 AM

The decision by the 4th District Court of Appeal brings an end to 
the decade-long legal battle between Anthony Pugliese and the 
late Subway chain founder.

WEST PALM BEACH — A failed plan to team up with Subway founder Fred DeLuca to build

an eco-city in Central Florida will cost Delray Beach developer Anthony Pugliese $23.1 

million, an appeals court ruled Wednesday.

The decision by the 4th District Court of Appeal brings an end to the decade-long legal 

battle between Pugliese and the sandwich tycoon, who died of leukemia in 2015 at age 67, 

said attorney Rick Hutchison, who represents DeLuca’s widow, Elisabeth.

“We believe that the opinion is definitive and the end of the litigation concerning the $23 

million final judgment,” Hutchison said in a statement.

Attorney Bruce Rogow, who represented Pugliese in the appeal, didn’t return a phone call 

for comment.

The appellate decision offers Pugliese little ability to ask the Florida Supreme Court to weigh

in because the judges didn’t explain their reasons for rejecting Pugliese’s request for a new 

trial.

“We affirm ... without further comment,” the judges wrote.

https://www.palmbeachpost.com/news/crime--law/delray-developer-loses-fraud-case-against-late-founder-subway/0jZrjovMYYCuUlBi0dfztI/
https://www.palmbeachpost.com/news/crime--law/delray-developer-loses-fraud-case-against-late-founder-subway/0jZrjovMYYCuUlBi0dfztI/
https://www.palmbeachpost.com/news/crime--law/late-subway-founder-triumphs-suit-against-delray-developer/tMDOCxmrrn1CXPR5Q1p9RO/
mailto:jmusgrave@pbpost.com


During a five-week trial in 2017, Pugliese admitted he sent DeLuca $2.9 million in phony 

invoices. The 72-year-old politically connected developer even told the jury he was convicted

of charges of grand theft and conspiracy to commit organized scheme to defraud and served 

four months of a six-month jail sentence. He denied prosecutors’ claims that he used some 

of the money for personal items, including a moat chiller to protect fish swimming outside 

his Gulf Stream mansion.

He said he crafted the phony invoices, including designing logos for fake companies, to keep

his “dream” project afloat. The plan to build a city called Destiny on 41,000 acres near 

Yeehaw Junction was threatened when DeLuca reneged on his promise to bankroll the 

project, he said.

The jury found Pugliese breached the contract with DeLuca and awarded the Subway 

founder’s widow $2.9 million. Because jurors also found that Pugliese committed civil theft, 

the damages were tripled. With interest and attorneys fees, the judgment ballooned to $23.1

million.

https://www.palmbeachpost.com/news/crime--law/battle-titans-the-moat-chiller-paid-for-the-chandeliers/ltbuyR3LOEOBouzxJOTw3J/
https://www.palmbeachpost.com/news/crime--law/battle-titans-the-moat-chiller-paid-for-the-chandeliers/ltbuyR3LOEOBouzxJOTw3J/


Development 
Team 

Experience
Project Concept

Community 
Inclusion

Financial 
Structure

Fiscal Impact Total 

80 100 80 80 60 400

57 68 52 60 33 270

71 77 69 69 40 326

65 58 66 69 45 303

69 68 60 70 45 312

52 52 41 65 43 253
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101 PUGLIESE'S WAY
 2ND FLOOR
DELRAY BEACH,  FL  33444

Current Principal  Place of Business:

Current Mailing Address:

101 PUGLIESE'S WAY
 2ND FLOOR
DELRAY BEACH,  FL  33444  US

Entity Name: LAND AMERICA REALTY, INC.

DOCUMENT# P04000151431

FEI Number: NOT APPLICABLE Certificate of Status Desired:

Name and Address of Current Registered Agent:

121947, LLC
101 PINEAPPLE GROVE WAY
 2ND FLOOR
DELRAY BEACH, FL  33444  US

The above named entity submits this statement for the purpose of changing its registered office or registered agent, or both, in the State of Florida.

SIGNATURE:

Electronic Signature of Registered Agent Date

Officer/Director Detail :

I hereby certify that the information indicated on this report or supplemental report is true and accurate and that my electronic signature shall have the same legal effect as if made under 
oath; that I am an officer or director of the corporation or the receiver or trustee empowered to execute this report as required by Chapter 607, Florida Statutes; and that my name appears 
above, or on an attachment with all other like empowered.

SIGNATURE:

Electronic Signature of Signing Officer/Director Detail Date

J REAMER AS AUTHORIZED REPRESENTATIVE OF 121947, LLC

FILED
Jun 15, 2020

Secretary of State
2951151798CC

ANTHONY V PUGLIESE III PD 06/15/2020

 2020  FLORIDA PROFIT CORPORATION ANNUAL REPORT

No

06/15/2020

Title P/D

Name PUGLIESE, ANTHONY V III

Address 101 PUGLIESE'S WAY
 2ND FLOOR   

City-State-Zip: DELRAY BEACH  FL  33444

Title VP/D

Name PUGLIESE, LAURA K 

Address 101 PUGLIESE'S WAY
 2ND FLOOR   

City-State-Zip: DELRAY BEACH  FL  33444
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