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Modification Development, pursuant to §280-90 through §280-
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' The Applicant and the Applicant’s attorney signed waivers of the requirement to hold the first hearing
within 60 days of the date of filing of the application (Exhibits HO-6 and HO-7), and agreed to the
hearing being scheduled on September 30, 2013.
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DECISION

FINDINGS OF FACT:

1. The hearings in this matter were conducted by William J. Bolla, Esquire
who was appointed as the Hearing Officer to determine the application pursuant to §908
of the Pennsylvania Municipalities Planning Code, 53 P.S. §10908.

2. The Applicant is the equitable owner of the subject property pursuant to
a valid Agreement of Sale with its Owners dated July 31, 2013.

3. Radnor Township was granted party status through its solicitor John B.
Rice, Esquire.

4. The Radnor Township Tax Payers Association was granted party status
through its counsel, James Ettelson, Esquire. It is a civic organization consisting of
Radnor Township taxpayers and organized as a Pennsylvania nonprofit corporation. Its
purpose is to “unite local residents to discuss projects and public improvements and
disseminate information of public interest to the community”.

5. The Radnor Conservancy was granted party status through its President,
David C. Toomey, and alternate representative, Ginny Kreitler. The Conservancy is
dedicated to the protection of open space and the environment of Radnor Township and
organized as a Pennsylvania Non-Profit Corporation.

6. In addition, Ms. Kreitler entered her appearance as a Radnor Township
resident, living on property located in the vicinity of the subject property.

7. Leslie Morgan was granted party status. She is a Radnor Township
resident who lives on property in the vicinity of the subject property.

8. Colleen Price, Esquire, was granted party status. She is a Radnor
Township resident who lives on property in the vicinity of the subject property.

0. Brian Price was granted party status. He is a Radnor Township resident
who lives on property in the vicinity of the subject property.

10.  The Radnor League of Women Voters was granted party status through
its Vice-President, Barbara Schraudenbach. The League of Woman Voters is a civic
organization that monitors zoning, planning, transfer and acquisition of land in Radnor
Township and supports the protection of open space and recreational lands within its
borders.

11.  The subject property is as depicted on Exhibit MT-16, a Conditional Use
Plan for the development of 64-87 residential lots, prepared by Momenee and
Associates, Inc., dated July 31, 2013, last revised October 17, 2013 (the “Plan™). It
consists of approximately 311.54 acres, including a 10.022 acre parcel containing the
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main residential structure on the property, which parcel is to be retained by one of the
Sellers, the Robert L. Montgomery Trust (the “Mansion Lot™).

12. The subject property is identified as the “Main Tract” of the remaining
balance of the original Ardrossan Estate” containing a 22 bedroom mansion and 10
additional existing single family residences, 3 garage apartments, a dairy barn and
numerous outbuildings. It consists of rolling terrain and is burdened with two stream
corridors which contain the headwaters of the Darby Creek.

13. Darby Creek is an impaired stream located to the west of the subject
property. The subject property is in the Darby Creek watershed and contains two
streams, Camp Run and Wigwam Run, that are first order streams having their origin on
or near the subject property. First order streams are of particular importance in
remediating the Darby Creek and its watershed.

14. The testimony of Maya K von Rossum, the Delaware Riverkeeper,
confirmed the significance of the headwaters of the Darby Creek located on the subject
property and the high priority importance of the protection of them and, therefore, their
logical location within the common open space, as depicted on the Plan.

15. The subject property is located in the AC, Agricultural-Conservation
Zoning District of Radnor Township. Its net area, after deduction of existing road
rights-of-way; 50% of slopes greater than 20% grade; wetlands; and 50% of flood
plains; is 293.84 acres. The Applicant proposes to develop portions of the subject
property as a Density Modification Development, creating 64 to 87 residential lots
pursuant to the Plan.

16. The Plan proposes five phases of development containing 64 to 87
residential lots depending upon the housing layout options depicted on the plan and
whether a proposed sale of a portion of the subject property, located northeast of the
intersection of Darby-Paoli and Newtown Roads, identified during the hearings as “the
rye field™, takes place. Eleven of the proposed lots will accommodate existing
structures.

17. The construction of single family detached dwellings on the subject
property is permitted, by right, pursuant to §280-9.A of the Zoning Ordinance.

18. Pursuant to §280-10.B.1, the minimum lot area for a residential building
lot in the AC Zoning District is 2 acres. According to the testimony, the resultant
permitted density on the subject property would be 139 units.

? The Ardrossan Estate is a property of historic significance in Radnor Township, being the last remaining
undeveloped major estate within its borders. It also served as the inspiration for the Academy Award
winning film “The Philadelphia Story”. Portions of the estate, both to the north and south of Newtown
Road, have been subdivided into large estate lots and developed as such. The subject property is part of
the remaining core of the Ardrossan Estate.

* All parties agree that the rye field, approximately 27.4 acres in size, represents one of the most beautiful
viewsheds in Radnor Township and is sought to be preserved. Radnor Township was, at the time of these
hearings, negotiating with the Owners to purchase this tract of land for preservation purposes. The 64 lot
Plan would be utilized, in the event that its purchase was successful.
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19. The use regulations of the AC Zoning District also permit, when
authorized as a conditional use, a Density Modification Development provided that the
proposed development meets the objective criteria of Article XIX of the Zoning
Ordinance, contained at §280-90 through and including §280-100.

20. A Density Modification Development encourages the creation and
maintenance of common open space within a development by allowing residential lots
of varying sizes and allowing them to be less than the 2 acre minimum required in the
AC District. It also provides a density bonus to the development upon the provision of
a minimum of 15% common open space. As applicable to this matter, the permitted
density would result in the yield of 154 residential units on the subject property, upon
the provision of 15% common open space.

21. Further, the maximum yield of the subject property, consistent with
Zoning Ordinance requirements under the Density Modification provisions, would be
167 residential lots if 42% common open space were provided. (Exhibit MT-9).

22. The Plan proposes five phases of development with phases 3 and 4
having alternative layouts and unit counts to take into consideration the issue of whether
Radnor Township will purchase the rye field. The maximum number of units proposed
under the Plan is 87 residential lots.

23. In order to prevail upon its request for conditional use approval, the
Applicant must evidence compliance with Article XXIII of the Zoning Ordinance,
which outlines the intent, process, procedure, and standards for approval of conditional
uses.

24 One of the standards for approval set forth at §280-137.2 is that the use
shall meet the requirements of §280-145 relative to special exception applications
before the Township Hearing Board.

25. Further, §280-137.A requires that the proposed use must meet all of the
specific standards and regulations set forth in Article XIX, regarding Density
Modification Developments.

26. Therefore, factual determinations are necessary to judge whether the
Applicant has presented satisfactory evidence of compliance with each of the objective
standards set forth in §280-90 — §280-100.

27. §280-90 states the objectives and intent of the Zoning Ordinance
amendment that provided for Density Modification Developments. It allows
modification of lot area, yard, and use requirements for a single family dwelling
development in order to: A) Encourage conservation and use of open space; B)
encourage land development which preserves trees and natural topography, prevents
soil erosion and promotes the best interests of Radnor Township from an aesthetic,
ecological and natural resource standpoint; and, C) encourage attractive arrangements
of dwellings by permitting the design and layout of dwellings to be closely related to
the physical characteristics of the site in harmony with the surrounding tracts.
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28. §280-90.C indicates that the Density Modification Development
Ordinance was based upon the Comprehensive Plan of Radnor Township.

29. §280-91.A requires that any Density Modification Development contain
at least 15% common open space. The Plan, as well as the testimony of the Applicant’s
civil engineer, David R. Fiorello, who was qualified to testify as an expert in civil
engineering, evidences that the common open space to be provided in connection with
this application represents 15.28% of the tract size. Additionally, each phase of the
development proposed will contain at least 15% of its area as common open space.

30. In compliance with §280-91.C, the Applicant has evidenced that the
common open space shall be contiguous to the subject property and will not be
separated from it by existing roads.

31. Consistent with §280-91.D, the Plan evidences that consideration was
given to the arrangement and location of the common open space to take advantage of
the physical characteristics of the site and allow its easy access and view from dwelling
units, at the same time preserving natural features.

32. The Applicant has agreed to compliance with §280-91.E at the
appropriate time during land development.

33.  The common open space consists of a combination of land and water
within the subject property designed and intended for the use and enjoyment of
residents of the development with consideration given to the site considerations set forth
in §280-95.

34. The Plan evidences compliance with §280-91.G regarding buffer strip
requirements.

35. §280-92.A.1 sets forth three standards for Density Modification
Developments in the AC Zoning District as follows:

A. The minimum tract size must be at least 20 acres. The gross area
of the subject property is 311.54 acres. Its area net of ultimate
rights-of-way is 304.81 acres. Its adjusted tract area, accounting
for a reduction in natural resources to be preserved, is 293.84
acres.

B. The evidence indicates that the development of the subject
property into two acre residential lots, permitted by the Zoning
Ordinance, would yield 139 residential lots. A Density
Modification Development, providing 15% common open space,
has a maximum yield of 154 residential lots. A Density
Modification Development, providing for 42% common open
Space, would yield a maximum of 167 residential lots. The Plan
proposes up to 87 residential lots.
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C. Buildings must not be located within 75 feet of an existing street
right-of-way line or within 50 feet from any adjacent property
line. The Plan proposes compliance with this standard.

36.  This application is consistent with the use regulations set forth at §280-
93.

37.  The Plan evidences compliance with the dimensional requirements of
§280-94 of the Zoning Ordinance.

38.  The Plan, as well as the testimony of the Applicant’s engineer, indicates
that streams on the subject property are being preserved and wooded slopes impacted as
little as possible. The natural resource features on the property have been adequately
preserved and/or consideration given to their disturbance.

39.  In compliance with §280-96, the Applicant proposes that the
development of the subject property shall be served by sanitary sewers and public water

supply.

40.  The Plan evidences compliance with §280-97 regarding the dimensional
yard setback requirements for a Density Modification Development.

41.  In compliance with §280-98, the evidence adequately establishes that the
location of residential structures on the property will take advantage of existing
topography and natural features, sunlight exposures and viewsheds.

42.  The Applicant proposes ownership and maintenance of the common
open space in a homeowner’s (or similar) association, in compliance with the
requirements of §280-99.

43. §280-100.A requires compliance with the conditional use requirements
of Article XXIII of the Zoning Ordinance, and the Applicant proposes compliance
therewith.

44. §280-100.B requires disclosure of the landowners’ interest in the land to
be developed. The Applicant proposes the creation of up to 87 single family dwelling
lots to be owned in fee by intended Buyers. The common open space will be owned
and maintained by an association of the property owners, or similar entity.

45.  Up to 87 residential lots are proposed on the subject property, in
compliance with §280-100.2.

46. The storm water management feasibility narrative (Exhibit MT-11)
establishes the feasibility of providing adequate storm water management facilities for
the subject property and its development consistent with applicable Township and State
requirements.

47. Consistent with §280-100.3, the Applicant proposes that a homeowners’
association, comprised of the owners of the residential building lots, be created to own
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and maintain the common open space, except for any portions of it which are deeded in
fee to a conservation organization, such as the North American Land Trust or the
Natural Lands Trust. However, even assuming conveyance to such a Trust, the
association may retain responsibility to maintain the common open space area.

48.  The Plan adequately exhibits the approximate height, bulk and location
of dwellings and other structures on the subject property.

49.  The Applicant established, through its sanitary sewer feasibility narrative
(Exhibit MT-10), the ability of the proposed lots to be served by public sewer.

50. The evidence establishes that the proposed development can be served
with a public water supply system.

51.  The Plan evidences compliance with the requirement for the provision of
parking of vehicles and the location of proposed streets and public ways within the
subject property, consistent with §280-100.A.7.

52. §280-100.A.8 requires a statement that shows the ecological and
economic impact of the development on the Township and surrounding areas. The
Applicant presented Exhibit MT-22, a Statement of Ecological and Economic Impacts,
dated July 30, 2013, prepared by Glackin Thomas and Panzak, Inc., and the credible
testimony of its planner, Erik Hetzel, to establish that the economic impact of the
proposed development on Township services and the Radnor School District, will yield
a net positive for both, for a home valued much less than expected for those to be
developed on the subject property. No ecological impact was identified.

53.  §280-100.A.9 requires that traffic studies be conducted on roads
surrounding, or nearby, the subject property. The Applicant presented an “Ardrossan
Farm-East Parcel Transportation Impact Study” dated July 26, 2013 (Exhibit MT-19),
prepared by Traffic Planning and Design, Inc., and the testimony of Robert G.
Richardson, PE to establish the results of the traffic studies conducted. Mr. Richardson
was qualified to testify as an expert in the field of traffic engineering.

54.  The credible evidence presented indicated that all intersections that were
studied function at levels of service, both before and after the proposed development, of
“A” or “B”, on a scale of “A” through “F”.

55.  Richardson established that all required sight distances for the proposed
10 entrances and exits to and from the subject property meet PennDOT desirable sight
distance standards, or will be required to meet such standards during the land
development process.

56.  The Applicant has agreed to update the traffic studies during land
development to account for the closure of a bridge on one of the roads studied (Darby-
Paoli Road) and to consider the impact of schools being in session, as the study was
performed during the summer. There are an inordinate number of schools within the
vicinity of the subject property.



57.  The Township’s Traffic Engineer has identified intersections and/or
areas of the Traffic Impact Study which need to be updated and/or addressed. The
Applicant has agreed to cooperate with the Township’s Traffic Engineer in that regard.

58.  Zoning Ordinance §280-100.A.6 requires that the Applicant present the
substance of covenants, grants of easements, or other restrictions proposed to be

imposed upon the land, buildings and structures.

59.  The Plan delineates the following areas:

A. The areas containing up to 87 proposed residential lots;

B The 46.57 acres of proposed common open space;

C. The areas proposed for internal street rights-of-way; and

D The areas not proposed for residential use or for common open

space, identified by the Applicant as “Non-Residential Lots”.

60.  The areas of Non-Residential Lots are not restricted against future
development for residential use, but may not be developed as such under any approval
granted in this Decision, even though the area of the Non-Residential Lots is subject to
this Density Modification Application.

61. The Applicant presented the testimony of its managing partner, Edgar
Scott, III concerning the Non-Residential Lots.

62.  Mr. Scott credibly established that the Applicant desires to see limited
development of the subject property, with preservation of its natural features and vistas.
In order to financially justify the limited development of the subject property as
proposed, the Applicant needs to achieve maximum value of the residential lots created.

63.  The Plan evidences that the Applicant has sited the proposed residential
lots to take advantage of the natural features of the property, with proximity to, and
vistas of, common open space and wooded areas.

64. Scott’s testimony is found to be sincere with regard to the Applicant’s
intent concerning the Non-Residential Lots, in that:

A. It is the Applicant’s intent to market the Non-Residential Lots to
enable their preservation by the use of lawful tax provisions of
the Internal Revenue Code that will permit significant, and
practical tax advantages to intended buyers;

B. Scott has had successful experience in marketing lots for that
purpose as part of his involvement on behalf of developers of
other portions of the original Ardrossan Estate; and



C. Scott has identified a number of potential purchasers of such
restricted lots, either to enable the tax advantages available, or to
preserve the vistas on the subject property, if they are property
owners, or both.

65. The Applicant presented the testimony of Michael J. Samuels, CRE, who
was qualified to testify as a real estate appraisal and valuation expert. Samuels
established that any restriction against development placed upon the future use of the
Non-Residential Lots would substantially and unnecessarily devalue such lots, thereby
substantially or totally eliminating the possibility that potential buyers would acquire
them and subsequently gift or ease them for conservation purposes.

66. Samuels also credibly established that there is no basis in real estate
valuation theory or studies that would indicate the development of the subject property,
as proposed, would have any negative impact upon the real estate or property values of
any nearby properties.

67.  Any future development of the Non-Residential Lots, for purposes other
than preservation, requires a new conditional use application to be filed and hearings
held to determine compliance with then applicable zoning, or Subdivision And Land
Development Ordinance (SALDO) requirements.

68. §280-134 of the Zoning Ordinance sets forth the intent of conditional
uses, and the procedures necessary to obtain them. This Section recognizes that uses
permitted by conditional use constitute major uses that have the potential for substantial
impact upon the community.

69. The Applicant has complied with the application submission and content
requirements of §280-135 of the Ordinance.

70.  This application has been reviewed consistent with the requirements of
§280-136.B through and including E regarding the hearings held on the application.

71. §280-136.F recognizes the ability to attach conditions to any approval, if
those conditions are deemed necessary, including specific modifications to otherwise
applicable area and bulk requirements.

72.  The Applicant has established that the subject property is historic and
unique, containing driveways and farm roads that are tree lined and that fit naturally
into the terrain. It intends to utilize these driveways and farm roads as the basic layout
of'its internal street system to serve the lots created. It intends to seek waivers of
specific SALDO regulations with regard to road width and design requirements in order
to permit the internal road system to maintain its historic nature and to avoid
unnecessary disturbance of the natural features of the site.

73.  However, the Applicant’s engineer, Mr. Fiorella, credibly established
that if such waivers were not granted, those requirements could be met without
redesigning the layout of the Plan but, perhaps, with negative impacts upon existing
historic and/or natural features.
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74. Phase 3 of the Plan proposes a cul-de-sac road that would exceed the
maximum length permitted under SALDO. If the requested waiver from that provision
is denied, the Applicant can establish compliance with the cul-de-sac length
requirements, however, once again, with possible negative impacts upon other aspects
of the development.

75.  The decision to grant specific waiver requests from the Subdivision and
Land Development Ordinance of Radnor Township is not a subject of this Density
Modification Conditional Use application and is within the jurisdiction of the Radnor
Township Board of Commissioners during the land development plan review process.

76. In response to viewshed concerns expressed by the Radnor Conservancy
and other parties, the Township presented its municipal engineer, Roger Phillips, PE
who credibly established that, although portions of the homes proposed along the Phase
3 cul-de-sac would be visible from perimeter roads, that impact upon the viewshed
across the rye field would be significantly and reasonable softened with buffering
vegetation of appropriate density and height.

77. The Plan, as well as Exhibit MT-11 provides that:

A. Storm water management for the proposed development will be
provided by structural BMPs with an underground
detention/recharge pipe system to control runoff from proposed
public and private roads, driveways and lots; and

B. Ground water seepage beds will be installed on each lot in order
to capture and recharge storm water runoff from the property.

78.  The Radnor Township Taxpayers Association was a party to this matter.
Its position was that the Applicant’s plans did not comply with all applicable provisions
of the Township’s SALDO, and that the Traffic Impact Study required reanalysis. Both
the Applicant and Radnor Township agreed that, upon conditional use approval, the
Plan would be reconsidered during subdivision and land development review and
modified, consistent with the determination of the Township’s Board of
Commissioners, as appropriate, at that time. Further, these three parties agreed that
additional traffic counts and reanalysis of an intersection would be necessary during
land development.

79. The Radnor Conservancy was a party to this matter. The Conservancy
supported the Density Modification Development Plan but requested, as a condition of
approval, that the residential structures proposed to be located on Lots 3-2 through and
including 3-10 be moved westward of the ridge line overlooking the rye field and the
intersection of Darby Paoli and Newtown Roads.

80.  The record does indicate that the highest portion, at least, of some or all

of these structures may be visible from motorists on each of those roads. However, the
Applicant, in response to Township concerns during the review process, relocated
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approximately 4 acres of open space from the stream valley areas to a 100 foot wide
common open space buffer area between the rye field and the referenced lots.

81.  The Township’s Engineer, Roger Phillips, PE, established that the
appropriate planting of vegetation and trees in this 100 foot buffer area would, when
mature, successfully soften the visual impact of the tops of the houses from the
roadways so as to eliminate any negative impact.

82. Leslie Morgan was a party to this matter. She expressed concerns about
the amount and location of the common open space proposed in the Plan. Ms. Morgan
presented no testimony or evidence to indicate that the Plan was not in conformity with
the applicable Zoning Ordinance requirements.

83. Colleen and Brian Price were each granted party status. They are
husband and wife and collectively expressed concerns about the amount and location of
the common open space; the location of some of the residential building lots, vis-a-vis
their property; and a request that a condition precluding any further development of the
subject property be imposed.

84.  Neither Mr. nor Mrs. Price presented any evidence that would indicate
that the Plan was not in compliance with the applicable provisions of the Zoning
Ordinance regarding the common open space or the siting of proposed residential lots.
Further, their proposed condition would eliminate the marketability of the Non-
Residential Lots for preservation purposes.

85. A number of other Township residents testified in opposition to the
proposed Plan. Their concerns centered about traffic and storm water issues, density,
and the impacts of the development upon the subject property’s natural resources and
historic features.

86. No evidence was presented by any opposing party or objecting neighbor
to indicate that the Plan was not in compliance with the applicable Zoning Ordinance
provisions.

87.  No evidence was presented by any opposing party or objecting neighbor
that would establish a high degree of probability that the proposed use will adversely
affect the public welfare.

88.  Radnor Township was a party to this action. It expressed no objection to

the proposed Plan but did request the imposition of conditions to ensure compliance
during subdivision and land development.
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CONCLUSIONS OF LAW

1. The Applicant has presented competent and credible evidence that
establishes that the Plan meets the objective standards set forth in §280-90 of the
Zoning Ordinance.

2. Further, it establishes compliance with all of the objective standards of
Article XIX.

3. The Applicant has complied with all applicable sections of Article XXIII
with regard to the application submission and content provisions of §280-135.

4. As authorized by §280-136.F, conditions of approval will be imposed.

5. The proposed use meets all of the standards set forth in §280-145,
applicable to special exception applications.

6. Development of the subject property as proposed in the Plan will not
result in any adverse impacts upon nearby properties that are not contemplated by the
provisions of the Zoning Ordinance.

7. The development of the subject property as proposed will be less
impactful than a residential development permitted by right in the AC Zoning District,
by subdivision into two acre building lots.

8. The proposed development will be less impactful than one that would be
permitted pursuant to the Density Modification Development provisions of the
Ordinance, with a maximum yield of 154 residential lots.

9. The approval herein granted permits no more than 87 residential lots on

the subject property, located as depicted on the Plan, subject to appropriate modification
during subdivision and land development.
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DECISION

The conditional use request of the Applicant is hereby approved for the
development of the subject property into up to 87 single family residential lots as
depicted in the Plan, subject to compliance with all other applicable governmental
ordinances and regulations and the following specific conditions:

1.

All new construction proposed for Lots 3-2 through 3-10 shall be done in
a fashion which provides for maximum protection of the Darby-
Paoli/Newtown Road viewshed when viewed from the intersection of
those roads. The Township Board of Commissioners shall approve the
ultimate placement of proposed buildings on each of these lots so as to
maximize the viewshed from the existing public roads and soften the
impact of the view of the residential structures to be constructed there,
prior to the issuance of grading and building permits.

A landscape plan, in accordance with the Radnor Township Shade Tree
Ordinance, sufficient to screen Lots 3-2 through 3-10 from the above
referenced intersection, within the 100 foot buffer strip adjacent to the
rye field, shall be prepared and submitted and subject to approval by the
Board of Commissioners during the land development process.

All proposed new construction on all lots shall be limited in height to 35
feet from the average grade (the average of the grade taken at 20 foot
intervals around the building perimeter) to the top of the highest roof
beams of a flat roof width or to the mean level of a sloped roof, provided
that chimneys and spires shall not be included in measuring the height.
The height shall be measured from finished grade and, in no event, shall
any fill material result in an increase in building height beyond 35 feet,
unless soil conditions necessitate the placement of fill, as determined by
the Radnor Township Municipal Engineer.

In the event that the Applicant, or any of its successors or assigns,
proposes to build any additional dwellings beyond the proposed
maximum limit of 64 or 87, depending upon which plan is approved,
such additional development shall be considered through submission of a
new Conditional Use Application, meeting all Zoning Ordinance
requirements of Article XIX for a Density Modification Development,
and shall require a new subdivision application. Any such submission
shall not be considered an amendment of the existing proposed plan for
development.

The 100 foot proposed buffer strip adjacent to the rye field shall contain
no buildings or structures; and shall be deed restricted in a form and
manner to the satisfaction of appropriate Radnor Township officials.

All new lots and proposed new or existing residential buildings shall
provide for individual on-lot storm water management through seepage
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pits or other non-structural BMPs in accordance with the Radnor
Township Storm Water Ordinance. Any and all roof drains and sump
pumps shall be tied into such on-lot storm water facilities.

The Applicant shall perform such studies and make such improvements
as are necessary in order to establish sufficient sewage capacity within
the Township’s main transmission line servicing the property.

The Applicant shall modify and update the Traffic Impact Study with
regard to conducting new traffic counts when the nearby schools are in
session and re-examination of any intersection, as determined by the
Radnor Township Traffic Engineer.

The Plan shall be subject to modification by the Board of Commissioners
of Radnor Township, as appropriate, during the Subdivision and Land
Development review process.

Respectfully submitted,

/s/ William J. Bolla
William J. Bolla, Esquire
McNamara, Bolla & Panzer
116 East Court Street
Doylestown, PA 18901
Hearing Officer
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