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C. THE HISTORICAL OWNERSHIP OF THE PROJECT 
LAND BY FBT EVERETT REALTY, LLC 

The following section provides a relevant historical summary of the sale of the proposed 

project property in Everett, Massachusetts that is the subject of an existing option to purchase 

currently held by the Category 1 gaming license applicant herein, Wynn MA, LLC. The term 

“sellers” as used herein designates the parties who are involved as those persons who have held 

or reportedly have held ownership interests in the subject property since approximately June 

2009. Prior to that date the property was owned by different owners the most substantial of 

which was a major chemical company Monsanto, and later by a bonding entity Mystic Landing, 

LLC. Immediately preceding the current seller’s (FBT Everett Realty, LLC) acquisition of the 

property another entity OMLC, LLC and its principal, William Thibeault, had procured a 

purchase and sale agreement for the same property but lost same due to a title disagreement at 

the time of closing. Litigation ensued, and while it was ongoing, the current sellers intervened in 

the litigation and as a result, successfully procured the option to acquire the property that later 

ripened into their full acquisition later in 2009. Legal appeals that followed were defeated in 

April 2012. This prior ownership and litigation is essentially irrelevant to the IEB inquiry herein, 

but is nonetheless noted as the sellers herein were required to provide continued funding for legal 

costs for then ongoing litigation during the 2009-2012 period until the litigation was decided in 

their favor.19 

 For introductory purposes, and as statutorily required, the sellers involved in the initial 

2009 acquisition of the project property option were examined in this suitability evaluation. 

However, as detailed further herein, due to the development of certain information shared with 

the IEB by the Federal Bureau of Investigation, the IEB conducted a more penetrating and 

broader inquiry into the property seller’s history. Subsequent to the property’s identification as a 

potential casino site, specific scrutiny was placed upon the seller’s internal intra-interest transfers 

and other questionable seller specific conduct commencing with the passage of the 

Massachusetts Gaming Act in November 2011 to date. The IEB investigation of this transaction 

                                                 
19 A copy of the April 9, 2012 Appeals Court of Massachusetts decision regarding this earlier property litigation is 

attached hereto as Exhibit 7. 
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has been extensive. Thousands of pages of documentary materials have been subpoenaed, 

acquired or otherwise evaluated and reviewed, dozens of persons have been interviewed in both 

Massachusetts and Nevada, hours of tape recordings and hundreds of pages of sworn testimony 

have been conducted during the course of this inquiry. As a result of this effort, what appeared at 

first to be a relatively direct transaction soon was revealed to be a complex web of questionable 

conduct by the sellers that required even deeper scrutiny as each layer of the transaction was 

penetrated. The results are set forth below. 

Prior to the detailed examination, it is important to note at the outset, as will be further 

explained below, that no evidence has been developed that shows that the applicant had any 

knowledge about or involvement in the various manipulations of the landowners. 

As more specifically discussed below, the IEB investigation focused upon concerns about 

the five individual persons who comprised the interest holders in the seller entity, that is, FBT 

Everett Realty, LLC (“FBT”) and more specifically, the role and involvement of two such 

persons with documented criminal histories. While this factor, in and of itself, does not 

necessarily disqualify a property from being acquired, purchased or otherwise being eligible for 

gaming use, the conduct of the sellers in this transaction during the IEB suitability investigation 

gave rise to serious concerns as to transactional transparency, good faith disclosure and 

document misrepresentation and falsification. For example, evidence was developed that 

important and material information was withheld by the sellers from both the applicant and the 

IEB investigators; false and deceptive information and documents may have been provided; and 

evidence existed that at least one of the sellers with a criminal history took affirmative steps to 

conceal his role and interest in the transaction so as to avoid jeopardizing the sale of the property 

to applicant Wynn MA, LLC at a substantially increased price due to its potential casino use.  

In order to fully understand the complexity of the transaction, the most useful starting 

point is the actual property acquisition transaction by the current owners in 2009. The IEB 

investigation revealed the following information relating to its relevant history. 

 

INITIAL 2009 PROPERTY ACQUISITION  
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On or about June 12, 2009, Boston Development Ventures, LLC (“BDV”) acquired the 

initial option to purchase approximately 37 total acres of property located primarily within the 

City of Everett, Commonwealth of Massachusetts, and a separate smaller parcel within the City 

of Boston, also within said Commonwealth. (Both parcels will be collectively referred to as the 

“Everett Property” for this report.) This property is essentially “brownfields” in that it is 

significantly contaminated by former chemical/industrial plant use and presents substantial 

environmental clean-up responsibilities for both the prior, present and, until remediated, future 

owners. The initial cost for the property was identified as approximately $10,000,000; however, 

the actual cost was later negotiated down to approximately $8,000,000. According to MGC 

subpoenaed Settlement Statement, this purchase price required a non-refundable $1,000,000 

deposit with a final cost payable at closing of $7,264,172. The specific legal description of the 

property is contained in Exhibit 1 attached to this report and is drawn from the specific 

description the parties utilized in the parties’ fully executed December 19, 2012 Option 

Agreement which is also discussed later in this summary. The seller of the property was the bond 

holding company, Mystic Landing LLC.  

 The principals of BDV were Paul Lohnes (“Lohnes”) and Gary DeCicco (“DeCicco”) 

who each owned 50% of BDV. In order to consummate the option acquisition, Lohnes 

personally expended the $1,000,000 non-refundable deposit to secure the option to purchase; 

notably, as a harbinger of issues later identified by the IEB, DeCicco did not contribute any 

deposit or acquisition capital at this time. It should be noted that the IEB investigation revealed 

that Lohnes was a relatively wealthy individual and historically was documented as a credible 

investor in various Massachusetts businesses and commercial ventures.  

Also in regard to Lohnes, it should be noted he has an association with the Chairman of 

the Commission, Stephen Crosby (“Crosby”). Crosby has known Lohnes for many years, going 

back to their days together in the National Guard in the 1970s. From that time until the early 

1980s, Crosby had limited contact with Lohnes. 

Then, sometime around 1983, when Crosby, along with another business partner, owned 

and operated a publishing company, he solicited Lohnes, among other friends, to invest in that 

company. Lohnes made an investment. Unfortunately, the publishing enterprise experienced only 
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limited success and it was ultimately sold in 1990. While records have been lost, it appears that 

Lohnes did not recoup his investment, neither was he entitled to any recoupment according to the 

terms of his loan. Since 1990, Crosby and Lohnes again had limited contact with one another, 

probably meeting purely socially no more than ten times over the past 23 years. Since becoming 

Chairman, Crosby and Lohnes were together once, in May 2012 prior to the filing of any license 

applications, at one dinner party at the home of a mutual friend. 

In November or December 2012, and again before any applicants had yet filed for any 

licenses or locations, Crosby received a phone call from a person who is friendly with both 

Crosby and Lohnes. He advised Crosby that Lohnes had an interest in property proposed as the 

site for the Everett casino. Crosby’s reaction at this time was that, since he had not seen Lohnes 

in months and had no plans to be in contact with him, he did not feel it necessary at that time to 

file any Disclosures with the State Ethics Commission. Crosby did also indicate that plans for a 

social event with Lohnes and other mutual couples were tentatively planned for the late spring in 

2013, but this event was never consummated.  

However, during an Executive briefing of Commissioners on August 9, 2013, Crosby 

learned, for the first time, that there might be some investigative issues concerning the site in 

which Lohnes had an interest. Crosby advised those present of his relationship to Lohnes, 

immediately left the briefing, and recused himself from that matter. On August 21, 2013, 

Massachusetts State Police    interviewed Crosby regarding his recusal. Crosby 

advised   of the information set forth above. Then, on August 22, 2013, Crosby filed a 

Disclosure of Appearance of Conflict of Interest Form with his appointing authority as relating to 

Lohnes. 

As the IEB investigation progressed, and the issues became clearer, Crosby decided that 

it would be more appropriate if he sought a determination from the State Ethics Commission 

about the scope of his permissible Commission activity in light of his Lohnes association. He 

filed that request on October 22, 2013. The State Ethics Commission responded on October 24, 

2013, and advised Crosby that he need only update his August disclosure statement and that once 

the update was filed, he could perform his duties as Chairman in the matters in which Lohnes 

was involved. Crosby filed that update on October 25, 2013. 
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DeCicco did not have the personal wealth of Lohnes and indeed relied upon Lohnes’ 

wealth to enable the two to jointly participate in earlier business deals. Also in contrast to 

Lohnes, in prior years DeCicco was charged in criminal schemes including a 1995 arson of a 

warehouse. Although acquitted of that charge, DeCicco was convicted of related insurance fraud 

and forgery crimes relating to that incident. Remarkably foreshadowing revelations to come, this 

crime and conviction were the subject of a later media article that raised the specific issue of 

whether DeCicco’s criminal history would be problematic for Wynn MA’s future acquisition or 

use of the property. 

BDV’s acquisition involvement, as an entity, in the property was short lived. Just four 

months later, on or about October 9, 2009, Lohnes and DeCicco, with the help of business 

associate and advisor Dustin DeNunzio, formed a new entity, FBT Everett Realty, LLC, for the 

purpose of acquiring and developing the Everett property. Testimony was developed in this 

investigation by the IEB that confirmed that the original intent of the parties in the 2009 

acquisition of the subject property was not for a casino related purpose (obviously this was well 

before the Gaming Act’s passage), but was evaluated for alternative uses including a potential 

waste transfer station, a large warehouse retail store, or homeowners multi department “large 

box” facility. These uses, however were not consummated at the time of the Gaming Act’s 

passage. 

 Nonetheless, in 2009, the property was still being sought by the investors and they 

proceeded to execute their deposit rights and proceed to closing. To commence this process, the 

aforementioned BDV option purchase was, on October 13, 2009, first assigned by Lohnes and 

DeCicco to the newly created FBT Everett Realty, LLC entity just four days after FBT’s creation 

(i.e. on October 9, 2009). The closing also proceeded on the latter October 13 date. Dustin 

DeNunzio (“DeNunzio”) accompanied by Paul Feldman (“Feldman”), the attorney hired by the 

member owners to prepare all legal paperwork, coordinated the closing for the FBT buyers. 

Feldman’s role in this and the later transaction involving the applicant was also examined during 

the IEB investigation and discussed later in this report. At the closing Paul Lohnes was present, 

however, Gary DeCicco was neither present, nor to the other LLC members’ aggravation, even 
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reachable during the closing process. However, while Lohnes was prepared to provide his capital 

contribution for the closing on the property, DeCicco’s financial situation was more problematic.  

First, in order to meet his funding needs for the acquisition, DeCicco had, in the days 

before the closing, added a new partner. This individual, Anthony Gattineri (“Gattineri”) was 

invited into the deal to initially provide approximately 15% of DeCicco’s originally pledged 50% 

(then leaving DeCicco with 35% and Lohnes still with his 50%). However, DeCicco still did not 

have funding to provide his share for the closing and then approached the new “partner,” 

Gattineri, to also personally provide to him (DeCicco) another $1,500,000 loan/promissory note. 

This second amount was a personal loan from Gattineri to DeCicco which was secured against 

another 15% of DeCicco’s FBT ownership interest (now leaving DeCicco with approximately 

20% at this time; Lohnes with 50% and Gattineri with 15%+15% via the “new” personal 

promissory note). This new note (dated the same day as the closing, October 13, 2009) also 

provided a pay-off/maturity date of February 1, 2011, by which it had to be repaid with 10% 

interest and an origination fee. Thus, in actuality, DeCicco, had not put up any of his own capital 

into the FBT deal purchase or closing relying instead on the Lohnes and Gattineri contributions.  

Using generalized round numbers for ease of understanding this progressively confusing 

transaction, despite the deposit and closing contributions of Lohnes and the machinations of 

DeCicco to obtain his (DeCicco) closing and promissory note funding via Gattineri, the FBT 

purchase deal was nonetheless still short approximately $1,200,000 at closing. Despite 

Gattineri’s financial contributions, DeCicco’s remaining shortage coupled with the further 

complication of his non-appearance at closing, both Lohnes and Gattineri were still faced with 

the prospect of losing the deal due to funding insufficiency. In order to avoid losing his 

nonrefundable $1,000,000 option deposit and to save the deal for both he and Gattineri, Lohnes 

agreed to make up DeCicco’s shortfall at closing and save the deal. DeCicco remained 

responsible for this shortfall and in order to repay this “shortfall” amount afterwards DeCicco 

had still another “move.” Unknown to both Lohnes and Gattineri, DeCicco had already arranged 

for yet another subject to enter into the transaction by offering substantially the remainder of his 

FBT ownership percentage to this other new “investor” that is, one, Charles Lightbody, a figure 

who will come to play an important role in this matter.  
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At a point subsequent to the closing date, Lightbody provided certain funding to the FBT 

Everett Realty account which the IEB investigation could only confirm as paid, but not as to 

ultimate utilization or specific use. Some indicia existed, but were not conclusive, to suggest that 

portions of Lightbody’s funding may have been used for repayment to Lohnes in satisfaction of 

the DeCicco shortfall at closing. For example, IEB’s examination of FBT bank records indicated 

that Lightbody had deposited two checks into the FBT account totaling approximately $700,000 

two days after the closing. Further record examination revealed approximately five weeks later 

Lohnes received a $600,000 check from the FBT Everett account. While the complete allocation 

of the Lightbody funding remains unclear, what was represented by the property owners was that 

DeCicco transferred some percentage of his interests in FBT Everett Realty to Charles 

Lightbody. This percentage was also the subject of conflicting testimony in this investigation, 

but subpoenaed documents and the testimonial evidence from Lohnes and DeNunzio and taped 

interviews of Lightbody and Gattineri, albeit far from fully credible or consistent, appear to favor 

Lightbody’s acquired ownership percentage to be approximately 12.5% or whatever then 

composed DeCicco’s dwindling residual FBT ownership interest. Indeed, Lightbody, after 

acquiring DeCicco’s interest, continued to make certain contributions, or “cash calls,” which the 

conflicting testimonial and documentary evidence would suggest a total maximum of 

approximately $1,200,000. Taken as a whole, the IEB investigation did confirm some funding 

contributions by Lightbody into the transaction, with the latter figure being the most accurate 

indicator of the extent of such contributions.  

It is appropriate at this time to summarize the ownership percentages of FBT Everett 

Realty, LLC as a result of the closing activity of the owners as best could be developed during 

this investigation despite the conflicting testimonial and documentary evidence. Essentially, it is 

as follows: 

Paul R. Lohnes:  approximately    50.00% 

Anthony Gattineri  approximately    15.00% 

Gary DeCicco  approximately    19.50% 

Charles Lightbody  approximately    12.50% 

Dustin DeNunzio approximately      3.00% 
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TOTAL     100.00%20 

While the individual owners were all the subject of the IEB investigation as it related to 

the applicant’s property acquisition, for the reasons that will become obvious from the 

information provided below, the investigation primarily focused upon the interests of the two 

subjects with the prior documented criminal histories, that is, DeCicco and, particularly, 

Lightbody. The IEB also conducted due diligence on Anthony Gattineri, Paul R. Lohnes and 

Dustin DeNunzio and as a general statement, the investigation revealed that their past activities 

related to real estate related investment and commercial activities. None of the latter three 

subjects had any record of criminal activity. As noted above, before and after the October 13, 

2009 FBT closing process on the Everett property, the various “partners” were assisted in this 

transaction by Dustin DeNunzio of the DeNunzio Group. DeNunzio is a professional property 

manager who has handled FBT Realty Everett’s interests since its inception. According to 

testimony by the various partners, DeNunzio has been involved with numerous real estate deals 

with all the aforementioned principals, that is, Lohnes, DeCicco, Gattineri and Lightbody, both 

individually and, on occasion, in combination with one another (although not all participated 

with each other). In particular, Lightbody has been involved in other business deals with 

DeCicco and/or DeNunzio. DeNunzio had prior business relationships with Gattineri and 

Lohnes. Lohnes, however, never had any prior business deals with Lightbody before the FBT 

transaction. In the FBT transaction, DeNunzio’s involvement commenced as the property 

manager then progressed to also include a small equity involvement in the project and which 

continued through its ultimate transaction with Wynn MA, LLC. 

In specific regard to criminal history, and as noted already above, DeCicco has a prior 

criminal felony record. (See attached Exhibit 8.) Finally, and most cogent for this section of this 

report, Lightbody is an owner of a local Revere auto repair business, a Revere real estate investor 

and also a convicted felon. (See attached Exhibit 9.) The IEB investigation revealed that all of 

                                                 
20 The percentages represented in this part of the report are represented to the best of the IEB investigator’s knowledge 

and belief, but still must be generalized and qualified. Due to the conflicting testimony and documents provided by the sellers 
herein, as well as evidence and statements made indicating varying ownership interests which were being misrepresented to the 
IEB and the applicant, absolute certainty as to the precise apportionment of each remaining owner is beyond the IEB’s predictive 
ability. However, it is that very conflict and imprecision that the IEB believes is the relevant factor herein. 
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these subjects, after the October 13, 2009 closing, that is, Lohnes, Gattineri, DeCicco, DeNunzio 

and Lightbody, all had a financial interest in the FBT property. It is also known that DeNunzio 

and Lohnes knew at the earlier days of FBT Everett Realty that Charles Lightbody had a criminal 

record and according to Lohnes’ testimony, DeNunzio had advised him that Lightbody had 

served prison time. This factor becomes important in evaluating Lightbody’s continued 

involvement in meetings and discussions of FBT matters during and after the applicant’s 

acquisition of the property option discussed further below. 

 

2009 - NOVEMBER 2012 INTERIM FBT EVERETT REALTY, LLC 
PROPERTY OWNERSHIP CHANGES AND QUESTIONABLE 
DOCUMENTS 
After the closing which enabled FBT Everett Realty, LLC’s acquisition of the project 

property, the IEB investigation revealed certain events that changed the ownership interests of 

the original investors.  

First, DeCicco defaulted and failed to repay Gattineri the $1,500,000 Promissory Note 

that matured and became due on February 1, 2011. Gattineri, pursuant to the security terms of 

the note, then foreclosed and took the 15% FBT ownership interest DeCicco had provided as 

security for the note and doubled his prior FBT ownership holding.  

Next, according to the FBT Everett Realty, LLC Operating Agreement which curiously is 

undated as to its actual creation date, but reflects an effective date of January 1, 2012, states the 

following: 

FBT EVERETT REALTY LLC 

SCHEDULE A (As of January 1, 2012) 

Name and Address 

Manager: 

The DeNunzio Group, LLC 
305 Cambridge Street, Suite 3 
Cambridge, Massachusetts 02141 
 

     Capital Contributions  Interest 

Members: 
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Paul R. Lohnes    $4,572,121  50.31% 
c/o Laverty Lohnes Properties 
75 Cambridge Parkway, Suite 100 
Cambridge, MA 02142-1237 
 
Anthony Gattineri    $3,148,047  34.64% 
   

   
 
Charles Lightbody    $1,095,091  12.05% 

    
   

 
The DeNunzio Group, LLC   $   272,637    3.00% 
305 Cambridge Street, Suite 3 
Cambridge, MA 02141 
 
TOTAL     $9,087,896            100.00% 
 

Next the IEB investigation revealed a document which purports to be a “Memorandum 

Of Transfer” of all residual rights and membership interests that DeCicco has in FBT Everett 

Realty, LLC to Lightbody which is simply dated “April __ 2012” (sic) and signed by DeCicco. It 

is important to note that while this document is dated AFTER the listing of Lightbody’s 12.5% 

interest in the January 1, 2012 Operating Agreement it exemplifies the type of inconsistent and 

misleading paperwork provided by the parties herein. For example, it purportedly transfers 

remaining FBT interests of DeCicco, but if truly existing, no such interests were mentioned in 

the Operating Agreement dated only four months before (see table above). Even more confusing, 

Dustin DeNunzio later admits he created the 2012 Operating Agreement in January 2013. 

Apart from the aforementioned purported April 2012 Memorandum of Transfer of the 

remaining FBT Everett Realty, LLC interest of Gary DeCicco to Charles Lightbody, several 

other conflicting documents were procured by IEB investigators during this investigation. While 

these documents are discussed in more detail below in the timeline/investigational overlay and 

where their chronological sequence will be more relevant, they play an important role in the 

conduct of the sellers during this investigation. 

Essentially, the sellers provided the following documents: 
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• August 15, 2012 Promissory Note: Anthony Gattineri to Charles 

Lightbody for $1,700,000 @ 7% Per Annum; Maturity Date August 15, 2017 

• August 15, 2012 Memorandum of Transfer of 12.5% Interest In FBT 

Everett Realty, LLC of Charles Lightbody to Anthony Gattineri 

• December 14, 2012 Promissory Note: Anthony Gattineri to Charles 

Lightbody for $1,700,000 @ 7% Per Annum; Maturity Date January 14, 2017 

• December 14, 2012 Memorandum of Transfer of 12.5% Interest in FBT 

Everett Realty, LLC of Charles Lightbody to Anthony Gattineri 

During the investigation IEB investigators interviewed the various FBT principals. 

During these interviews these subjects attempted to assert that Lightbody’s interest in FBT 

Everett Realty, LLC had been completely and totally terminated before the sellers executed 

documents with the first casino company on or about August 21, 2012 and certainly well before 

applicant Wynn MA, LLC executed its MOA and Option Agreements on November 27 and 

December 19, 2012. The above documents were proffered to support these assertions of 

Lightbody’s previous interest termination. As shown in this report, significant evidence has been 

developed to question this assertion. 

Apart from the information summarized in the timeline/investigation overlay, it should be 

noted the above documents are facially inherently suspect. First, they are undated as to actual 

date of execution. Second, while they portend to be essentially duplicates of the same 

transaction, and simply seek to retroactively extend the purported Lightbody interest 

extinguishment from early December 2012 back to August 2012, they actually reflect differences 

in repayment term. More importantly, as detailed in the timeline, certain witnesses’ statements 

suggest that the preparation and execution of these documents not only contradict their depicted 

date, but also their actual origin. For example, Lightbody emphatically confirms he is “100% 

sure” (see July 16, 2013 interview entry in timeline) that he executed his transfer of rights to 

Gattineri in “late July or early August” of 2012, yet Dustin DeNunzio later testifies under oath 

that only after being interviewed by IEB investigators in July 2013 did he (DeNunzio) actually 

create the August 15 documents and have them executed to attempt to retroactively document 

and support what he and the other sellers were telling the IEB in their interviews. Although 



 

 
For use of the Massachusetts Gaming Commission internal circulation only. Unauthorized disclosure, distribution or 

copying of this report is prohibited and is a violation of M.G.L. c 23K and the regulations promulgated thereunder. 
 

60 
 

DeNunzio asserts that all he did was change the dates in the Promissory Notes to reflect an 

earlier 2012 alleged transaction date in form documents that had previously been prepared by 

attorney Paul Feldman, he further asserts that Feldman had advised him that there was nothing 

improper in DeNunzio’s also backdating the documents in this regard. The IEB, however, after 

receiving the appropriate waiver of attorney-client privilege also derived the following 

information about the creation of the backdated August dated documents from attorney Feldman: 

 Q:  At the time you were creating the documents and creating a date for the 

documents did anyone associated with FBT tell you that the date of the deal was actually in 

August? 

 A:  I don’t have a recollection of that, no. 

 Q:  Okay. So when you were setting up this paperwork (in December, 2012 

context supplied) what was your understanding of the date of the agreement? 

 A:  I was setting up the paperwork and I was doing it in real time. 

 Q:  So no one had mentioned to you that the deal was actually already 

worked out: is that fair? 

 A:  I think that is fair. (Transcript of Paul Feldman’s testimony to IEB on 

October 24, 2013, p 14 lines 17-24 - p 15 line 7.) 

Thus, the IEB investigation identified this as a significant concern due to its profound 

effect on the document authenticity, the contradictory assertions of the witnesses and, indeed, the 

credibility of the entire transaction. 

  

 THE EVERETT SITE IS SELECTED 

During the ensuing period from October 2009 through the period of November 2011 

when the Massachusetts Gaming Act was passed, these above identified parties remained 

essentially involved in FBT Everett Realty, LLC. As noted above, in early 2012, casino 

companies were scouring Massachusetts seeking suitable locations to develop large casino 

projects. The subject Everett project site, although significantly contaminated, was nonetheless 

attractive due to its proximity to Boston, large demographic population, competitive cost, 

riparian location and access to interstate highway systems. After the passage of the Gaming Act, 
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and as noted above, the property owners expanded their development and buyer objective goals 

to possibly include a casino project. Indeed, in early 2012 certain casino companies did express 

interest in the Everett site and discussions were undertaken with the FBT principals. One such 

company, not the applicant, even entered into a Letter of Intent on August 21, 2012 to purchase 

an option on the same property that is the object as the current applicant’s project. While the 

identity of that applicant is irrelevant herein, the date is highly relevant as will be explained 

below. Equally important, during this period of time several questionable actions of the sellers 

occurred which, when examined in light of prior and later actions, create a highly suspicious 

series of events relating to the ownership documentation of the subject property. These actions 

will also be highlighted below. 

Despite the above mentioned initial interest and even the LOI execution, the early 

property suitors withdrew their interest. Next up was the applicant herein, Wynn MA, LLC. 

 

WYNN MA, LLC ACQUISITION OF OPTION TO PURCHASE 
PROPERTY, NOVEMBER-DECEMBER 2012 
In the fall 2012, Wynn MA, LLC was still searching for a suitable casino location in 

Massachusetts due to a recent rejection by the local government in what was the applicant’s 

originally targeted site in Foxboro, MA. In approximately October or early November 2012, 

Matt Maddox (“Maddox”), CFO of Wynn Resorts, LLC, while viewing television news reports 

about other potential casino sites, saw the mayor of Everett making a television plea to casino 

developers to come and visit his city as he had property to offer. Maddox testified to IEB 

investigators that he was intrigued by Everett’s unique location and soon received permission to 

visit and explore whether any suitable sites might be found in that city. Flying to Everett with 

Wynn MA, LLC General Counsel Kimmarie Sinatra (“Sinatra”), they visited with the mayor 

and other city officials and eventually viewed some maps and specifically viewed the FBT 

owned former Monsanto Chemical site as one that was available and had enough acreage, albeit 

contaminated, to sustain a major casino project. After touring the site, they immediately advised 

Steve Wynn that they felt the site was suitable and negotiations began. On November 27, 2012 a 
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Memorandum of Agreement (“MOA”) was swiftly executed between the applicant and the 

owners of the property, FBT Realty Everett, LLC. 

The general terms called for an option to purchase for $75,000,000 with a $100,000 per 

month option carry cost until closing as well as a significant set of conditions including the 

requirement of more definitive documents to be executed forthwith. 

Importantly, at this point in time, that is, November 2012, the owners of FBT Realty 

Everett, LLC were specifically identified to the applicant, Wynn MA, as only Lohnes, Gattineri 

and DeNunzio. 

The IEB investigation did not reveal any evidence indicating that anyone affiliated with 

any of the named sellers or the selling entity at this point in time (November 2012), revealed or 

identified to the applicant any past, present or future interest of DeCicco or Lightbody in the 

FBT company or property. Obviously, their names did not appear in either the MOA or the later 

executed Option documents discussed below.  

In addition, the IEB investigation also confirmed that in November 2012, the applicant 

performed some initial due diligence on the sellers. They confirmed that the three identified 

sellers, that is, Lohnes, Gattineri and DeNunzio were, in fact, the owners as listed on the legal 

documents and appeared to have the legal authority to own and transfer the ownership of the 

property. As further detailed below, the applicant also became aware of other limited information 

that other persons had some initial ownership interest in the FBT groups’ initial acquisition of 

the property from its prior ownership. This disclosure was, however, not initially by the sellers, 

but unexpectedly by the media in December 2012 and the failure of the sellers to make such 

initial disclosure is one of the key issues that gave rise to this investigation. 

On December 19, 2012, the Wynn MA MOA was followed up with a formal set of 

Option Agreements (“Options”) for the two aforementioned parcels of property in both Everett 

and Boston (again, both combined as the “Everett Property” for this report) setting forth many 

specific terms and conditions of sale including important regulatory compliance terms that 

allowed the applicant to vacate the deal if the sellers or the property sale interfered in the 

applicant’s suitability determination or licensing review by the MGC. The price, terms of sale, 
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monthly carrying costs, environmental cleanup and remediation costs and many other terms were 

included in these documents. 

  

APPLICANT’S FIRST AWARENESS OF SELLER BACKGROUND 
ISSUE 
Notwithstanding the seller’s failure to initially reveal the involvement of Charles 

Lightbody and Gary DeCicco, either historically or otherwise, to the applicant’s representatives, 

the applicant did at a point after the execution of the MOA have some inkling of DeCicco’s 

connection to the FBT ownership history through the media. In early December, approximately 

December 14, an article appeared in the Boston Business Journal describing the 

Everett/Monsanto property and the potential Wynn acquisition. Importantly, it also described the 

environmental problems confronting Wynn, but also indicated that one of the prior owners, Gary 

DeCicco, was a convicted felon and that this issue could pose a potential issue in the upcoming 

MGC review of the deal. This article was circulated to the applicant’s Massachusetts 

professionals and representatives who advised the General Counsel of its contents. In addition, 

after receiving calls from the reporters of the story shortly before its publication, the applicant’s 

local legal counsel, Mintz Levin, had made inquiries to the seller’s legal counsel, Paul Feldman, 

and DeNunzio regarding whether any other persons or entities had any interest in the property 

and were definitively advised that DeCicco’s interests had been previously bought out. However, 

conflicting information was presented as to whether Lightbody’s name was also provided or 

discussed at this time, although no evidence was developed whatsoever that indicated that 

Lightbody’s name, criminal history and certainly involvement in this transaction was ever 

relayed or disclosed to the applicant by its representatives at this time. According to testimony of 

the General Counsel provided to the IEB, the article itself was referred to the applicant’s 

corporate security officer, James Stern, a former FBI agent who conducted due diligence on the 

three listed owners of the property. According to testimony from the General Counsel, due 

diligence inquiry was only requested on the three identified owners of the property. It was not 

requested on Gary DeCicco at that time. When queried as to why, it was explained that DeCicco 

had severed his relationship well before this transaction and had no present ownership interest in 
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the property. Further, if necessary, additional due diligence would be conducted on all historical 

property ownership during the final acquisition process. As a result of this effort, Stern 

confirmed there were no background issues relating to the Gattineri, Lohnes and DeNunzio. As 

such, the applicant did not perceive this factor as an impediment to the purchase proceeding in 

the normal course of business. It should also be noted that at a later date after an IEB inquiry, 

Stern did conduct a background investigation on DeCicco. Stern confirmed DeCicco’s prior 

ownership interest in FBT as well as a criminal history. 

The IEB also specifically conducted further investigation through detailed sworn 

interviews of all of the Wynn MA, LLC executives who participated in the initial evaluation and 

negotiations regarding the project property in Everett. These interviews focused upon whether 

there were any discussions where Charles Lightbody or Gary DeCicco’s criminal history or 

ownership interests were revealed and or discussed. These interviews confirmed that, while some 

limited knowledge of Gary DeCicco’s alleged prior ownership may have been circulated, there 

was no awareness of Charles Lightbody’s name, prior ownership or criminal record. Indeed, the 

IEB investigation did confirm, however, significant evidence of repeated testimonial and 

documentary assertions by the FBT Everett Realty, LLC representatives of the termination of all 

ownership interests of Gary DeCicco and Charles Lightbody before the consummation of the 

applicant’s property transaction. 

 

SUMMARY OF WYNN MA, LLC PROPERTY PURCHASE PROCESS 
WITH IEB INVESTIGATION OVERLAY AND TIMELINE 
As noted above, the applicant entered into a Memorandum of Understanding on 

November 27, 2012 and more formal Option Agreements on December 19, 2012. Early the next 

year, on January 14, 2013, the applicant filed its formal application for a Massachusetts Gaming 

License with the MGC and in the ensuing months it fully cooperated with the IEB in providing 

its application materials, personnel, sworn interviews and all other responses as requested by the 

investigative team. It also continued its considerable efforts to further develop its site and project 

development work. During this period, according to testimony provided to the IEB, the applicant 
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was operating under the perception that it had confirmed the ownership of the sellers and was 

proceeding throughout the spring accordingly. 

During the course of the IEB investigation, information was developed during July 2013,  

which indicated the possibility that the property was being sold with a hidden or concealed 

ownership interest of one or more convicted felons. The IEB subpoenaed certain recorded 

conversations made available to IEB investigators between the above mentioned Charles 

Lightbody and an incarcerated Massachusetts State prisoner, Darin Bufalino (“Bufalino”), which 

were obtained via MGC subpoena. These conversations were recorded over prison facility 

monitored telephone lines between July 2012 and July 2013 and contain highly relevant and 

pertinent information which essentially chronicles Lightbody’s reporting of his involvement in 

the FBT land sale to the applicant and, most importantly, his efforts to conceal his involvement 

and interest. Although these conversations were conducted on telephone facilities where the 

parties are noticed of no expectation of privacy, they nonetheless brazenly spoke about the 

matters under investigation herein. While some of the conversations are overtly pertinent, some 

portions tend to be self-serving, guarded and occasionally cryptic in content. Indeed, some 

content can vacillate between both involvement and withdrawal in the suspicious activities under 

investigation herein in the same conversation.  

However, the repetitive nature of the common theme of involvement when coupled with 

the conduct of the sellers during subsequent IEB sworn and documented interviews of the sellers 

and Lightbody himself, as well as their provision of various misleading and back dated 

documents, supports and corroborates the proposition that an attempt to conceal the involvement 

of at least one convicted felon in this transaction was exposed by this IEB investigation. The 

below timeline sets forth a series of dates and events of property sale related transactions, 

recorded conversations or investigational activities. Utilizing this format promotes the best 

method to understand the interplay of the party’s actions and the evidence of their conduct. Short 

summaries of the conversations between Lightbody and Bufalino are chronologically properly 

placed in reference to the property option purchase events and, more importantly, the document 

trail that the seller’s themselves testified about. When viewed in this format, the true nature of 

particularly Charles Lightbody’s conduct is revealed. 
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It should also be noted that Bufalino is, himself, a convicted felon with a long history of 

criminal convictions, including significant activities linked to major organized criminal conduct. 

(See attached Exhibit 10.) While the IEB investigation could not specifically develop why 

Lightbody was studiously reporting the developing events in the Everett property transaction to 

Bufalino, it did confirm that these two subjects maintain a close trusted relationship.  It also 

determined that Lightbody made deposits into Bufalino’s prison “canteen” account for prisoner 

incidentals.  

Interposed with the conversations depicted below are descriptions of the various 

identified documents that are related to the alleged FBT Everett Realty, LLC member/owner 

internal transactions, “buyouts,” promissory notes, and memoranda of transfers. The documents 

present suspicious and questionable dates, and their authenticity lies at the heart of the IEB 

inquiry of the project property sale. These documents purportedly depict dates, however, the IEB 

investigation revealed that significant discrepancies existed in when these documents were 

prepared, became effective and were the subject of significantly conflicting testimony by the 

sellers about their preparation. Indeed the documents, if stripped of important revelations 

developed during the IEB investigation, would convey a completely different and in most cases, 

inaccurate factual reality or produce a different legal outcome.  

Lastly, also depicted below in the overlay are short excerpts of certain witness interviews 

or sworn depositions. These summaries are only included in pertinent part to provide specific 

confirmatory information regarding particular issues under inquiry herein. The complete 

statements or reports are retained in the files of the IEB. 

 

TIMELINE WITH INVESTIGATION OVERLAY 

October 9, 2009 

FBT Realty, LLC formed: 

Owners/Members: Formed on 10/9/2009; Registered with Secretary of State on October 15th 
2009. 
 
October 13, 2009 
FBT Closing. Only persons reflected on original paperwork were Paul Lohnes, Anthony 
Gattineri, Gary DeCicco and Dustin DeNunzio $1,500,000 Promissory Note/personal loan from 
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Anthony Gattineri to DeCicco and secured by 15% ownership in FBT Everett Realty; Charles 
Lightbody’s involvement is not reflected in documentation from closing. 

 
February 1, 2011 
Maturity date for Gattineri’s Promissory Note with DeCicco. After repeated requests for 
repayment, DeCicco was deemed in total default and Anthony Gattineri foreclosed on this Note.  
DeCicco, having failed to repay any amounts and in complete default, by the terms of the 
Promissory Note security term, Gattineri then assumed DeCicco’s previously pledged collateral 
15% ownership interest of FBT Everett Realty LLC.  By virtue of this foreclosure, Gattineri 
doubled his ownership interest in FBT Everett Realty, LLC. 
 
January 1, 2012 
Stated effective date of FBT Operating Agreement; it is important to note that neither the 
signature page nor any term provisions reflect dates of actual execution or signatures of the 
parties.  Also Schedule A of document reflects that, as of January 1, 2012, the Members of the 
LLC are: Paul Lohnes, (50.31%), Anthony Gattineri, (34.64%), Charles Lightbody (12.05%), 
and The DeNunzio Group, LLC (3%), (Dustin DeNunzio). 
 
April __, 2012 
DeCicco alleged Memorandum of Transfer of DeCicco's remaining interest in FBT Everett 
Realty LLC to Charles Lightbody. 
 
June 1, 2012 
Lightbody withdraws $230,205 cashier’s check from NorthEast Community Bank allegedly for 
capital calls relating to taxes. 
 
July 26, 2012 
Lightbody withdraws $16,870 cashier’s check from Citizen’s Bank allegedly for capital calls 
relating to property costs. 
 
August 15, 2012 
Promissory Note by Anthony Gattineri to Charles Lightbody for $1,700,000 and 7% interest; 
Note this is essentially a  duplicate document (albeit with different witnesses depicted) to another 
MSP acquired Promissory Note dated 12/14/12; the significance of these two conflicting dates 
on duplicate documents pertaining to the same transaction is discussed below. Also, Dustin 
DeNunzio testified he prepared these documents in July 2013, not August 2012. 
 
August 15, 2012 
Lightbody gives Gattineri Memorandum of Transfer of Lightbody’s 12.5% interest in FBT 
Everett Realty, LLC. 
 
August 16, 2012 
Telephone conversation: 
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Bufalino/Lightbody 
DB: Hey, how’s Everett going for ya? 
CL: Heres, they’ll be a fucking, you’ll own [inaud] half the fuckin city when [inaud] it’s 

out.  Listen to this you’re gonna be the first one in prison to hear this story. We got a 
deal on the table right now it will probably hit in [inaud] weeks right now on paper, 
$100,000 to put a [another applicant] casino [inaud] 250 per month up until 
construction n [inaud] million dollars. 

                
    
  

CL: But it’s gonna be a real home run if we can get the permits through,     
     

   
CL: But nobody knows yet because we really can’t talk about it. 

                
                   

                
        

  
CL: But we’re gonna get signed up most likely tomorrow.  If not the beginning of the week, 

we’re all signed up for that deal that I just told you. 
DB: Wow, who’s finagled that, the other guy? 
CL: No, if you could believe it, no the other guy’s out. 
DB: No, not him, the old guy. 
CL: No, Anthony Gattineri did it. 

  
CL: Anthony the hedge guys, you know. 

  
    
  

CL: The company here is it’s, it’s called [not the applicant] and their net worth is 30 billion 
dollars. They’re a hedge fund company and they are going to put up the money to get 
the deal done. 

  
                  
   

CL: Yeah, fucking crazy Buddy, crazy, crazy, crazy and I have the documents right in my 
brief case, because what happen was the first deal was 30 million dollars and we went 
to the broker complaining he wanted a two million dollar fee and we said no, that’s 
way too much money and we were fighting back and forth as I said it’s too much 
money it doesn’t make any sense you know? 
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CL: But our [inaud] is up for six months, there is no guarantee. He said 50 million dollars 

till it gets permitted and, um, 50 million if it gets permitted and 250 until it gets built, a 
month. 

  
CL: So then he said no 50 million is too much so my lawyers says ok here’s what we’ll do 

then give us $100,000 a month until it gets permitted, if it gets permitted give us 250 a 
month and then what we’ll do is pull out the fair market value and see what a casino 
site is worth with the permit. So the guy goes alright we’ll sign the 50 million. 

DB: [Laughter] The reason being a permitted casino is like fuckin print your own money 
deal. 

CL: Yeah, it could be 200 million, you know. 
           
                   

     
                 

    
CL: You’ll probably see this on the news [inaud] in the newspaper probably all over the 

papers, you know. 
          

CL: Ah yeah, well I put it in an LLC so my name don’t show up because, um, between you 
and I, I think I told you my partner was like, you know, if you take your name off it 
and just put it in a blind LLC I said listen I have no problem with that. I don’t wanna 
be this guy spending 100 million. 

   
CL: I said I’ll take my name off I have no problem and now actually it works out cause 

with these casinos they see my name in there they ain’t gonna like it. 
   
                 
   

CL: So, I will never show up on it which is a good thing. 
DB: Good, good for you. 
CL: So, I’m kind of excited about it.  
DB: Good for you. 

 
November 13, 2012 

Telephone Conversation 
Lightbody/Bufalino 
DB: Boy. There has been a lot of writing about fucking Everett and fuck casinos and all that 

other crazy shit. 
CL: Yea, well Steve Wynn is supposed to be coming down tomorrow at 10:30 to talk to the 

mayor. 
DB: Really? 
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CL: Yeah. So I am hoping that flies, you know, that would be nice. 
DB:                 

   now it’s open season because the [another applicant] never paid us 
the money they promised us. You know it’s typical … [inaud]. 

                 
DB: They never paid you? 
CL: No, they never paid us the motherfuckers. 
DB: Are you kidding me? 
CL: You know what it is. They get all the money so they figure can muscle you, you know. 

They figure they can muscle you and that’s what they were trying to do. 
  

CL: Yup, imagine that so they never gave us a quarter [inaud]. 
DB: I thought you were fucking alright over there. 
CL: No, I was waiting, man, and they never give us a fucking quarter. So that means they’re 

out. Well more or less.  I mean they’re still interested, they’re claiming, but they are 
making it open season so everyone else can come in.       

          
DB: Yea, when that shit got out of the bag and they didn’t have that fucking piece locked up 

now it’s open for everybody. 
CL: Exactly, exactly and that’s why I was saying to myself I’m saying why won’t they fuckin 

pull the trigger but they didn’t want to pay the $100,000 a month.  So now … 
                 
        
                  

                   
       

   
  
        
          
         

DB: Well you might, your earning potential might get bigger than what, what it was. 
CL: That’s what I’m hoping for you know what I mean. I am hoping to stick it right up 

their fucking ass. 
DB: Yup without a doubt. 
CL: You know how that works. 
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November 26, 2012 
Telephone Conversation 
Lightbody/Bufalino 
DB: What’s up, what’s going over in Everett, Brother? 
CL: Ahh, good, Wednesday, they are coming into town, it will be in the news I’m sure once 

they see one of those characters hanging around. They will know [redacted name] and 
Steve Wynn [inaud] meet with the mayor [inaud]           

          ●●● So we are heading out, heading out 
soon, Wednesday. 

DB: Good for you. 
 

November 27, 2012 
Initial Memorandum of Agreement executed between FBT and Wynn MA, LLC to acquire 
proposed gaming site in Everett, Massachusetts. Document details $75,000,000 purchase price 
and a $100,000/month option. 
 
November 28, 2012 
Steve Wynn tours Everett Site 
 
December 5, 2012 
Telephone Conversation:  
Lightbody/Bufalino 
●●● 

                  
              

         
CL: That’s what I said, we’ve got Steve Wynn in our corner.  Let him come in and go up 

and these people [inaud] stocks will run down the shitter. 
DB: Yeah. Yeah, will you still got the [another applicant] boys in there too, right? 
CL: Well, but we basically kicked them boys to the curb because they weren’t performing 

and we took on Wynn, now Wynn is supposed to start paying up $100,000 a month 
December 14. 
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DB: Right. 
CL: So, they are supposed to pay us $100,000 a month and then we sign a purchase and 

sales with him, it’s not binding yet. But it will be when they give us their first check for 
$75,000,000. 

DB: Huh. 
CL: How do you think [redacted name] feels about that and Gary DeCicco? They don’t 

have a [inaud]. 
DB: I thought Gary, he was, hold it, I thought Gary was your buddy. 
CL: No, he got caught robbing everybody. 
DB: I know that, but he was your buddy. Wait a minute, wait a minute. 
CL: Yeah, he’s my buddy alright. Besides leaving me on Nassau Street, I almost more or 

less forgave him because it’s a lot a money to put out there, but then again after he 
robbed everybody and what I have been hearing, he’s a fuckin bad dude, man, bad to 
the bone. 
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December 11, 2012 
Telephone Conversation: 
Lightbody/Bufalino 

DB: What’s the good word? 
CL: Waiting for Friday, Buddy, that’s it. 
DB: Friday? 

               
DB: What’s Friday? 
CL: Friday is the day that they sign or don’t sign. 

            
                    

             
               

        
            

CL:      So the newspaper’s calling them up about Gary DeCicco.  
So they said, you know, they’re asking Chris about Gary DeCicco and he’s a felon and 
this and that.  So now, obviously you know my situation.  So they’re punching, hooking, 
Gary, Gary, Gary, Gary, Gary.  So my attorney, he calls my partners and myself and we 
have a little conference call and says, listen do you know that this Commission when, 
when there’s a casino … not only them but whoever’s selling the land cannot have a 
criminal record.   

DB: Ahh, ahh. 
CL: So what they’re saying is any proceeds that come from a sale of a casino or a casino 

cannot go to a felon.   
DB: Ahh. 
CL: But the only good thing is, nobody knows who’s involved which makes it good because 

now I can just move on, you know what I mean?  So basically they’re gonna buy me 
out and … 

DB: You need to move on, you need to double blind it.  You need to triple blind it actually. 
CL: Well, that’s what we’re doing. 
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CL:        . That’s my point, by them snooping around on him 
gave us the heads up on the law. 

DB: Right, right. 
CL: So now we know that nobody in that deal is a convicted felon can get any money from 

a casino, which is quite a shame truthfully. 
DB: Yeah, really, real rehabilitative. 
CL: Yeah, what about if some fuckin gangbanger hit it, but now you won’t give him money 

because he was in trouble in his life? 
DB: Yeah, really? 
CL: It should be illegal, that’s what it should be. 
DB: Well, it certainly sounds like it’s unconstitutional. 
CL: Yeah, but either here nor there we’re moving on with it so it was good that they 

thought Gary was involved and started calling his attorney about his past. 
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y                 
           

   
               
      
                      

          
●●●● 

CL: Well, we’ll see what happens. Staying clear of it, working on it now. But like I said at 
least we got a heads up on it. You know what I mean? 

DB: Ah huh. 
CL: I’m sitting like a [inaud]. 
DB: You should be alright though, right? 
CL: Yeah [inaud] 
DB: Fuck ‘em. 

 
December 12-14, 2012 
Boston Business Journal article is released: (See attached Exhibit 11.) Note article topic is 
potential problems with Wynn Everett site: Environmental issues specified; Specific 
identification of Gary DeCicco being on Corporate filings of FBT with DeNunzio, Lohnes, and 
Gattineri; also discussed DeCicco’s criminal history, conviction for insurance fraud, forgery, and 
he was indicted but acquitted of arson that was related to the other charges for which he was 
convicted. 
 
December 14, 2012 
Lightbody-Gattineri alleged Memorandum of Transfer of Lightbody's 12.5% interest in 
FBT Everett Realty LLC; Note also Dustin DeNunzio's later admission to changing of the 
dates of the alleged December transaction date from December back to August. 
 
December 14, 2012 
Promissory Note from Anthony Gattineri to Charlie Lightbody amounting to $1,700,000 at 7% 
interest (Maturity date 1/14/17); Note conflict with earlier August note and later statements made 
by Lightbody during MSP interviews in July 2013 and discussed below. Dustin DeNunzio also 
indicated these documents were not prepared until January 2013. 
 
December 19, 2012 
Two Option Agreements between FBT and Wynn executed (Everett and Boston properties); 
Dustin DeNunzio and Wynn CFO Matthew Maddox are signatories; 
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December 20, 2012 
Telephone Conversation 
Lightbody/Bufalino 
CL: We signed the deal yesterday. 
DB: Ya, ya, I seen it on the news. 
CL:  When? 
DB: You know what, that was a couple of days ago. 
CL: No, that was the fucking fake one.          

        So now we actually signed it. 
DB: Good. 
CL: You ain’t kiddin. 
DB: That’s a welcome Christmas gift, no? 
CL: You ain’t kiddin buddy.  That’s for damn sure.  It’s all good. 

 
Late December 2012 
Charles Lightbody submits loan application for Sons of Italy Mortgage; Lender provides 
“Collateral Analysis” (dated January 2013) reflecting information provided by Lightbody that he 
asserts a 13.5% interest in the “Monsanto Property” worth $10,000,000 in one year due to 
“Wynn’s purchase.”  
 
January 10, 2013 
Telephone Conversation 
Lightbody/Bufalino 
DB: How’s things in Everett? 
CL Good, I mean we’re waiting, we got until the 15th (that is, Tuesday January 15th 

application filing deadline set by MGC) for them to sign this thing. I don’t know why he 
is waiting [inaud] so motherfucking long, I’ll tell you the truth.  

DB: Right, right, right. 
CL: But you know they’re talking [inaud] 400,000, which I can live with on the 14th which is 

two days, so. 
●●● 
CL:   We got til Tuesday so maybe we’ll get some news by then. 
DB: Good, very good. 
 
January 14, 2013 
Wynn Resorts, LLC files for Category 1 License in Region A for Everett Site. 
 
January 15, 2013 
MGC Deadline for Applicant Filing of Applications with $400,000 Fee; 

 
January 16, 2013 
Telephone Conversation 
Lightbody/Bufalino 
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CL: You haven’t seen the paper today buddy, big, big news.  They say we’re the favorite by a 
long shot right now. 

CB: They say you’re what? 
CL: He’s the favorite. 
DB: You’re the favorite? 
CL: Steve Wynn, to win the casino license.  They said he’s a big favorite. 
DB: Really? 
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February 28, 2013 
Telephone Conversation 
Lightbody/Bufalino 
● ● ● 
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y   
          

CL: [Inaud] I would prefer it, I wish the fuck Wynn would say I’ll put a slot parlor here. 
DB: Yeah, less overhead. 
CL: Yup, less overhead and and you know people would fuckin flock there, the place would be 

full every day. 
DB: Yup, yup and you’re gonna make x amount on every dollar no matter what the fuck 

happens. 
CL: Exactly, yup. 
DB: Damn alright well good, I am glad you caught that, I found it fuckin interesting as a fuck. 
CL: Awesome, my guy was excited about getting it [inaud].  How did you find out? I said you 

don’t want to know. 
DB: No, you really don’t want to know. 
[laughter] 
DB: But the guy, but the guy is gonna need a job in about two years. 

[laughter] 
CL: Exactly. He’ll be calling you up saying, he remember [inaud] that was me! 
[laughter] 
CL: That’s funny. 

               
       
  

 
June 22, 2013 
Everett casino referendum overwhelmingly passes in Everett. 
 
June 27, 2013 
Telephone Conversation 
Lightbody/Bufalino 
CL: Everything else is going good though buddy … I mean everything looks good in Everett. 
DB: Did you get that shit I sent you? 
CL: Yes I did, yeah.                  

          
DB: Yeah. Did you, did you send out for the [inaud] from the Wynn project? 
CL: The what? 
DB: The Wynn project. The casino. Did you send out for that? 
CL: Yeah, I had Dustin do it. Dustin got all that information.  We actually had a meeting 

[inaud]. 
DB: Did he get it yet? 
CL: No, I didn’t get it yet? 
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DB: Cause I didn’t get mine neither.  I just send them another fucking letter the other night 
saying, hey where is this shit? You know, by law you gotta [inaud]. 

CL: I haven’t gotten it yet. 
[Conversation continues.] 
CL: Speaking of that, I got some good news for you.  You can read between the lines.  
DB: Yup. 
CL: Like, I, I, I did something over near that Everett casino.  You know I, I, I bought out of the 

casino, you know that, but … 
DB: Right.  
CL: The other thing around the corner that goes with a casino I own.  It’s the best thing you 

can have with a casino. There’s only two things, woman and booze, right around the 
corner. Fucking locked it up.  Locked up tight as a drum.” 
 

July 9, 2013 
On this date Dustin DeNunzio is interviewed by IEB investigators for the first time. During this 
interview, DeNunzio details the origin of FBT Everett Realty and specifically confirms and 
details the original ownership and considerable involvement of Gary DeCicco; DeNunzio asserts 
that DeCicco was removed from FBT “long before casinos came up”; DeNunzio also indicates 
that he, Gattineri and Lohnes have an ownership interest in a Chelsea Parking lot, which was 
(according to DeNunzio) acquired from DeCicco; Despite MSP investigators posing several 
specific questions to DeNunzio regarding whether there were any  other persons with any interest 
or involvement in  FBT Everett Realty or in financially benefitting from Wynn MA, LLCs. 
Everett property acquisition, DeNunzio fails or refuses to identify the involvement of 
Charles Lightbody nor does DeNunzio even mention his name during the interview. 
 
July 9-10, 2013 
Dustin DeNunzio speaks with attorney Paul Feldman and discusses being interviewed by IEB 
investigators. Mentions failure to reveal Charles Lightbody’s name or previous involvement in 
FBT transactions. Inquires as to the legality of backdating documents to reflect August 2012 
alleged transaction date of Lightbody/Gattineri’s property interest buyout. These documents 
would contrast with documents previously prepared by Feldman in December 2012-January 
2013 reflecting transaction date during that period. DeNunzio then personally changed the 
document to reflect earlier date of August 15, 2012. 
 
July 10, 2013 
The following day after failing to mention Charles Lightbody’s involvement, interest, or even 
name, Dustin DeNunzio now contacts   and volunteers that he failed to mention 
Charles Lightbody during interview day before. This sudden disclosure is later expanded upon in 
a follow up recorded interview on July 11, 2013 with IEB investigators and detailed below. Most 
importantly, after talking to attorney Feldman and discussing need to reveal Lightbody’s 
involvement, DeNunzio failed to advise IEB investigator of new documents or his 
backdating of previously executed documents relating to this transaction. 
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July 10, 2013 
IEB investigators conducted a recorded interview of Anthony Gattineri.  Gattineri detailed his 
early involvement in a business relationship with Gary DeCicco and Paul Lohnes in regard to 
real estate investments and essentially confirmed the origin of the FBT land transaction as 
outlined herein. Gattineri also specifically indicated that he had executed his acquisition of the 
Lightbody interest in July or August 2012, thus compounding the suspicion relating to the 
authenticity of the alleged August 15 documents. Gattineri also suggests that if he fails to satisfy 
the terms of the suspicious promissory note and transfer memorandum, Lightbody has 
foreclosure recourse against him (which notably, is the methodology that Gattineri himself used 
to acquire 15% of DeCicco’s FBT interest when the latter defaulted on his original “closing day” 
Promissory Note) and thus a possibility of some reversionary interest in the FBT property. 
Gattineri later attempts to contradict this statement by asserting that he has other properties that 
Lightbody could attach if he defaults, however, it is notable that unlike his original 2009 
Promissory Note with DeCicco, Gattineri fails to specify the exact security he exposes for this 
particular Note with Lightbody. 

 
IEB:  Alright, so go on with Charlie Lightbody. 
AG:  I mean that was it really. I bought the uhm. You know I didn’t ahh I didn’t officially pay 

him. I actually have a note with him. I actually owe him this money.  
IEB:  You owe Charlie? 
AG:  Yeah. 
IEB:  How much do you owe him? 
AG:  Like ahh a million. That was that ten percent that goes way back.  
IEB:  You owe him a million? 
AG:  Yeah. 
IEB:  That hasn’t been paid yet.  
AG:  Yeah.  
IEB:  So he still has ten percent of the company? 
AG:  Well, if I don’t pay him, he can take it away from me. 
IEB:  So there’s a document that exists laying out the money arrangements between you and 

Charlie Lightbody and at some point you’re saying what in August of this year you 
think? 

AG:  I don’t know if it was last July or August, September, I don’t know. It was last summer 
though. 

IEB:  But I mean so far as when you’re, that’s all paid off. You pay him off and he’s out.  
AG: I don’t remember the date. I don’t even know the date. It’s in there though. It’s in there. 
IEB:  But it’s still, as of this, as of today you still owe? 
AG:  Oh yeah, I go to him, I have to owe, I mean I owe him. I gotta pay it.  

 
July 11, 2013 
Tape recorded interview of Dustin DeNunzio at Everett trailer where he now details a significant 
knowledge of Charles Lightbody, the “buyout” of DeCicco by Lightbody and provides specific 
details of how Lightbody supplied money to enable DeCicco’s portion at the Everett property 
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closing; Importantly, this interview now confirms Lightbody’s capital in the original deal to 
acquire the Everett property, and Lightbody’s participation in certain capital calls by the FBT 
partners; DeNunzio claims he did not mention Lightbody’s participation as he was purportedly 
out of the deal before Wynn’s involvement; DeNunzio’s full detailed knowledge of Lightbody’s 
deep involvement in this deal clearly calls into question his reluctance to mention the 
involvement of Lightbody in his original IEB interview. This reluctance is more consistent with 
the attempted minimization of this subject’s involvement in this transaction. 
 
Again, and most importantly, not until October 15, 2013 when DeNunzio provided sworn 
testimony to the IEB, was it conclusively revealed that he backdated the August 2012 
Lightbody/Gattineri Promissory Note/Memorandum of Transfer documents in 2013 after 
being interviewed about same by IEB investigators. Again, this conflicts with information 
from Charles Lightbody that he executed these documents in 2012. A pertinent excerpt of 
that testimony is set forth below. 

 
Q. Now, let me show you what is marked Exhibit 3. This is a promissory note from Anthony 

Gattineri as the borrower and Charlie Lightbody as the lender. Let me ask you if you are 
familiar with that? 

A. I am. 
Q. What's the date of that? 
A. August 15, 2012. 
Q. Did you have a role in preparing that? 
A. I did. 
Q. What did you do? 
A. I -- The document was originally prepared by the attorney, and I modified the 

document to August 15th, 2012. 
Q. When did you do that? 
A. I did it in July of 2013. 
Q. Why did you do that? 
A. Well, the August 15th date accurately reflected when Charlie Lightbody agreed to sell 

his interest to Anthony Gattineri. 
Q. How did you know that? 
A. Because that's -- we talked about that at the time as a partnership because Charlie 

needed to get out. I mean, there were other reasons he needed to get out, but this was a 
reason that the partnership said, hey, we can't even entertain this deal if you're in it. 
And he said I don't want to hurt the partnership, and I'll get out. 

Q. When, again, did you prepare this? This was July of 2013? 
A. Yes. 
Q. A couple of months ago? 
A. Yes. 
Q. And was there anything that specifically triggered your need to prepare it then as opposed 

to any time before that? 
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A. Well, I had a meeting with    and   on the 
9th of – [July]. 
 

July 12, 2013 
MSP investigators conducted a tape recorded interview with Charles Lightbody during which 
Lightbody readily admitted his role and involvement in the initial FBT formation to buy the 
Everett property; Lightbody indicated he invested a total of $1,200,000 with approximately 
$650,000 coupled with several capital calls to reach that total. He described his interest as 
approximately 10-12.5% interest in FBT/Everett property. Lightbody acquired this interest 
(which was conveyed without actual documentation supporting this acquisition) from Gary 
DeCicco.  He further advised when DeCicco “blew up” and failed to contribute his share for the 
acquisition, Lightbody invested to buy out DeCicco. Having already provided funding to the deal 
via DeCicco, the “buyout” was actually the execution of a promissory note by FBT principal 
Anthony Gattineri to Lightbody for what is now $1,700,000. While Lightbody denied he would 
benefit from the Wynn purchase, Lightbody also indicated that the buyout is a return of his 
original capital investment ($1,200,000) plus an additional $500,000 incentive for that total. 
Lightbody is also to receive 7% annual interest on the $1,700,000 for five years to complete his 
transaction. As noted in other portions of this sections of this report, Lightbody maintained the 
conflicting assertion that he bought out DeCicco via the Gattineri promissory note, “about a year 
ago in late July or early August.” The latter assertion is contradictory to testimony of Dustin 
DeNunzio who indicated that he had only created the documents in July 2013 especially when 
coupled with Lightbody’s denial that he had executed any other documents regarding FBT and 
the Everett property. (See also entry below for July 16, 2013 interview of Lightbody.)  In this 
statement Lightbody also admits he “was in the bushes the whole time” during the early 
courtship of casino companies of the Everett site. Lastly, the clearly admitted extensive 
involvement of Lightbody and his investment funding via DeCicco in the original FBT formation 
and acquisition of the Everett of property sharply contrasts to DeNunzio’s failure to even 
mention Lightbody’s involvement in the initial MSP interview on July 9, 2013. This assertion is 
also contradicted by the 2013 mortgage application that Lightbody filed in which he claimed an 
interest in the property. 

 
July 15, 2013 
FBT member Paul Lohnes was interviewed in a recorded statement by  .  During the 
interview, Lohnes outlined the origin of FBT Realty and indicated he put up the initial 
nonrefundable $1,000,000 deposit for the Everett transaction. Lohnes further corroborates the 
involvement in FBT of the DeCicco and Lightbody and further discusses the convoluted 
exchanges of promissory notes, inter-party money transfers and ownership interest changes. 
Lohnes described an eventual distrust of Gary DeCicco, despite having significant business 
relationships with him, also detailed that his original FBT interest was 50% and the remaining 
50% belonging to DeCicco and other DeCicco affiliates including Charlie Lightbody. Lohnes 
indicated that Lightbody and Gattineri were brought into the deal by DeCicco. Lohnes also 
confirmed having met with Wynn representatives and named Kim Sinatra, Matt Maddox and 
other Wynn consultants at the Everett property trailer. Lohnes denied any discussion during that 
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meeting where either Lightbody or DeCicco’s interest or name was mentioned. Importantly, 
however, Lohnes did indicate that “way back at the beginning” he (Lohnes) knew from Dustin 
DeNunzio that Lightbody had been in jail. This latter statement confirms at least two of the 
principals of FBT had early knowledge of Lightbody’s criminal history. 

 
July 16, 2013 
On this date Charles Lightbody was interviewed by MSP investigators and in a short recorded 
statement confirmed his provision of funding into the FBT transaction and emphatically stated 
that he had not executed any documents regarding his promissory note from Anthony Gattineri 
since approximately late July or August of 2012 when the Gattineri promissory note was 
purportedly executed. Importantly, his confirmation of documents reflecting this transaction is in 
stark contrast to later sworn testimony of Dustin DeNunzio that only prepared these retroactive 
2012 documents the following year in July of 2013 after being interviewed by the MSP about 
this transaction. 

 
KC: Yeah, the date is Tuesday, July 16, 20213.  This is    along with 

   and Charles Lightbody.  Charlie, do I have your permission 
to tape record this: 

CL: Yes. 
KC: Okay, and Charlie, this is just regarding you had called me earlier today.  Correct? 
CL: Yup. 
KC: You had located some cashier’s checks? 
CL: Yup. 
KC: Related to the FBT situation.  Correct? 
CL: Right, yup. 
KC: So now you are going to allow me to take these? 
CL: Yup, two checks. 
KC: Okay, I’m gonna say two checks; one number 511690153-8 for $16,870, a recent from 

Citizens Bank as well as a official check from Northeast Community Bank 210000573, 
um, for $230,205 and I have your consent to take these? 

CL: Yes, you do. 
KC: And you say you have copies for whatever you need for these? 
CL: Yup. 
KC: Okay.  Do you have any other checks for this? 
CL: No, no. I usually keep them together … I kept.  These are for something else.  Like I said 

I’m going to pull the whole year for Citizens Bank for you. 
KC: Awesome.  How long do you think that would take? 
CL: Well, the manager wasn’t in today but it doesn’t take long … usually few days.  I think I 

can go back to ’09, but they just punch it in the computer and get it done.   
KC: Not a problem … appreciate it. 
IEB: When we were on the phone earlier, I had mentioned I had asked if you had signed 

anything recently with Dustin.  Have you? 
IEB: No. 
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IEB: Have you re-signed any notes for Anthony Gattineri? 
CL: Nothing. 
IEB: Nothing?  Have you signed anything regarding, relating to FBT within the last year? 
CL: No. 
IEB: Nothing? 
CL: No. 
IEB: And when I spoke to you the first time, I believe you said that first note was dated July. 
CL: The end of July. 
IEB: You think the end of July of 12 … 2012? 
CL: Yes. 
IEB: And since that time have you signed any additional notes? 
CL: Nothing. 
IEB: Are you sure about that? 
CL: 100%. 
 
 
 
August 12, 2013 
In response to an August 1, 2013 letter from Kevin Tourek, Compliance Officer of Wynn 
Resorts, Limited, addressed to Dustin DeNunzio on behalf of FBT Everett Realty, LLC, 
wherein the applicant requested confirmation of “representations made in correspondence from 
January 17, 2013 through Kim Sinatra that the sole equity owners of FBT were yourself, Paul 
Lohnes and Anthony Gattineri” … “… please confirm any other direct or indirect equity 
participants since FBT took title to the property indicating the period of ownership of each 
person.” DeNunzio replied as follows: 

 
I write in response to your letter dated August 1, 2013. On October 9, 2009, FBT Everett Realty, 
LLC (“FBT”) was organized by the filing of a Certificate of Organization with the 
Massachusetts Secretary of State.  On October 15, 2009, FBT recorded the deed to the Everett 
property. 

 
The direct or indirect ownership of FBT since FBT took title is as follows: 
 
The owners of FBT in 2009 and 2010 were Paul Lohnes, Anthony Gattineri, Gary DeCicco and 
Charles Lightbody. 
 
In 2011, The DeNunzio Group, LLC became an additional owner of FBT. Dustin DeNunzio is the 
100% owner of The DeNunzio Group, LLC. 
 
Gary DeCicco agreed to relinquish the extent of his ownership interest in FBT in early 2012.  
Prior to the execution of the option agreement with Wynn on December 19, 2012, Charles 
Lightbody also agreed to transfer all of his ownership interest in FBT to Anthony Gattineri. 
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Since before December 19, 2012, and through the present, the sole equity owners (direct or 
indirect) of FBT have been Paul Lohnes, Anthony Gattineri and The DeNunzio Group, LLC. 
 
The above information should be contrasted to the recorded information of Charles Lightbody 
especially in light of his denial of signing any documents since July or August 2012 and 
DeNunzio’s later testimony of his creation of the Gattineri/Lightbody Promissory Note dated 
August 2012 in July 2013. Thus, the representations to the applicant are highly suspect as are the 
representations that have been made to the IEB during this investigation.  Please note also the 
apparent intentionally vague wording of the Lightbody paragraph – no dates are given. 
 
August 15, 2013 
Lightbody-Gattineri alleged Memorandum of Transfer of Lightbody's 12.5% interest in 
FBT Everett Realty LLC; Note also Dustin DeNunzio's later admission to changing of the 
dates of the alleged December transaction date from December back to August. 
 
September 13, 2013 
Gary Decicco was subpoenaed to testify under oath before the Investigations and Enforcement 
Bureau. He appeared but did not testify, asserting his 5th Amendment rights under the United 
States Constitution. Decicco signed an Affidavit dated September 13, 2013 stating that he 
appeared at the Massachusetts Gaming Commission and was asserting his 5th Amendment rights. 

 
October 18, 2013 
Anthony Gattineti appeared pursuant to a subpoena to testify under oath before the IEB but did 
not testify, asserting his 5th Amendment rights under the United States Constitution. 

 
October 23, 2013 
On this date, City of Everett Mayor Carlo DeMaria was interviewed by IEB investigators. 
During that recorded interview certain relevant information was provided. It should be noted 
Mayor DeMaria had actively represented Everett in discussions with both the property owners 
and the applicant since the filing of the Phase 1 application. Mayor DeMaria has, since the 
passage of the Gaming Act, been an active spokesman soliciting gaming applicants for his City. 
Information developed by the IEB indicated that Mayor DeMaria had long term a personal 
friendship with Charles Lightbody and was aware of his interests in the FBT property.  DeMaria 
also indicated that “…my only contact for FBT would’ve been Charlie.” More importantly, 
during the interview with the IEB, Mayor DeMaria indicated in response to IEB questions that 
Lightbody expressed that he was excited about the recent overwhelming approval of the Wynn 
Ma, LLC public proposal by the Everett voters (on June 22, 2013) and confirmed that in his 
(DeMaria’s) opinion it appeared he (Lightbody) was still involved and would financially benefit 
from the FBT transaction. This statement clearly contradicts the earlier representations that 
Lightbody had extinguished his beneficial ownership interests in the subject property before the 
applicant’s option acquisition. The following is a pertinent excerpt of that conversation.  
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Q: When the City of Everett uhm voted, you know, the referendum and gave the thumbs 
up for casinos, did you talk to Charlie regarding that incident, regarding that, was he 
still excited about it? 

CD:  Yes. 
Q:  Okay. In your opinion, did it appear that he was still involved and was gonna make 

some money off FBT?  
CD:  Yes. 
Q:  Okay. And when was that referendum in the city? 
CD:  June. 
Q:  June, 2013 obviously? 
CD:  Yes.  
Q:  Uhm…sometime after that June let’s say within a month or so, whatever you said, you 

spoke to him and he said I’m out.  
CD:  Right. 
Q:  And didn’t get into the details at all? 
CD:  No. 
Q:  Okay. 
Q:  And after that, did you say that or would you say that that’s when you stopped speaking 

with him as often or… 
CD:  Yeah I never knew…ah…the background I guess. 

 
October 24, 2013 
Charles Lightbody refused to appear before the IEB to testify under oath, despite being 
subpoenaed to do so.  

 

As noted in the materials detailed above, the IEB conducted a comprehensive 

investigation of the circumstances surrounding the applicant’s acquisition of the FBT Everett 

Realty, LLC property in Everett, Massachusetts. This inquiry revealed a complex series of 

suspicious actions by the sellers which prevent the absolute final determination as to whether 

Charles Lightbody, and perhaps Gary DeCicco, possessed an ownership interest in the project 

property at and/or after the time of its option agreement sale to the applicant. Further, the 

investigation also raised significant issues regarding the conduct of the remaining sellers, that is, 

Paul Lohnes, Dustin DeNunzio and Anthony Gattineri, during the period when the applicant 

became involved in the acquisition process. The inquiry was also hampered by the refusal of 

Anthony Gattineri and Gary DeCicco to provide sworn testimony to the IEB via their assertions 

of their Fifth Amendment privileges against self-incrimination. Additionally, despite being 

subpoenaed to testify before the IEB, Charles Lightbody, too, refused to appear and provide 
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testimony under oath to the IEB. The details of this subject’s conduct are already set forth in this 

report and may be summed up as being questionable, at best, or intentionally deceitful at worst. 

It is clear that, however, such improper actions were neither known to nor participated in by the 

applicant.  

As such, it is not the actions of the applicant which must be remedied herein, but the 

perceived misconduct of a related beneficiary of the transaction that the Commission, through its 

authority over the applicant/potential licensee, must address to assure that the statutory 

objectives and prohibitions are fully respected. To achieve this objective, the IEB findings can be 

focused on certain specific types of conduct that are capable of being characterized and grouped. 

These activities have already been chronicled in this report, so to avoid unnecessary repetition, 

selected examples of such seller misconduct are summarized in a series of general headings as 

follows:  

1) Evidence exists to suspect that Charles Lightbody, a convicted felon, may have 

retained an interest in the Everett property well after the applicant had been advised that he had 

been removed;  

2) Similarly, Charles Lightbody may have a legal reversionary interest in the event 

Anthony Gattineri does not repay his promissory note obligations; 

3) Documents were provided to IEB investigators that were said to evidence in written 

form the specified transactions, that is, Promissory Notes dated August 15 and December 14, 

2012, and Memoranda of Transfer dated August 15 and December 14, 2012, and which purport 

to have been executed on those dates, but in fact, may very well not have been prepared or 

executed on the depicted dates;  

4) Sworn or recorded testimony of sellers provided directly conflicting information about 

when such documents were prepared or executed, including, for example, when certain 

Promissory Notes and Memoranda of Transfer for Charles Lightbody and Anthony Gattineri 

were executed; 

5) One document provided that a purported transfer of Gary DeCicco’s alleged FBT 

Everett Realty, LLC ownership interest to Charles Lightbody occurred in April 2012 despite no 
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previous mention of DeCicco’s ownership of such rights or interest just four months before in 

the entity’s Operating Agreement; 

6) Dustin DeNunzio provided sworn testimony that he personally altered the dates on the 

August 2012 Promissory Note and Memorandum of Transfer forms provided by his attorney to 

reflect the earlier date so as to provide documentary support after he and other sellers had been 

interviewed by the IEB investigators over one year later in July 2013;  

7) Charles Lightbody in graphic taped evidence that confirmed that he knew of the 

restrictions against felons involvement in the gaming industry and further that he and his 

“partners” were working to “double or triple blind” his interest in the deal;  

8) The IEB investigation also raised the question that, if Charles Lightbody was truly 

removed as an FBT interest holder in August 2012, his present and continued involvement in 

meetings and discussions where decisions were made with other interest holders/partners well 

into December 2012, and by his own recorded statements into 2013, present persuasive factual 

evidence indicating the contrary; and 

 9) Charles Lightbody filed for a 2013 mortgage and provided an application after the 

Wynn Option Agreement was executed wherein he cited his interest in the FBT Everett Realty, 

LLC as a $10,000,000 asset to support his Collateral Analysis for mortgage eligibility despite he 

and other sellers asserting he was already out of the deal at least four months earlier in August 

2012. 

Based upon the information developed in its lengthy investigation and summarized in this 

report, the IEB believes that a substantial basis exists to believe that material information was 

being withheld by the sellers from both the applicant and the IEB investigators; false and 

deceptive information and documents were being provided; and evidence existed that at least one 

of the sellers, that is, Charles Lightbody, possessed a significant criminal history and took 

affirmative steps to conceal his role and interest in the transaction so as to avoid jeopardizing the 

sale of the property to applicant Wynn MA, LLC and thus preserve the opportunity to share in 

enhanced financial rewards due to the site’s potential casino use.  

Because of the evidence, misrepresentations and withheld information on the part of the 

FBT principals, the entire picture of FBT’s manipulations could not be drawn with precision. 
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Upon further review there may indeed be other circumstances that have not yet come to IEB’s 

attention. 

However, one important aspect of the IEB investigation was to conclusively determine if 

the applicant had any complicity or knowledge in the misconduct described above. As noted, no 

evidence whatsoever was developed that suggested any involvement or knowledge of the 

applicant or any of its qualifiers, principals, or key representatives in the cited misconduct. 

Indeed, after the IEB had determined the scope and participants in the suspected misconduct, 

over the ensuring weeks, the applicant was provided certain information outlining the seller 

misconduct. The applicant was also specifically advised that these circumstances posed a 

potential hurdle to its suitability.  

After consultation with representatives of the IEB and applicant, the applicant advised 

that it would immediately commence negotiations with the sellers to discuss placing them in 

default due to a provision in the Option Agreements that allowed withdrawal if any action of the 

seller jeopardized the applicant’s licensure suitability. 

Since notification of the issues, the applicant was involved in intense negotiations with 

FBT representatives. The applicant has reported to the IEB a final resolution to such 

negotiations. An agreement has been reached between the parties pursuant to which FBT will 

receive a substantially reduced payment for its property. The payment will be based on an 

assessment founded on the basis if the property were not to be used as a casino. A copy of the 

agreement has been provided to the IEB and must be approved by the MGC.  

 

  


























































































































































































































































