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THE PRESI DENT: Ckay. We're going to
get started. Welconme, everyone, to the
April 30th, 2024, Board of Conmm ssioners
meeting for the conditional use hearing for
the HamIlton tract.

We'll have a quorum | assune M.
Riley will come in shortly, so, John, do
you want to get started?

MR. RICE: Yes. As we've done nost of
t he neetings, we've had at | east one or two
comm ssioners unavail abl e.

They've all been instructed to either
read the transcript. Of course, there's a
vi deo avail able for anyone that's not here.

Do any of the parties have any
obj ection or anything regardi ng proceedi ng
i n that fashion?

George, any issue?

MR. BROSEMAN: No obj ection.

MR. RICE: Okay. Do any of the other
parties have any objection regarding that?

(No response.)
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Bernard Panzak, Jr.

MR. RICE: Luckily, we have a
transcript and we have a recording for any
comm ssioners that can't be here.

So with that, we left the last tine
with M. Panzak. | believe, M. Marlier,
you had finished cross-exam nation, and M.
Broseman, you have sone redirect?

MR. MARLIER: And |I'm not sure if the
comm ssi oners asked questions. | believe
we had ended with the neighbors, | think.

MR. BROSEMAN: That's what | recall,
t hat the other parties had asked questi ons,
and you t hought the comm ssioners m ght
have questi ons.

MR. RICE: Okay. All right. Well,
let's go to the conm ssioners then.

Do any of the comm ssioners have any
gquestions of M. Panzak regarding his
testi nony?

THE PRESI DENT: | do. Let me | ook
over, because this was the last tine.

BERNARD S. PANZAK, JR.,

havi ng been previously duly sworn, was exam ned
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Bernard Panzak, Jr. 5

and testified further as foll ows:

EXAM NATI ON

THE PRESI DENT: We were tal king about
| andscaping and lighting. So | guess first
let me start with the wall al ong Eagle
Road.

| saw several sections of wall al ong
Eagl e, taking that very steep enbanknent.
| was wondering if you have any idea what
t he substance of walls would be made out
of .

Wuld it be a manmade conposite or
you'll use the rock fromthe old mansi on or
I's there anything interesting about that?

THE W TNESS: Great question. | don't
think we're there yet.

THE PRESI DENT: No, and | don't think
we need to be.

THE W TNESS: No. We hope to have it
be quite aesthetically pleasing.

THE PRESI DENT: Sure. So functi onal

and will ook good. All right.
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THE W TNESS: Ri ght .

THE PRESI DENT: Have you consi dered
wi th your |ighting plans using any sol ar
| ighting or trying to stay on the energy
neutral side of |ighting?

THE W TNESS: Yeah. At this time we
have not. You know, they're LED, very
| ow-wattage |ight fixtures, and we do
think that they're energy sensitive.

THE PRESI DENT: Yes, they're very
| ow- energy use. We did, the township just
did a review for the entire township of
| i ghting, and | understand that.

But they do make | ovely solar, the
batteries in the base, the panels at the
top lighting, since your lighting is going
to be going down and shiel ded from ot her
eyes in the environment. [It's just
sonmet hing to consi der.

THE W TNESS: Yes.

THE PRESI DENT: And al so to consi der,
| know you were tal king about a wal ki ng
pat h goi ng through the open space, sone

| i ghting there as well, because | think
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that is something that woul d be necessary.

| wrote down a note that | believe you
answered al ready, but in the open space
t hat already has quite a few mature trees,
wi |l you be adding nore trees to that area?

THE W TNESS: Yes. The plan is to add
nore trees in that area, you know, | eaving
some nmeasure of open space open.

THE PRESI DENT: Sure, especially if
you're going to put a path through.

THE W TNESS: Right, yes, and for, you
know, just passive recreation.

THE PRESI DENT: Absolutely. And are
there any concerns about the wildlife
that's there currently?

You know, it's very overgrown. |'m
sure there are foxes and turkeys and
you-nanme-it living in there.

| know t hat nei ghbors get distraught
when construction starts and the wildlife
all goes.

THE W TNESS: Yes.

THE PRESIDENT: |Is there a plan for

that, and | don't even know if that's your
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Bernard Panzak, Jr. 8

hat, but --

THE W TNESS: Probably not ny hat. |
actually took a wal k over there yesterday,
and it was pretty lonely, other than birds
and squirrels, and hopefully they w ||
congregate in these areas of preserved
trees and undi sturbed area.

THE PRESI DENT: Okay. Thank you very
much. That's it for me right now.

MR. RICE: Any other board questions?

MR. LARKIN: So | wanted to take you
back. You were asked questi ons about
Section 280-95, which deals with site
consi derations, and one of the sections
t hat you read was Section 280-95. A(4):

Landscapi ng shall be regarded as
essential to every devel opnment plan. Not
only nmust natural features, trees, and
sl opes on the site be preserved, but
careful attention nust be given to
| andscapi ng of parking areas and providing
for street trees.

What | andscaping is being proposed for

t he parking areas?
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Bernard Panzak, Jr. 9

THE W TNESS: Well, our parking areas
are adjacent to stormnater managenment
facilities, and as such, along with their
buffers, we feel that there are other code
sections that actually prohibit the
pl anti ng of |andscaping at these particul ar
par ki ng areas.

MR. LARKIN: Got it. Okay. Thank
you.

MR. RICE: Any further questions from
t he board?

(No response.)

MR. RICE: Okay. M. Broseman?

REDI RECT EXAM NATI ON
BY MR. BROSEMAN:

Q Bern, we went over your qualifications
when we started, but | don't renmenber if | asked
you i f you had been involved in numerous projects
I n Radnor Township over the years.

A. Yes. We've done numerous projects in
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Bernard Panzak, Jr. 10

t he townshi p.

Q And over approximtely how | ong of a
period?

A It's got to be over two decades.

Q And do you regularly appear before the

Radnor Townshi p Shade Tree Conmm ssion in
connection with those projects?

A We do.

Q At the | ast hearing, you were asked
sonme questions, sonmething along the lines as to
whet her you were given the plan of the townhones
that were desired by the applicant and then asked
to work with that plan to preserve the trees
given the | ayout.

However, those questions ignored the
| nportance of other factors such as the township
regul ations, as well as the inportance of the
common open space?
MR. MARLIER: |'m going to object. It
doesn't sound |ike he is asking a question.

It sounds |ike he is testifying.

MR. BROSEMAN: | was in the m ddle of
my questi on.
MR. RICE: Well, you were giving a
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stat ement.

| understand that at a zoning heari ng,
we can ask very | eading questions, but
you're giving the answer when you're asking

t he question, so just ask hima question.
BY MR. BROSEMAN:

Q At the | ast hearing, you testified
that the conmmon centralized open space preserves
one of the nost significant pieces of wooded area
within the property.

Can you el aborate on that and how the
t ownhonmes and the drive |ayout relates to the
common open space and the other requirenents of
t he townshi p?

A Yes. As anyone engaging in an effort
of site planning, there's a nultitude of factors
that go into that, of course, the zoning, what's
allowed fromthat, setbacks, buffers, adjacent
| and uses, natural features, and then you start
to understand the programmtic elenents that are
bei ng asked of you.

There's required circul ation, number
of dwelling units, what type of housing type

you're interested in using, and then you go back
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to the site, and on this particular site, a |ot
of the features, the existing features wrapped
around in a bit a U-shape on the site.

And the other thing that factors into
this is vehicular circulation, how are you goi ng
to get into and out of the site, back to other
ordi nance requirenents, access from | ower-order
streets, so that sort of put us on Strafford
Avenue.

And agai n, when we went back to the
existing features, there was a significant piece
of wooded area right in the center of the site
bet ween what m ght be descri bed as the working
side of this property and the residential side of
this property.

And that, along with circul ation,
probably two access points probably, you know,
definitely comng off of Strafford Avenue, that
| eads us into sort of this U shaped
configuration.

And then you apply your product to the
site, apply the setbacks, and really this central
wooded area became a focal point.

We knew we had to preserve, provide
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common open space, and that | ooked |ike the very
| i kely part of what was going to be required.

So that became sort of the
centerpi ece, comon open space, focal point of
t he project and provided us really good potenti al
in regard to neeting all of the requirenments that
| believe we've nmet with this particular |ayout.

Q Thank you. The topic of creating an

earth disturbance cane up in your testinmony at
t he | ast heari ng.

You did not have avail able the size of
t he area that would not have grading and earth

di sturbance. Do you have that information this

eveni ng?

A. We do. And just by way of a m nor
correction in our limt of disturbance, there's
several wall features just to the, let's call it

the Grant Lane side of our open space. W' ve
elimnated those.

We understand that those will be
di sturbed by nature of renoval of those, and that
central open space becones about an acre of
ground, just under an acre, which is about

13 percent of the overall site.
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The total amount of undi sturbed area
on this site is 62,966, which is about an acre, a
little under an acre and a half or 19 percent of
the site.
Q | would like to go to the topic of
heritage trees. The Zoning Ordi nance of Radnor
Townshi p which we are proceedi ng under for the

condi tional use application does not regul ate

heritage tree renoval; is that correct?
A. That's correct.
Q And does the zoning ordi nance define a

heritage tree?

A No, it doesn't.

Q Where is that definition found in the
t ownshi p code?

A That's found in Chapter 263 entitled
Trees, and it's Section 263-4.B.

Q And what is that definition?

A Any tree, any tree that's 30 i nches or
greater in the DBH

Q And | think we've said |ast tinme, but
is DBH a defined ternt

A Yes, it is. That's defined as

di anmeter at breast height, or roughly four and a
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hal f feet above grade. That code section is
263- 4. B.

Q And based on that definition, is it ny
under standi ng that a heritage tree would apply to
any species of tree based solely on the DBH size;
Is that right?

A Yes. It's strictly a size
consi derati on.

Q And does that nean that various
undesirable trees, such as invasive species or
trees in poor condition, trees susceptible to
di sease or other decline, would fall under the
definition of a heritage tree, as long as it was
30 inches or nore in DBH?

A Yes, it can, and often does.

Q I n your professional opinion as a
| andscape architect, are sone species of trees
nore worthy of preservation than others?

A | think, yes. And | think that sort
of longevity and heartiness in their DNA really,
native is a good characteristic as well, but |
think [ongevity and condition really kind of, in
my view, point to trees that are nore preferred

for preservation.
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Bernard Panzak, Jr. 16

Q And what about if it was invasive?
A. Well, | guess less so. W're trying
t o manage i nvasives constantly, | think,

t hroughout our region, and | think that would
certainly not create an environnment where that
woul d be the nost desirable tree to retain.

Q I n your experience in Radnor Townshi p,
when is heritage tree renoval dealt with in the
devel opnent process?

A Typically in the | and devel opnment
stage. We've tried to reach out and neet with
t he shade tree conmm ssion prior to planning
comm ssion neetings and other neetings in that
| and devel opnment process.

Q Is the topic of heritage trees and the
requi red replacenment tree fornula addressed in
Chapter 263, Trees?

A Yes, it is.

Q And do these code provisions prohibit

the renoval of a heritage tree?

A. It's strongly discouraged but does not
prohi bit.
Q And there's a replacenent forrmula if a

heritage tree is to be replaced?
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A. There is, and if a heritage tree is
removed, the formula dictates that there would be
six replacenment trees for every one 30-inch tree
and over.

Q And t hat replacenent formula is
applied by the township to healthy trees not
suscepti ble to di sease and noni nvasive trees; IS
that right?

A Yeah, that's generally correct. In
our case, we are providing conpensation for
heal t hy, for some healthy invasive trees such as
Nor way Mapl e.

Q Do the plans for this project satisfy
t he applicable heritage tree replacenment fornula?

A. Yes, they do.

Q I n your experience in doing projects
I n Radnor Townshi p, does the township shade tree
comm ssion regularly approval the renmpval of
heritage trees, coupled with replacenent trees,

I n connection with | and devel opnent projects?

A. Yes, it does. A recent project that |
was involved in was the St. Honore devel opnent
across the street nore recently, and one that

t ook place quite a while ago was Radnor Corporate
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Center along Matsonford Road.

Q And those involved renoval of heritage
trees and replacenent in accordance with the
applicable formla?

A. Yes, they did.

Q At the last hearing, M. Rice asked
you to state the sizes of the heritage trees to
be renoved.

In review ng your testinmony from |l ast
time, did you discover an error in the answer
t hat you gave?

A. | did discover an error, yes. |
I nadvertently gave the answer to heritage trees
to be preserved as opposed to the trees that were
bei ng renoved.

Q So the answer, you didn't give the
answer to what was being rempved. You gave the
answer to what was being preserved.

Coul d you go over the DBH sizes, |
beli eve was the question, of what was to be
removed or what is proposed to be renpved for
heritage trees?

A. Yeah. Trees being preserved are

eight. The healthy trees being renoved are
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seven.

| could go through each one, but | did
the math, and it turned out that there was two
i nches of difference when you totaled the

preserved trees versus the healthy trees being

renmoved.
We're renoving two nore additional
i nches. | nmean, | can go through each one if
that's --
Q Why don't you, because you went

t hrough each one last time, just to make the
record cl ear.

A Okay. Yeah. Thirty-inch White Pine;
a 34-and-a-half-inch Blue Mdss Cypress; a
33-and-a-hal f-inch Chinese Chestnut; a
45- and-a- hal f-inch Sugar Maple; a 43-inch Wite
Pi ne; a 35-inch Copper Beech; and a
30-and-a-hal f-inch Norway Mapl e.

Q Are any of these trees to be renoved
I nvasi ve species?

A. As | nmentioned just a m nute ago, the
Norway Maple tree is considered an invasive
species, and we are renoving one defined heritage

tree as that Norway Maple.
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Q Are any of these trees non-native
speci es?
A. Yes. |In fact, the Blue Mdyss Cypress,

t he Chi nese Chestnut, and the Copper Beech would
all be considered non-native.

Q In the township arborist's review that
was marked Exhibit A-9 C, which we had put into
the record quite sone tinme ago, did he indicate
t hat Sugar Mapl es were undesirable due to various
condi tions?

A. Yes, he did. And basically his quote
was "these adverse conditions include
Verticillium wilt, Sugar Maple decline, and other
tribulations associated with Sugar Maple."

And just kind of to add a bit onto
that, |1've attended tree conferences in the area
where the description of Sugar Maple is that it's
becom ng a species that is intolerant of a
warm ng environment, so that's the reason why
nore di seases are afflicting these trees and the
arborist comunity is really beginning to
di scourage the use of themin our area.

Q And did the township arborist's

review, again marked Exhibit A-9 Cin the record,
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confirmthat the |andscaping plans had net the
applicable requirements, including the applicable

tree replacenment fornmula?

A Yes, it did.

Q Movi ng on to another topic, you had
recei ved some questions. | believe it was from
nostly from sone of the parties that live in

Tredyffrin Townshi p aski ng about the effect that

tree removal could have on stornmwater managenent.
Are you generally famliar with a

proj ect being done by Radnor Township itself at

the property it calls the West Wayne Preserve

property?
A Yes, | am
Q And have you reviewed vari ous

materials on the townshi p website about that

project?
A | have.
Q Have you seen that site recently?
A. | have seen the site, yes.
Q | don't know if you could bring it up

on your screen, but we have an Exhibit A-26.

(Applicant's Exhibit A-26 was marked
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for identification.)
BY MR. BROSEMAN:

Q There we go. So is this a letter on
the township's letterhead that we've marked
Exhi bit A-267?

A Yes, it is.

Q And does this tal k about the West
Wayne Preserve property?

A It does, and | believe that it's an
extrenmely positive forward-I|ooking project that
takes a degraded site of lowquality vegetation
and turns it into an asset with really multiple
community benefits by way of natural systens,
stormwat er managenment, and | believe these
benefits will be felt in the comunity for years
to conme as this project establishes itself and
really again takes that degraded woodl and area
and allows this to becone a canopy of the future.

Q And so at least in this case, the
township felt that renoving a substantial nunber
of trees could also help to provide a stormwater
managenent project; is that right?

A. That's correct.
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trees,

Q And the letter indicates that 406

I ncl udi ng 60 healthy trees, would be

removed for the stormwnater project?

yes.

A. That's what's stated in the letter,

MR. BROSEMAN: That's all | have at
this time for M. Panzak.

MR RICE: M. Marlier, any recross?
Before we get off of this letter, is it
just a one-page letter?

THE W TNESS: Two pages.

MR. RICE: Ckay.

MR. BROSEMAN: | can get you copi es.
We got it fromthe township website.
Actually, | have a couple, if you would
like it.

MR. RICE: Let's distribute the

exhibit. Do you have copies, George?
MR. BROSEMAN: | left w thout all of
my copies, but | just have two, so |

apol ogi ze for that.
MR RICE: M. Marlier, do you want a
copy?

MR. MARLI ER: Thank you.
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MR. RI CE: And we'll have one for the

boar d.

MR. BROSEMAN: [|'l| get you nore

copies. |'m sorry about that.

RECROSS EXAM NATI ON
BY MR. MARLI ER:
Q M . Panzak, good evening. You
menti oned the working side of the Ham | ton

property. What did you nmean by that?

A. Well, Ms. Ham lton | oved fl owers.

She was an active participant in the Flower

Show

for years and years and had greenhouses and ot her

facilities for forcing and grow ng pl ants.

Q So when you were tal king about the

wor ki ng side, were you tal king about the current

conditions?

A. That's correct, which is the Eagle

Road side of the property, roughly splitting the

property into halves, the residential side
ki nd of the working side.
Q Thank you for the clarification.

were tal king about the central | ocation of

and

You

t he
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open space being chosen for certain reasons.
Woul d you agree with nme that one of

the main reasons you chose the central |ocation

for the open space was that the open space has to

be conti guous; correct?

A Yes, plus it featured the |arge swath
of trees that | had nmentioned in ny previous
testi nony.

Q Under st ood. Understood. You gave

sonme testinmony regarding heritage trees, reading
fromthe zoning code, certain sections of the
zoni ng code.
Just to be clear, none of your

testi nony toni ght would conflict with your
testi nony regarding the nunber of heritage trees
you're renoving; correct?

A. That is correct, yes.

Q And none of your testinony tonight
woul d conflict with your testinony fromthe | ast
heari ng regardi ng the number of heritage trees

that you're removing from where the footprint of

t he townhomes will be; correct?
A Correct.
Q You testified that, in your
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experience, typically the discussion of heritage
trees and the renoval of heritage trees would
t ake place during | and devel opnent.

Do you remenber that testinony?

A Yes.

Q But just to be clear, during | and
devel opment, nonths down the line, if there was
an issue with the renoval of certain heritage
trees fromwhere the townhomes are supposed to go
per your plan, that would be a major issue for
t he devel opnment.

Woul d you agree with nme?

A. Well, | think that as the process goes
on, we get together with the shade tree. |It's
al ways been a cordial and productive interaction.
We typically walk the site.

Shade tree gets to get a visual
picture of the condition of these trees, and we
will be trying to retain all of the trees that we
project to be preserved.

But | think there would be sone
openness for the possibility of comng to an
agreenment with the fol ks charged with

preservation of trees in the township, that if
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t hey thought a particular tree should be renoved,
t hen we woul d provide conpensation as required by
t he ordi nance and the tree fornmula.

But it's our intention to retain all
of the trees that are being planned for
preservati on.

Q | understand. But if you're wal king
t he grounds of this property with the shade tree
comm ssion, and they cordially say to you, you're
not going to take these three heritage trees
down, and say those three heritage trees are in
the footprint of where the townhones are supposed
to go, that would significantly change this
devel opnent as proposed; correct?

A. | think that it's been ny experience
t hat we've worked, like |I said, worked with the
shade tree comm ssion, and we provide all the
appropri ate paperworKk.

There's no absolute prohibition of
removal of heritage trees, and it's been ny
experience that we've never been in a situation
where there's been an absolute hard stop on a
heritage tree.

Q So ny hypothetical then, you don't
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want to answer the hypothetical. Your answer is
t he hypothetical just sinply would not happen?

A It's not been my experience in all of
t he experience that we have in dealing with the
townshi p and the shade tree advisory.

| think when you conme right down to it
and you | ook at these heritage trees, sone m ght
say that in the future, really the better option
woul d be to provide conpensation for it and all ow
those trees to, as |'ve said nmultiple tinmes,
beconme the canopy of the future and really | ook
to the future, whereas in sonme cases heritage
trees are in decline.

We've tal ked about sonme of these trees
bei ng i nvasive, non-native, and in wal king the
site yesterday, there are defects within these
I ndi vi dual trees.

And if we are imagining, like is being
done in the West Wayne Preserve, a new
environmental reality, you know, having new trees
conpensating for old trees that may be
approaching end of life, maybe the better thing
woul d be to conpensate and replant and allow this

devel opnent to be a positive inpact both from a
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st ormwat er managenent standpoint and a tree
repl acement standpoint, and then all of these
trees would grow in their new spot and have a
better chance of canopy fulfillment, | guess |
woul d describe it as.

Q This canopy fulfillment, canopy of the
future, just to be clear, | believe you testified
at the last hearing that it would be in decades
that this canopy of the future would be
fulfilled; correct?

A Well, | think | referred to that, if
you | ook at one two- to two-and-a-half inch tree,
which is what the requirenent is, versus a
heritage tree.

But, you know, once you've grouped six
two- to two-and-a-half inch trees and all ow them
to be growing in appropriate space, you begin to
recapture that canopy loss of the heritage tree,

I think, quicker than -- it mght be a decade or
15 to 20 years, but by nature of the six-to-one
relationship, | think you're going to gain that

canopy mass back sooner.

Q You nmentioned in the |ast few m nutes,

you focused on the unhealthy trees. Just to be
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clear, there are seven healthy heritage trees

bei ng renoved; correct?

A Yes, that's correct.
Q You testified as to A-9 C, the
township arborist's review letter. That township

arborist review letter was written in August of
2023; correct?

A |'ve got July 29th, 2023.

Q So it's been since July of 2023. And
just to be clear, your A-22, your plan for trees,
sheet 13 through 17, was |ast updated in March of
2024; correct?

A Yes.

Q You nmentioned a plan, a letter marked
A-26, the letter that's on the screen now.

Is this West WAyne Preserve property,
Is this plan that's described in this letter

I dentical to the Ham Iton project?

A. No, it's not.
Q Are there significant differences?
A. Yes. The West Wayne project has no

honesite features, no structures.
VR. MARLI ER: | have no further

gquestions, M. Rice.
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MR. RICE: So we'll go to the
residents. And this is recross based on
the testinony that was given today, tonight
by M. Panzak.

So Anber Levy, questions?

MS. LEVY: Yes.

EXAM NATI ON

MS. LEVY: Anmber Atwood Levy, Radnor
Conservancy. Ckay.

M . Panzak, how many trees were
removed in the St. Honore devel opnment that
you referenced as a conparison?

THE W TNESS: Yeah, | don't have that
nunber at my di sposal right now.

MS. LEVY: Is it conparable?

THE W TNESS: | do know that there
were seven healthy heritage trees being
removed, and we have seven heal thy heritage
trees.

MS. LEVY: But the nunber of trees
overall, is that conparable to the number

of trees being removed fromthe site, would
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you estimte?

THE W TNESS: | think there were a
conpar abl e nunber, if not a few nore.

MS. LEVY: Okay. The other question
that | had for you was that --

THE W TNESS: That was a few nore on
the St. Honore site, rather than our site.

MS. LEVY: Your reference, the term
degraded woodl ands, tal king about the West
Wayne Preserve, would you define this as a
conpar abl e degraded woodl ands?

THE WTNESS: | don't think it's as
degraded. | don't know how to define
degrees of degraded woodl ands, but |
believe that our site is degraded, perhaps
not to the degree that the West Wayne site
was.

MS. LEVY: And on the letter, it said
that there were 406 trees to be renoved in
t he West WAyne Preserve, including 60
heal t hy trees.

Can you rem nd nme again the ratio of
heal thy trees being rempved and the total

nunmber being renoved at the Ham lton site?
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THE W TNESS: Total trees being
removed is 225, and healthy trees would be
114.

MS. LEVY: Right. There is a
di fference there. That is all the
gquestions | have at this time, | think.

One question | did have. Sorry.
Damean Snyder of Shreiner Tree Care, do you
know i f he is TRAQ certified?

THE W TNESS: | do not know t he answer
to that.

MS. LEVY: Okay. |Is that the arbori st
at Shreiner Tree Care who did the update?

THE W TNESS: Yes, he did.

MS. LEVY: Okay. All right. And when
he did the update, were new DBH
measurements taken?

THE W TNESS: Woul d you repeat that,
pl ease?

MS. LEVY: Were new DBH nmeasurenents
taken for every tree when he did the
updat e?

THE W TNESS: He did provide us with

DBH updates for each and every tree, yes.
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MS. LEVY: All right. And with an
official DBH tape?

THE W TNESS: | was not onsite with
M. Shreiner, so | don't know what the
met hodol ogy of the DBH neasurenent was.

MS. LEVY: All right. Thank you.

MR. RICE: M. Chawl a, any questions?

(No response.)

MR. RICE: M. Clenmente?
MR. CLEMENTE: No questions.
MR. RICE: M. Curley?

(No response.)

VR. RI CE: Mar k Gaet o.

(No response.)
RICE: Cindy Hansen?
HANSEN: No questi ons.
RICE: Cas Hol |l oway?
HOLLOWAY: (Good evening. Cas

» 3 5 3
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Hol | oway, 241 West Wayne Avenue, Wayne, PA.
Good eveni ng, Bern.

THE W TNESS: Good eveni ng.

MR. HOLLOWAY: How many trees are
bei ng renoved on the Ham lton site?

THE W TNESS: Total tree renmoval is
225.

MR. HOLLOWAY: And how many trees are
bei ng planted in place of those trees being
renmoved?

THE W TNESS: W are proposing 332
trees. Vhen you total all of the
requi rements, there are 202 repl acenent
trees, 80 of which are canopy trees.

MR. HOLLOWAY: The |ady that was | ust
here, Amber, | believe, asked you if nore
trees were taken down on our site at St.
Honore, and | believe your answer was, Yyes,
you t hought.

THE WTNESS: | think | said it was
conpar abl e.

MR. HOLLOWAY: We were, our -- the
nunber of trees taken down were under 200.

THE W TNESS: Ckay.
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MR. HOLLOWAY: But we did have a
conmpar abl e number of replacenment trees
relative to the nunber of heritage trees,
so | just wanted to be clear.

THE W TNESS: Ckay.

MR. HOLLOWAY: | would say it's
conmparable fromthe standpoint of you have
seven acres and we have five acres. So
t hank you.

MR. RICE: M. Hynmel?

(No response.)

MR. RICE: Catherine Lafarge?

(No response.)
RICE: Mary Ann Mahoney?
MAHONEY: No questi ons.
RICE: Okay. Jennifer Pechet.
PECHET: No, thank you.

% 3 2 D

RI CE: Margaret Ruschmann?

(No response.)

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Bernard Panzak, Jr. 37

VMR. RI CE: M. Sareen?

(No response.)

MR. RICE: M. Satterfield?

MR. SATTERFI ELD: No questi ons.

MR. RICE: M. Scheri?

MS. SCHERI: No questions.

MR. RICE: M. Schuda?

MR. SCHUDA: Joe Schuda, 14 Forrest
Lane.

M. Panzak, | believe you nmentioned in

your testinony that you worked with the
shade comm ssion to determ ne which trees
shoul d be saved or rescued or however you
want to describe that, but |'m curious
about, how do you determ ne the types of
trees that are going to be used for
repl acement ?

THE W TNESS: Well, the township
points us to an approved tree |ist.

We utilize that tree list, and we al so

feel like there are additional species that
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per haps could be updated to that tree |i st
at sone point, and we actively utilize

t hings that we think are positive, native,
and good trees that also don't appear on
the township's |ist.

So, you know, | think there's an
under st andi ng that not everything on the
township list is appropriate, and other
things that aren't on the list would be
appropriate.

So there's a discussion and agreenent
at the end of the day as to what species
woul d be appropriate.

We, as has been nentioned, we do have
a review letter fromthe township arbori st
on the project that we've submtted.

There were comments made by the
arborist, one being that he felt |ike we
were using too many Sugar Maples, as it
turned out, and that we shoul d bal ance our
species so that there would be |ess of a
percent age of any one species, and we
attenpted to do that.

So we' ve responded through this
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process to the township arborist's interest
and feel like we've got a better plan as a
result.

MR. SCHUDA: So if | recall your
testi nony also, you said there were a
nunber of trees that were not native or
I ndi genous to this area.

THE W TNESS: Are these proposed trees
you're referring to?

MR. SCHUDA: No, they're the current
ones that are in the -- being renoved, |
beli eve.

THE W TNESS: Oh, being renoved,
right. That's correct.

MR. SCHUDA: And if | understood what
you just said correctly would be that in
conjunction with the shade tree conmm ssi on,
you woul d use indi genous native trees and
trees that would flourish versus trees that
may be i ndi genous and native but be |less --
what's the best word to use?

THE W TNESS: Less robust perhaps.

MR. SCHUDA: Less robust.

THE W TNESS: Yeah. | think we're
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constantly trying to put the right tree in
the right spot.

There's shade conditi ons and ot her
m croclimatic factors that cone into play
when we're dealing with a proposed
| andscape, and we try to be specific about
those trees in those | ocations.

MR. SCHUDA: And with respect to those
repl acement trees, the size you have
mentioned is a two-and-a-half-inch
diameter. | couldn't remenber the termyou
used for that.

THE W TNESS: Oh, that's a caliber
Si ze.

MR. SCHUDA: Caliber size. Thank you.
That caliber size, is there an area of the
property that could be planted with
| arger-caliber trees that would sustain or
be sustai nable that would provide a nore
expedi ent shade or buffer?

THE W TNESS: Well, | think that it's
possi bl e, and those are things that, you
know, our responsibility here is to prepare

a, really a conceptual plan, which has gone
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far beyond the concept stage here. So as
t he process evolves, it's possible.

MR. SCHUDA: And ny | ast question
woul d be relevant to the, you nentioned the
West Wayne Preserve. Thank you.

|'ve noticed and watched that fromthe

initial construction or destruction,

however you want to call it, to where it's
at now.
They' ve planted a nunber of, | don't

know i f they'd be considered saplings, |
don't think so, but somewhat mature trees.

But in that regard, you said that the
communi ty woul d benefit?

THE W TNESS: Ri ght .

MR. SCHUDA: |'m curious. What type
of benefit, | my be a little bit naive
here when | say this, but what type of
benefits are you saying the community would
accrue?

THE W TNESS: Well, | nmean, the
obvi ous one is the stormwater managenent
conponent of that site.

You know, that's really the purpose
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and why there was perhaps a justification
to renmpve the trees that were renoved and
to start anew there, which is really, |
t hi nk, part of our thought process here.

Where there is no stormwater
managenent, there would be stornmwater
management .

And as the, once we start anew, there
wi Il be a new and refreshed | andscape here
that will be appropriate for this site and
for the surrounding | and uses and nei ghbors
in this conmmunity.

MR. SCHUDA: | think that's all |
have. Thank you.

THE W TNESS: Thank you.

MR. RICE: Kaitlin Silver?

(No response.)
MR. RICE: M. Szary?
MR. SZARY: Yes. (Gregory Szary, 6
Forrest Lane.
M . Panzak, are you aware of Radnor

Townshi p's Zoni ng Ordi nances, | believe
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it's Article XI X, Density Mdification
Devel opnment ?

THE W TNESS: Yes, | am

MR. SZARY: Okay. And are you aware
that in Section 208-90, objectives and
I nterpretations, under item A(2), | guess
It would be, are you aware that the
sentence reads, the purpose of this, the
obj ectives are:

To encourage | and devel opnment which
preserves trees, along with several other
el ement s.

THE W TNESS: Exactly what section and
| ine are you referring to?

MR. SZARY: A(2).

MR. RICE: Let nme just, so it's clear,
because | think what was said was 208.
It's 280-90 A(2), is what M. Szary was
readi ng:

To encourage | and devel opnment which
preserves trees and natural topography,
prevents soil erosion, and pronotes the
best interests of the township from an

aest hetic, ecological, and natural resource
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st andpoi nt .

M. Szary, that's the section you're
referring to?

MR. SZARY: That is. Thank you.

THE W TNESS: So it's 280-90 --

MR. RICE: A(2).

THE W TNESS: And the questi on was?

MR. SZARY: Are you aware of that
section of the code --

THE W TNESS: Yeah, yeah. Yes.

MR. SZARY: -- that requires
preserving trees?

Do you see anywhere where it says to
repl ace trees?

MR. BROSEMAN: |'m going to object.
It doesn't say "requires preserving trees."
It says "to encourage."

MR. RICE: Well, okay.

MR. SZARY: It's an objective, the
foll ow ng objectives. So the objective --

MR. RICE: WM. Szary, hold on. Hold
on.

MR. SZARY: |'m sorry.

MR. RICE: Let's deal with the
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obj ecti on.

So just rephrase your question
specifically what you want to ask M.
Panzak.

MR. SZARY: So the Radnor Township
ordi nances specifically state "to encourage
| and devel opment which preserves trees.”

Amr | reading that correctly?

THE W TNESS: Yes, you are.

MR. SZARY: And do you see anywhere in
here where it indicates that trees can be
repl aced?

THE W TNESS: Well, the ordinance has
a prescription for tree replacenent, and
we're going with that. W did the best we
could with preservation of trees.

We believe we've preserved a fair
amount of trees across the site, and we're
repl acing those trees according to the
ordi nance requirenents.

MR. SZARY: Yes. | believe that there
are other sections of the zoning ordinance
that allows replacenent of trees.

However, in the section about density
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nodi fi cati on devel opnment, which is really
the crux of this problem do you see
anywhere where it says replacenment of
trees?

THE WTNESS: | don't | ook at a zoning
ordi nance conpletely in a vacuum and there
are preservation requirenments that we feel
we' ve honored, and we've provided
conpensatory plantings for those itens,

t hose trees that are being renpved.

MR. SZARY: Okay.

MR. RICE: M. Panzak, answer the
gquesti on, because he's just asking you
about this part of the ordinance.

Is there any reference in there or
not ?

THE WTNESS: | don't believe there's
a reference to tree replacenent.

MR. BROSEMAN: He should be allowed to
explain though. This is sort of --

MR. RICE: But he's not explaining,
Geor ge.

MR. BROSEMAN: This is sort of a

m sl eadi ng --
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MR. RICE: He's not. He's not
answering. |It's a sinple question.

MR. BROSEMAN: These are m sl eadi ng
t hough, because M. Szary first tried to
suggest it was a requirenment, and he's
trying to suggest that there are no other
requi rements.

MR. RICE: M. Szary is not a | awer,
and the witness is not answering the
gquestion. It's a sinple question, yes or
no or | don't know.

MR. BROSEMAN: But he can expl ain.

MR. RICE: But he wasn't expl aining.
He was tal king about the tree renoval
ordi nance, not what he was asked about.

So, M. Szary, do you have anot her
gquestion?

MR. SZARY: Yes, | do. Sanme section
of the code, 280-95, Site Considerations.

Under section A, line itemthree, are
you aware of this section that states:

Location of trees and ot her natural
features must be given first consideration

I n planni ng conmmon open space, |ocation of
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dwel I i ngs, wal kways, pavings, et cetera.

THE W TNESS: Yes, | am and |
bel i eve --

MR. SZARY: WAs this used in
conjunction with the |Iand plan?

THE W TNESS: Yeah. | believe ny
testinony earlier this evening stated that
when we set out on the planning journey, we
have a nultitude of factors that come to
bear on any | and devel opnment design, and
once we synthesized all of that information
and then went back to the site, we realized
t hat our open space requirenents woul d be
well served if we were to preserve the
center section, which | described as a
significant stand of trees on the property.

MR. SZARY: Amr | allowed to ask for an
exhibit to be displayed, the exhibit that
M. Panzak is |ooking at right now?

MR. RICE: Sure. \What exhibit are we
tal ki ng about? Do we have a nunber for it,
M. Szary?

MR. SZARY: Exhi bit A-22.

THE W TNESS: Sheet 13 of 17.

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Bernard Panzak, Jr.

49

MR. BROSEMAN: |'mr going to object.

We did not cover this in the redirect.

M. Szary had an opportunity to do a

cross-exam nation the | ast tine.
MR. RICE: The objection is overrul
| mean, there was di scussion about the

nunber of trees that will be pl anted.

ed.

This is the tree inventory. This is

what you want to see. \Which sheet, M.
Szary?

MR. SZARY: Sheet 13 of 17.

MR. RICE: Okay. That's the front
page of the exhibit.

MR. SZARY: Yes. Thank you.

MR. RICE: Ask your question.

MR. SZARY: So, M. Panzak, you had

menti oned seven heritage trees would be

rempved. Can you identify their |ocation

on this plan?

THE W TNESS: | certainly can, but
m ght take a little tine.

MR. SZARY: Let nme help make it
qui cker.

Are any of those heritage trees

It
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| ocated at the location of any dwellings,
pavenents, or wal kways?

THE W TNESS: Yes.

MR. SZARY: That's all | have. Thank

you.

3

RI CE: Sharon and David WIllis?
W LLIS: No questions.
RICE: Cheryl Lutz?

» O

(No response.)
MR. RICE: Okay. Any other board
questions for M. Panzak?
MR. RILEY: Yes. Sorry.

EXAM NATI ON
MR. RILEY: The last tinme we were
here, sonebody brought up about the trees,
and then there were also comments there's
no stormwater managenment there right now.
But nost people these days consider
trees for stormwnater managenent. They

help. So this site, it has trees on it
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ri ght now.

But it does have flooding issues to
t he people that |ive downstream downhill
fromthe site that are here.

The trees that are on there, like if
they were all gone and it's, say, dirt
there and it rains, would we have nore
fl ooding or |ess flooding?

THE W TNESS: Well, if there was
not hing there, it would certainly run off
faster, which may give the perception of
nore fl ooding.

MR. RILEY: Yes, right, because there
woul dn't be trees there to help; right?
The roots of the trees go down in the
ground and help infiltrate the water.

So, | know, | went to engineering
school unpteen years ago. They didn't talk
about it, but now they do.

I know Penn State extension has
courses in it and tal ks about the trees and
t he ampunt that it hel ps every year
stormwvat er managenent. [t's just a natural

way to do it.
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And it's really hard, even as an
engineer, it's hard to beat nature. So it
hel ps to keep the trees there. Thank you.

MR. RICE: Does that conplete M.
Panzak's testinmony?

MR. BROSEMAN: Could | ask one follow
up based on M. Riley's question?

MR. RICE: Sure.

MR. BROSEMAN:. Thank you.

REDI RECT EXAM NATI ON
BY MR. BROSEMAN:
Q Bern, M. Riley just gave you a
hypot hetical that if -- basically renmoving the
trees and having dirt there.

There is on the property, according to
sheet A-12, sheet four, |I'm looking at the chart,
there is 83,643 square feet of inpervious
coverage on the site, and under his hypothetical,
t hat woul d be renmpved as well.

So if that would be renoved, there
woul d be |l ess runoff as a result of that renoval;

correct?
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A Yes, that be would correct. There
woul d be nore pernmeability as a result of, you
know, anything -- everything being renmoved from
the site.

MR. BROSEMAN:. Thank you.
MR. RILEY: One nore question.

EXAM NATI ON

MR. RILEY: Grass, infiltration of
grass, like if there was grass, it m ght be
| i ke two, maybe four inches, or like ten
i nches. Some studies done at Penn State
state that.

So renoving the trees, just renoving
the trees, |leaving the rest as grass or
what ever, would there be nore fl oodi ng when
it rains?

THE W TNESS: | can honestly say I'm
not a stormwater expert when it cones to
how much stormwnater m ght be derived from a
tree.

What | do know is that we provided

significant design, stormwnater managenent,
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according to the Radnor Townshi p
or di nances.

And that, in conbination with the
rat her robust tree replacement and ot her
| andscape code requirements, we are going
to rebuild that canopy and, you know,
within a fairly short time, | believe,
we're going to rejuvenate the canopy that
you suggest woul d be renoved.

MR. RILEY: The last tinme we were
here, you said it was going to take 30 to
50 years to get back to the way the trees
are now. We're tal king about heritage
trees.

Is that still the case?

THE W TNESS: Well, as | stated
earlier this evening, | believe what | was
referring to was one tree at two, two and a
hal f i nches versus a heritage tree.

When you start to couple six new trees
in the right spot in an open site where
they're allowed to grow to their full
capacity, | think that conbination is

stronger than the one-to-one conpari son,
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and | believe that we can achi eve that
canopy sooner than this 30- to 50-year
cycl e.

MR. RILEY: Yeah. And | understand
because you want six, but two to three inch
conmpared to 30 inch, 1'd like to figure out
the area of the circle there or the
squaring rate conpared to this tiny little
one that we're squaring.

THE W TNESS: Right, but this is not a
static condition. Qur trees and our plants
are grow ng.

They're going to be arrayed in
| ocations that will be appropriate to the
new features.

And this will be a site that gets kind
of resolved for the next 50 to 70 to 100
years, we'd |like to think, with new canopy.

MR. RILEY: Thank you.

MR. RICE: | think we've conpleted M.
Panzak's testinony.

M . Broseman, you have anot her
w tness? We'll take about five m nutes

before we start.
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MR. BROSEMAN: Yes, that would be
good, and | could get organized. Thank
you.

MR. RICE: You have one nobre w tness
here; correct?

MR. BROSEMAN: Yes.

MR. RICE: All right. W'Ill take a
br eak.

(Recess taken at 7:42 p.m, resum ng
proceedi ngs at 7:57 as follows:)

THE PRESI DENT: All right. W're
going to get started again.

MR. RICE: M. Broseman, you have
another witness. Let's have him sworn in.

ERI K W HETZEL,
havi ng been first duly sworn, was exam ned and
testified as follows:

THE W TNESS: Eri k Hetzel, E-R-1-K
H-E-T- Z- E- L.
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DI RECT EXAM NATI ON
BY MR. BROSEMAN:

Q Eri k, would you describe your
educati onal and professional background?

A. | have a Bachelor of Arts degree in
geography and planning and a Master in regional
pl anni ng, the bachel or degree from West Chester
Uni versity, the master's from University
Pennsyl vania, and |'ve been working for 30 years
as a professional planner.

Q And we have what |'ve marked as
Exhi bit A-17.

(Applicant's Exhibit A-17 was marked
for identification.)
BY MR. BROSEMAN:

Q Is this a witten summary of your
background?

A It is. | would add that |I'nm also a
menmber of the American Pl anning Associ ation, and
|'ve been a certified planner as a nmenber of the

American Institute of Certified Pl anners since
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2001.

Q Is this A-17 that |'ve handed out,
this is a summary of sonme of your professional
background?

A. It iIs.

Q Have you been recogni zed as an expert
wi tness as a | and planner before numerous
muni ci pal bodi es, including zoning hearing boards
and governing bodies, |like the board of
comm ssioners?

A. | have.

Q Have you previously been recogni zed as
an expert witness by the board of conm ssioners?

A Yes, | have.

MR. BROSEMAN: 1'd like to offer M.

Het zel as an expert in the field of |and

pl anni ng.

MR. RICE: M. Marlier, any questions?
MR. MARLI ER: No questi ons.
MR. RICE: He will be accepted as an
expert witness as a | and pl anner.
MR. BROSEMAN:. Thank you.
BY MR. BROSEMAN:
Q Eri k, have you been engaged by the
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applicant in connection with this conditional use
application?

A Yes, | have.

Q Are you generally famliar with the
property that is the subject of this application,
as well as the general area?

A Yes, | am

Q And are you generally famliar with
t he proposed conditional use plans for the
redevel opnent of the property that are the
subj ect of this hearing?

A Yes, | am

Q Have you observed prior conditional
use hearings that have been held on this
application?

A. | have.

Q I n Code Section 280-135, there's sone
general conditional use provisions, in
particul ar, 280-135.G provides that a devel opnent
| npact statement should be submtted along with a
conditional use application; is that correct?

A. It iIs.

Q And did you prepare a fiscal inpact

anal ysi s nmenorandum that was incorporated into
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t he devel opnent i npact statenment that is part of
Applicant's Exhibit A-1?

A | did.

Q And that inpact analysis nmeno, the
original one was dated 5-17, 2023, that is in
A-1?

A That's correct.

Q Have you recently updated that fisca
| npact anal ysis menon?

A | did. It's dated March 18th, 2024.

Q And |' m going to hand you a copy and
t hen hand out additional copies.

I's this docunent that updated nmenp?

A Yes, it is.

Q Why did you update the fiscal inpact
meno?

A | wanted to use nore current Radnor
Townshi p and Radnor Township School District
budget docunents.

| wanted to use the current tax rates
and the current common | evel ratio when
establi shing assessed val ues and the taxable
rates that will be applied here.

Q And did you update any ot her
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I nf ormati on?

A | al so updated the anticipated sale
prices for the proposed dwelling units. |
believe they're nore consistent with what the
current market is exhibiting right now.

Q And was this fiscal inpact analysis
t hat you have prepared including, and |I'm going
to be tal king now about Exhibit A-18, was this
prepared in accordance with generally-accepted
practices for fiscal inpact analysis for proposed
| and devel opment projects?

A It was.

(Applicant's Exhibit A-18 was marked
for identification.)
BY MR. BROSEMAN:

Q And did you utilize this methodol ogy
I n other anal yses that you' ve prepared in Radnor
Townshi p?

A. | have. [It's the per capita
mul tiplier method that was devel oped and
publi shed by the Rutgers University Center for

Ur ban Policy Research published in several

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Eri k Het zel 62

di fferent books, one being the New Practitioner's
Gui de to Fiscal Analysis and the Devel opnment
| npact Assessnment Handbook, and it's customarily
used by | and planners as an order of magnitude
gauge of the inpacts of devel opnent froma fiscal
perspective on townships and school districts and
muni ci palities overall.

Q And could you review the anal ysis that

you did at Exhibit A-18?

A Sur e.

Q And you m ght want to put sonmething up
on the screen, | understand, as part of A-18.

A. Yes. This is the sunmary table that

I's contained on the | ast page of Exhibit A-18.
It's a concise summary. The narrative of the
menmor andunm expl ai ns how these nunbers were
esti mat ed.

Just going through line by line, the
top section sunmmari zes the background
assunptions, the nunmber of units being 38
residential units.

The val ue per unit assunption | used
was $1.75 mllion per unit, tines 38, gets you a

total market value of $66.5 mllion.
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The assessed value is estimted by
applying the Del aware County common |evel ratio
to the market value to arrive at $43.75 mllion.
That's the basis on which the taxes are levied in
the township and the school district.

Next summari zes the population profile
of the proposed devel opnment. We're projecting
there would be 84 new people residing here on
this property, including eight school-aged
children that would be attendi ng Radnor Township
School District.

The next section shows the revenues
and costs that are projected to accrue to Radnor
Townshi p.

Starting first with the real estate
tax, applying the mllage rate that's noted there
to the assessed value, $106,597 in real estate
tax revenues.

Non- property tax revenues woul d
I nclude things like permts, fees, fines, and
t hi ngs that would occur on an annual basis.

The real estate transfer tax is a one
percent tax that is paid to the township every

time a unit sells.
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We're estimating that five percent of
the units would sell each year to get to that
number. Summ ng those up, we're | ooking at total
townshi p revenues of $192, 741.

Next we nmove on to the township cost
calculation. | nmentioned that's based on a per
capita cost nodel.

And to arrive at per capita cost per
resident in the township, | exam ned the township
budgets and the relative mx of |and uses to
establish a per capita cost per resident versus
per capita cost per nonresident. That woul d be
enpl oyees working in the townshi p.

So it is tailored to the way the
township currently spends its noney today to
provi de services to residential |and uses.

In this particular analysis, |
consi dered 100 percent of the general fund
expenses to arrive at a per capita multiplier per
resi dent of $1,010. 05.

Ext endi ng that across the 84 proposed
residents establishes a township annual expense
of approximately $84,000 a year to service the

new residents in the devel opnment.
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Subtracting that fromthe township
revenues arrives at the net positive township
fiscal inpact of $107, 897.

Movi ng down to the Radnor Township
School District section, the real estate tax
revenue is levied at that mllage rate indicated
there, 14.6329 mlls, to arrive at tax revenue on
an annual basis of $640, 189.

We have a nodest anmount of
non- property tax revenues that's generated by
things like activity fees and the |ike.

Agai n, these nunmbers come fromthe way
that the school district spends its noney
according to its nmost current budget docunent.

| ntergovernment al revenues are noted.
They're cal cul ated on a per capita student basis
based on the annual revenues that the district
receives fromstate and federal sources.

And then the real estate transfer tax,
simlar to the township cal cul ati on, we assune
five percent turnover of properties a year once
it's been fully stabilized and fully occupi ed.

The district levies the real estate

transfer tax at a half of a percent.
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Addi ng those revenues up together, you
get $700,633 in school district revenues on an
annual basis, and again the expenditure or the
cost nunber for the school district was
cal cul ated on a per capita basis once again by
establishing a cost per student.

By | ooking at the school district
budget docunent, dividing the total enroll nment
into that total expenditure nunber in the budget
docunment, we arrive at a per student cost of
$32, 179 per school -aged child attending the
school district.

Together that results in a net inpact
to the school district, net positive fiscal
benefit of $443, 198 per year.

Addi ng those township and school
district benefits together yields a total net
annual fiscal inpact to the conbi ned taxing
aut horities of over $551,000 annually.

Q You nentioned that you projected the
school - aged chi |l dren.

s it possible that if there were
school -age children in this devel opnent, that

t hey would not go to the Radnor School District?
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A That's correct. There's a certain
percent age of students in the school district
that attend private schools or other educational
facilities.

Q And if that were the case, then there
woul d obvi ously not be any cost to the Radnor
School District for any, typically for any
student that went to a private school, for
exanmpl e?

A. That is correct. So for every student
t hat doesn't attend Radnor Township schools, you
woul d see an increase in the net fiscal inpact of
$32,179 or somewhere thereabouts order of
magni t ude.

| do believe that there is sone
responsibility for busing of students that the
school district accounts for, so that nunber
could vary, but in general, it's meant to be an
order of magnitude i npact assessnent.

Q But you didn't take any credit or
reduce any of the projections based on the fact
that they m ght not all go to the school
district; correct?

A. Correct.
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Q I f your values were higher than
1, 750, 000, would that be a nore positive, tend to
be a nore positive fiscal inpact?

A It would be.

Q Since the time of the application,
have you gotten any information fromthe Radnor
School District about the actual experience of
t he school district with school -aged children
that live in other townhome communities in the
t ownshi p?

A. | did. There's actually a paragraph
in the report that speaks to that.

| spoke to the transportation
departnment of the school district on March 7th
just to understand the amount of school - aged
children that are generated by sim|lar
devel opnments in the township, and |I picked five
devel opnents conprising a total of 39 units that
we believe to be conparable, at least in form and
cost or value profile, to the proposed.

Out of those 39 units, there were only
t hree school -aged children that the
transportation departnment considers in their

provi sion of services to those communities.
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That relates to a denographic
mul tiplier of 0.077 students, school -aged
children per residential unit.

The nunber | used, again it cane from
a Rutgers University study specific to
single-fam ly attached housing in Pennsylvani a.

That was 0.21 school -aged chil dren per
unit, which is somewhat higher than the reality
in the units that the school district reported to
me in Radnor Township.

Q And what were those devel opnents that
wer e consi dered?

A We | ooked at 11 units at Villa
Strafford, eight units at Wayne WAl k, six units
at Jardin, eight units at Wcklow Court, and six
units at Bl oom ngdal e Avenue. They're all
single-famly attached projects.

Q I n your professional opinion, will the
proposed redevel opnent have adverse fiscal
| npacts that would not normally be associ at ed
with a simlar townhome devel opnent ?

A No, it woul dn't. In fact, | think
anecdot al evidence notes that, to me, that what

|'ve seen, that this type of devel opment woul d
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probably have | ess of an inpact than one of a
| ower -val ue profile where you may have nore
school -aged children attendi ng schools or |arger
famlies living in them

Q l'd like to turn to some ot her topics.
Code Section 280-135.G(1)(a) addresses
consi stency of the proposed use with the Radnor
Townshi p Conprehensi ve Pl an.

Are you generally famliar with the

current Radnor Townshi p Conprehensive Plan?

A | am

Q And in your professional opinion, is
t he proposed use generally consistent with the

Radnor Townshi p Conmprehensive Pl an?

A. | believe it is, yes.
Q And woul d you give sone exanpl es?
A Sure. Looking at the current version

of the township conprehensive plan, Page VI of
t he executive sunmary, item six notes a goal to
undertake a variety of strategies to preserve
and/ or increase housing density and diversity in
appropriate | ocations, and one of the mechani sns
to do that is to, quote, "allow for increased

housi ng density i mediately surroundi ng
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comercial areas and particularly near transit
centers.”

And this property exhibits that
characteristic. |It's directly adjacent to two
comercial facilities, and it's located in very
close proximty to the train station.

Anot her plan goal and objective is
noted on page 25 of the executive sunmary.

That woul d be to accommmdat e
reasonabl e growth using innovative growth
managenent techni ques such as transit-oriented
devel opnment, traditional neighborhood design, and
ot her flexible design techniques that harnonize
wi th and enhance the existing comunity.

| believe this proposal is consistent
wi th that goal using the density nodification
provi sion of the R-4 underlying zoning district.

Moving further into the plan, there is
a goal to pronote conservation devel opnent
strategies for new devel opnent on | arge parcels.

| believe that the density
nodi fi cati on provisions pronote that at this
| ocation insofar as they require the open space

that we're providing, and that open space is
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provided as a direct result of that density
nodi fi cati on provision.

Q Thank you. Moving to another code
provi sion, 280-135. 1) (e) addresses the proposed
use's i nmpact on nearby comercial facilities
within the townshi p and surroundi ng
muni ci palities.

What i s your professional opinion as
to the inpact of the proposed use on nearby
comercial facilities?

A | think the increased residenti al
density at this |ocation would have a benefici al
| npact on surroundi ng and near by comerci al
facilities in that it would be providing
addi ti onal custoner base to patronize those
facilities.

Q And, in fact, this property is

I mmedi ately adjacent to the Eagle Village Shops;

correct?
A That's correct.
Q And a pathway is provided to provide

easy access fromthe residence to that commerci al
center; is that correct?

A. That's correct. And | believe that
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t he sidewal ks that are being provided al so open
t hat access up to the surroundi ng community to
access the commercial facilities that are

adj acent to this proposed devel opnment.

Q Code Section 280-135.G(1)(g) addresses
| npact on police and fire protection.

Was that covered in your nmeno?

A. It was. | noted on page four of the
meno that there would be very m nimal projected
demand for public safety services to be provided
to the facility.

Based on published demand factors
again from Rutgers University, they were the best
factors | had available to ne, but they all
I ndi cate very fractional demand increases as a
result of the proposed devel opnment.

And the conp plan notes on page 93
that historically Radnor Township has a |low crine
rate and is known as a safe place to |live.

So | believe that this is a conpatible
type of a land use within a community that
exhibits that type of a safety profile.

Q Code Section 280-135.G(1) also

addresses the proposed use's inpact on the
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townshi p's open space and recreational
facilities.

What i s your professional opinion as
to the inpact of the proposed use on the
townshi p's open space and recreational
facilities?

A. The proposed use will be, will contain
Its own open space for passive recreation
enjoynment by the residents onsite. So, | nmean,

t hey woul dn't need to go el sewhere for that.

Not to say that they wouldn't, but
t hey would have that directly available to them
wher eas anot her type of use could be devel oped at
this location within the existing zoning that
woul dn't require such open space.

Q I n your professional opinion, will the
proposed redevel opnent have any greater inpact on
t he townshi p's open space and recreational
facilities than would normally be associated with
a simlar townhone devel opnent ?

A. | believe it would not have any
greater inpact than a simlar townhonme conmmunity.

Q The Code Section 280-135.G(1) (i)

addresses i npact on the character of the
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surroundi ng nei ghbor hood.

I n your professional opinion, is the
proposed use consistent with the character of the
nei ghbor hood?

A | believe that it is, and | believe
it's consistent with the township's vision for
this |ocale, the way that they have chosen to
zone it based on the goals of the comp plan
allowing for the use of flexible design
t echni ques that would pronote harnony with the
surroundi ng uses.

| believe that this type of
devel opment at this location forms a nice
transition between the commercial, nore intense
use and a | ower-density residential use.

By introducing residential use here at
a slightly higher density, it represents that
sort of a transitional use zone.

Q And, in fact, the zoning ordi nance
specifically allows townhones by conditional use
as part of density nodification in the R-4
district on a tract that's five acres or nore; is
that right?

A. That's correct, and there's over seven
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acres here.

Q And does the fact that the project has
the | arge common open space in the |ocation
central and abutting Strafford Avenue al so inform
your professional opinion on consistency with the
character of the neighborhood?

A Yes, it does. And also I'd like to
note that the proposed devel opnent preserves the
exi sting streetscape and enhances it with
appropriate | andscapi ng pl antings.

There's only two curb cuts, the
proposed driveways onto Strafford Avenue, whereas
an alternative form of devel opnent could
significantly alter the character of the
Sstreetscape in a way that is different from what
I S proposed.

Q And does the fact that the plan has a
significant anmount of |andscaping, including
buf fer provisions as was descri bed by M. Panzak,
al so support your opinion?

A. It does. There's buffers provided
al ong the Grant Avenue side and Forrest Lane, as
well as a buffer along the comercial portion of

the site.
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Q I n your professional opinion, will the
proposed redevel opnent have any greater inpact on
t he character of the surroundi ng nei ghborhood
t han woul d normally be expected with a sim|ar
t ownhome devel opnment ?

A No, it won't.

MR. BROSEMAN: That's all | have at
this time for M. Hetzel.
MR. RICE: Okay. M. Marlier, cross.

CROSS EXAM NATI ON
BY MR. MARLI ER:

Q You testified a lot to, M. Hetzel, to
your concl usions and your findings on the | ast
page. |'d like to further understand how you got
to these a little bit nore specifically.

I's your testinmony -- and keep in mnd,
| just got your report this evening. But is your

testi nony assum ng three-bedroom units?

A. It is.
Q And how many occupants?
A Ei ghty-four. That would be 2.2

persons per unit.

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Eri k Het zel 78

Q It's your testinobny that these 38
t owmnhomes wil| have on average just over two
people in each?

A 2.22, correct, yes.

Q And how many vehicles at each property
I's that assum ng?

A | can't speak to that. |'m not a

traffic expert.

Q So that wasn't part of your anal ysis?
A. That was not part of my anal ysis.
Q And what is the footage of each

t ownhone that you made your cal cul ati ons?

A. | didn't base it on square footage. |
based it on the nunber of bedroons, which is how
t he net hodol ogy assesses popul ation. [It's based
on bedroons and unit type and val ue.

Q And a three-bedroom unit, if we're
| ooki ng at these houses, the square footage, your
testi nony has been, | believe around 3,000 square

feet: correct?

A "Il take your word for it.

Q These are | arge townhomes; correct?
A Correct.

Q And your testinmony is that there's
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only three bedroons, but there certainly could be
nmore; correct?

A There could be. | also, in
anticipation of the question, | |ooked at if it
were a four-bedroomr t ownhone.

Assum ng all of the units were four

bedrooms, | believe the traffic analysis used a
nunber of a mx of three and four, is the nunmber
that | recall.

I f we assume that all units were four
bedrooms, the nunmber of persons per unit would go
up from 2.22 per unit to 2.95 persons per unit,
whi ch under this analysis would add about 28
peopl e, equating to about $28, 000 additional in
public costs, which would reduce the fiscal
| npact by about 28,000, from 107,000 down to
maybe 89, 000 net positive inpact per year.

Q Are any of those nunbers that you just
went over in your report?

A They're not, but | can furnish them
I f you would Iike nme to.

Q And when you're thinking of bedroons,
three bedroons in these townhones, are you

contenplating that the basements could be used
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for a bedroon?

A ' m not contenplating how they use the
Interior space. |'m just contenplating how many
bedroons it may be.

Q Are you contenpl ating how |l arge the
bedr oons coul d be?

A No.

Q You have updated the sales prices, |
believe, in your analysis, because | think
everyone in this room knows the housing market is
pretty thriving right now, correct?

A Correct.

Q When you're |l ooking at a projection of
how much these townhomes would sell for, do you
take into account whether the hone can have a
backyar d?

A. | ook at conparable simlar
devel opnents in ternms of configuration,
community, size, things like that, so it's really
nore based on the fact that it's a single-famly
attached unit, and | would say that the way the
open space is configured could be considered a
prem um element to this type of devel opnent.

Q Are the -- | believe you nentioned
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five devel opnments, correct, that you | ooked at
five other devel opnents?

A. | | ooked at five devel opnents on the
basis of school -aged children, that's correct.

Q In those five devel opnents, do those
t owmnhonmes, do any of them not have backyards?

A ' m not sure.

Q Looki ng at those townhones, do any of
t hem not have the ability to have patios?

A | don't know.

MR. BROSEMAN: What did you say? |
didn't catch that.

MR. MARLI ER: The question asked, was
he contenplating -- do any of those

devel opnents have patios?

MR. BROSEMAN: Oh, patios. Thank you.
| couldn't hear.
THE W TNESS: Yeah, | don't know.
BY MR. MARLI ER:

Q Looki ng at those other townhones, the
conpar abl es, do any of them not have back steps
out of the house?

A | don't know. None of those el enents

were really aspects that the nmethodol ogy
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considers in these types of projections.

Q Well, when you're buying a hone,
peopl e are going to be |ooking for a backyard; is
t hat correct?

A Not everybody necessarily. | think
it's a matter of personal preference.

Q Certainly it's sonmething that can
I ncrease the value of the hone; correct?

A | think the value can al so be
I ncreased by not having a backyard and havi ng
t hat be something that's not a nmai ntenance
el ement for the homeowner.

Q Well, | mean, if you have school - aged
children, nost people would trade off the
mai nt enance for having a backyard for their
children to play in; correct?

A | suppose that could be true.

Q You nentioned you have a study for the
four bedroonms; correct? You were stating a few
m nutes ago you didn't put it in your neno, but
you did run those nunbers?

A | did.

Q Did you do that for, run nunmbers for a

five-bedroomr townhome?
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A | did not, because | don't believe
that | have multipliers for that. | think the
Rutgers multipliers top out at four bedroons per
single-famly attached unit.

Q Do you have studi es avail able for
single-famly hones, detached homes?

A. | have not conducted that study on
this.

Q So again, just getting these exhibits
toni ght, not being able to review it, can you
state what the sale price would be, the average

sale price would be for the hones, in your

opi ni on?
A Coul d you clarify?
Q Sure. | believe that you testified

again with regard to the sale price, the average
sale price of a hone. Do you have those nunbers
for these houses?

A |'"m estimating $1.75 mllion per unit.

Q So that's over twice as much as in
Ham [ ton-17?

A. |'d have to go back and | ook at ny
anal ysis, but this is a different market, a

different time, and different conparables to be
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considered here. It's a different format of
devel opnment .

Q Do you renmenber, you did -- | should
| ay some foundation. You did testify in
Ham [ ton-1; correct?

A. | did, but that was a couple of years
ago.

Q | totally understand. But you didn't
review the transcripts fromHamIton-1?

A Not for this hearing.

Q If I told you that in Hamlton-1 you
testified that the price point of the hones, in
your opinion, would lead to smaller famlies
occupying them does that refresh your
recoll ection? Do you renenmber that testinmony?

A | vaguely remenber that testinony.

Q If these honmes are now devel oped --

MS. AGNEW. Excuse ne. Could you read
back that question? Could you read it

back, read back the question?

(The Court Reporter read back as
foll ows:

"Question: If | told you that in
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Ham [ ton-1 you testified that the price
poi nt of the honmes, in your opinion, would
lead to smaller famlies occupying them
does that refresh your recollection? Do
you renmember that testinony?")
MS. AGNEW. Thank you.
BY MR. MARLI ER:
Q So you woul d agree, obviously, that
the sale price has changed, the projected sale

price has changed dramatically in the |ast three

years?
A Along with the market.
Q Under st ood. Understood. What i npact

woul d that have, a honme selling for twice as
much, what inpact would that have on the number
of school -aged children? Wuld it go down?
Would it go up?

A | don't believe it would have much of
an inpact. | think you've got nunmber of
bedrooms. You have the housing type.

You have the pattern, the popul ation
pattern that's exhibited by five other

devel opnments in the township that | would

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Eri k Het zel 86

consider simlar.
| think there are a |ot of factors
that contribute to that, not just price.

Q You nentioned in your testinony there
woul d be 84 new residents on the property. How
many currently, how many residents are there
currently?

A | didn't factor in how many residents
woul d be there currently. | guess the nore
correct statement would be 84 residents would be
| iving here under the projections estimted using
the multipliers that | used.

So that's not a net nunmber. |'m not
t aki ng any discount for residents that are there
today. That's just replacing what's there today
with what is proposed.

Q And your testimony is that there would
be one student per five honmes roughly, if |I'm
doing the math correctly?

A That's correct.

Q Why so low? Why is it that there
woul dn't be nore students at the property, in
your opi nion?

A. In my opinion, | think if you | ook
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around at a | ot of developnments like this, you
may have people living in themthat are enpty
nesters.

They don't want to downsize, but they
want to nove out of a house that has |ots of
mai nt enance requirenments.

They may only be here several nonths
of the year. |If they're retired, they may spend
some time el sewhere.

They may be young professionals with
the neans to afford such a home that don't have
famlies yet.

That's sort of been an observation
that | had | ooking at simlar comunities in the
ar ea.

It's just a different famly structure
than m ght be in a single-fam |y detached house
or a smaller single-famly attached or that would
be in an existing older comunity that was built
40 years ago.

Q So the five other devel opnents that
you | ooked at, if we | ooked at those, we would
see, according to your projections, you believe

in those five hones, there would be one student

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Eri k Het zel 88

per five properties?

A | was told by the school district
transportation department. They didn't get down
to that granular of a level as to which of those
communities m ght have had nore or fewer
chil dren.

The bottom line is, out of those
39 units in those five communities, there are
only three school -aged kids that the school's
transportation departnment has accounted for.

Q You testified that the housing was a
transition, correct, fromcommercial to
residential ?

A. In terms of use and intensity.

Q But just to be clear, it's surrounded

by residential on three sides; correct?

A It's got commercial on two sides, |
bel i eve.

Q Whi ch sides are those?

A The east and the south.

Q Eagl e on one side; correct?

A Correct.

Q You have Strafford on the other?

A Correct.
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Q You have Grant on the other?

A. Ri ght.

Q So the commercial is on the southern
Si de?

A Generally southern and -- | guess |

can't picture the north arrow in ny head, but
it's towards the south, closer to Lancaster
Avenue, which is where nore of the dense
comerci al devel opnent exi sts.

As you nove away from Lancaster
Avenue, that's where the residential |and use
pattern begins to take hold.

Q And | understand it's your testinony
this is a transition, but if you're M. Szary and
you |live down near Grant and Forrest, on the
bottom left of the plans we keep | ooking at, he's
right up against the property right now, and it's
wooded residential, and now it's going to have
t ownhones.

Woul d you consi der that nore
transitional for M. Szary than it is now?

A | would consider it transitional as
expressed in the policy guidance of the townshi p,

both in the aspirational context of the conmp plan
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and in the zoning policy that was enacted as a
result of that conp plan.
MR. MARLIER: If | can just have a

m nute to bring up an exhibit.

BY MR. MARLI ER:

Q M. Hetzel, what we've done is we
projected, -and thank you, M. Broseman, for
hel ping with this -- projected A-16, what's been
previously marked as A-16 up onto the screen.

Have you reviewed this plan?

A |'ve seen it in the context of these
heari ngs, but | haven't reviewed this in the
course of ny anal ysis, no.

Q I n your opinion, is this a viable
pl an?

A Again, | can't really opine on it. |
think if it can conply with the zoning
provi sions, | suppose it could be a viable plan.

Q lt's a little difficult to see, but
|l ots 19 and 20, you have a U-shaped road, 19 and
20, thank you, are in the mddle, the bottomnm two.

MR. BROSEMAN: |'m going to object.

M. Hetzel didn't prepare this plan. He

didn't testify about it.
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And he said he's really not done
analysis of it, so | don't think it's
proper scope of cross-exam

MR. RICE: Well, let's hear what the
question is first.

BY MR. MARLI ER:

Q If you |l ook at 19 and 20, they're
roughly one-third of the size of lot 14, which is
over to the right. In your professional
experience, is that a practical plan?

You have two | ot sizes in the sane
devel opnent that are a third of the size of other
lots. |Is that feasible? |Is that sell able?

MR. BROSEMAN: | renew ny objection.

He didn't testify about this plan.

MR RICE: M. Marlier, when you ask
himif it's feasible, you mean in terns of
| ayout ?

Because the testinmony from M.

Het zel ' s been about the tax inplications

vis-a-vis services, school district

services, township services.

So if your question has to do with

that, let's go there, but otherw se, he
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didn't draft it. He's not an engi neer.

MR. MARLI ER: Well, nmy questions are
focused on the sellability.

He's testifying to how nuch these
properties are going to cost, what the
t ownhomes are going to sell for and the
benefit to being able to sell those
t ownhonmes in the plan that they have
proposed and all the benefits that's going
to give to the township.

To me, the applicant --

MR. RICE: The feasibility is, are
these lots feasible to be sold in the
current market?

MR. MARLI ER: Correct. Correct. That
m ght be a better way of saying it.

MR. RICE: Ckay.

BY MR. MARLI ER:

Q If you look at ot 19 and 20 rel ative
to lot 14, M. Hetzel, is it feasible in the
current market to sell 19 and 20 when they're
roughly a third of the size of |ot 13?

A | don't know. | haven't | ooked at

single-fam |y devel opnents like this in this
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mar ket in this configuration.

| suppose it could be. There could be
ot her ways to add premuns to |ots that make them
nore sel | abl e.

| just don't have enough information
about this plan to really render an effective
opi nion on that.

Q Under st ood, but your client brought in
this plan. This was an exhibit that they put
into the record, or marked at | east.

And t hey nmust have marked it for a
reason, that there's an alternate plan of sone
sort of single-famly detached hones.

So I'm asking you as the expert on
fiscal studies and fiscal inpact if this plan is
even feasible or sellable in this market?

A Again, | don't know, because | haven't

reviewed it in that context.

MR. MARLIER: | have no further
gquesti ons.

MR. RICE: |'m going to go to resident
gquesti ons.

Amber Levy?
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CROSS- EXAM NATI ON

MS. LEVY: Anmber Atwood Levy, the
Radnor Conservancy.

During the testinony, you described
that the configuration of open space could
be considered a prem unm el enent.

Coul d you pl ease define "prem um
el ement"?

THE WTNESS: | think it provides an
amenity that m ght not otherw se exi st
under a different design configuration that
could be done under the existing zoning.

| think any time you have a contiguous
open space |like that, that nost people
woul d consider that to be a nei ghborhood
benefit.

MS. LEVY: And what in particular
about this open space contributes to the
prem umr el enent ?

THE W TNESS: |t's accessible, easily
accessible to all units. Everybody in the
community can use it, in this neighborhood

can use it.
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It has the potential to be designed in
a way that is attractive and preserves
natural features in a naturalistic
environnment for the enjoynent of passive
open space for residents.

MS. LEVY: And the mature trees have a
positive property valuation; correct? They
rai se that prem um el ement and have a
positive val uation?

THE W TNESS: | have not eval uated the
value of trees and the inpact they have on
houses, but open space and heal t hy habit at
t hat has safe and healthy vegetation can
al so have that prem umr that maybe a healthy
| arge tree could have as well in ternms of
limting it to large trees, but small trees
as wel | .

MS. LEVY: Thank you.

RICE: M. Clenmente?
CLEMENTE: No questions.

> 3 D

RICE: M. Curley?

(No response.)
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MR. RICE: M. Gaeto?

MR. CURLEY: Brian Curley, 136
Fairfield Lane, Radnor.

M. Hetzel, in your fiscal inpact
study, there's quite a fewlines in there
about revenue and only one line in each
section about expenditures.

You reference a study at Rutgers that
you used as the basis for figuring
expendi tures, and the nunmber | wote down
was $1, 010. 05 per person per year.

THE W TNESS: Correct.

MR. CURLEY: |'m a Radnor resident.
Coul d you give me an exanple, with your
prof essi onal opinion, of the types of
expenses that | cause the township or a
person woul d cause the township? Gve ne
some itens.

THE W TNESS: Bear with me. |'m just
going to bring up the township budget where
| derived that from

So the nunber that | used, what |'m
| ooking at, | don't have a printout with nme

of the 2024 general fund budget.
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' m | ooking at the 2023 one that |
used for the previous analysis, which is
very simlar.

The township has total expenses in the
2024 budget of nearly $40 m | lion annually,
and that includes things |ike wages and
conpensation for township adm nistration,
payroll liabilities, enployee devel opnent,
supplies and materials, contract services,
utilities, fleet, comunity organizations,
capital outl ay.

| think there's probably public safety
in there as well, all the things that it
takes to run a township.

We just assunme that the new
devel opnent will utilize those services at
the same rate that all the existing
popul ation in the townshi p does today.

And there were no discounts taken for
certain things that may not be used to the
same extent, because devel opnment is kind of
I ncrement al .

You're not going to add nore

conmm ssioners just because you added 38
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nore peopl e.

MR. CURLEY: So would there be an
| npact to expenditures based on the fact
this big devel opnment is going to have sone
significant stormwnater maintenance itens,
one specific about the need to check the
drai nage areas for the basins after a
one-inch stornf

So if, say, on a yearly basis we had a
one-inch stormonce a nonth, do you think
t hat the cost of a township enpl oyee goi ng
out to inspect that and the township's
responsibility to make sure that the
stormwater plan is working, is that
accounted for?

Do you think that's accounted for in
$1, 010, or do you think it's even accounted
for in your expenditure?

THE W TNESS: | actually think the
$1, 010 nunmber is a bit high. | think it's
conservatively high.

| don't think it's going to -- | don't
think that every person in the township

t oday necessarily costs that nuch noney.
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Oftentines in fiscal inpact anal yses
we'll reduce el enents of expenses to
account for the fact that new residents
don't necessarily incur additional costs
for certain functions.

It's my belief that by using the full
general fund expenditures of $39, 680, that
we have taken a nore conservative cost
approach.

MR. CURLEY: And you noted that this
was a study done at Rutgers University out
of New Jersey, and you indicated that your
prof essi onal background is the University
of Pennsylvania in Pennsyl vani a.

So woul d there be any reason why the
Uni versity of Pennsylvania woul dn't have
sonmet hing nore | ocal for that?

THE W TNESS: There is nothing | ocal
about it. It's really, things |like
mul tipliers and market values are |ocal
factors.

Met hodol ogies |i ke per capita
assessnment of costs or proportion of value

of costs are just that, they're nodels.
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And that nmethodol ogy is customarily
used all over the country by planning
agenci es and pl anni ng consultants
supporting public agencies and private
| andowners as wel | .

MR. CURLEY: And they would all use
the sane Rutgers study that you used?

THE W TNESS: They woul d use t hat
met hodol ogy. There are other methodol ogi es
avai | abl e.

This one is considered to be a very
strong indicator of order of magnitude
| npact s.

It's fairly transparent in that you
can see the inpact of taxes and how they're
cal cul at ed.

It's not based on sonme aggregated
mul tiplier of inmuted econom c i npact.

It's specific to the township that we're
nodel i ng here.

MR. CURLEY: Well, again, as | pointed
out at the beginning of ny questioning,
there's a lot of lines for revenue, one

| ine for expenditures.
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In my m nd, having nore detail about
what expenditures are involved with this
devel opnent, | think, would be nore
transparent. Thank you.

MR. RICE: M. Gaeto?

(No response.)

MR. RI CE: Ms. Hansen?
MS. HANSEN: No questions.
MR. RICE: M. Hynmel?

(No response.)

MR. RICE: Ms. Lafarge?

(No response.)

RICE: Ms. Mahoney?

» 3

MAHONEY: No questions. Thank
you.

VR. RI CE: Jenni fer Pechet ?

(No response.)

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Eri k Het zel 102

MR. RICE: WMargaret Ruschmann?
MR. RUSCHMANN: Can | speak? |'m her

husband. |'m her husband. Can | speak?

3

RICE: You are?

RUSCHMANN:  Mar k Ruschmann.
RICE: M. Ruschmann?
RUSCHMANN:  Yes.

» 3 D 3

RICE: You need to ask questions.
Ckay?
MR. RUSCHMANN: You had questioned

that the train was a benefit to this new

community.
How many -- have you nade an
assessnment of how many people will be using

the train?

THE W TNESS: | have not, but studies
have shown that transit-oriented
devel opment is considered a benefit to many
peopl e.

| do believe people choose to |ocate
near a train station if they need to avail
t hemsel ves of that service.

MR. RUSCHMANN: My interest is that,
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are there any inpacts that -- | know this
I s Radnor, but are there any inpacts to T/E
as far as sidewal ks or anything el se that
has to be constructed for the safety of the
people comng from Radnor to Tredyffrin?

THE W TNESS: | haven't eval uated
that. That wasn't a cost or revenue
el ement .

MR. RUSCHMANN: Ckay.

MR. RICE: M. Ruschmann, what is your
first name?

MR. RUSCHMANN: Mar k.

MR. RICE: WMark?

MR. RUSCHMANN: Yes.

MR. RICE: Thank you.

M. Satterfield?

MR. SATTERFI ELD: Dave Satterfield,
207 Strafford.

I n your experience, | know you stated
that you didn't | ook at single-famly
homes, but in your experience, would you
say a devel opnent that yields the sane
fiscal benefit to the township but with

| ess homes, would that be npbre or |ess
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desirable to the township?

THE W TNESS: It depends on the
popul ati on profiles.

Typically, a single-famly detached
devel opnent, while | ess dense, tends to
have hi gher popul ati on, people living there
year -round.

Usual ly, there's nore school -aged
children projected in single-famly
devel opnent s.

So you may or may not have a prem um
I n value just because it's single famly.
Premuns are attributable to many
attributes of the devel opnent itself.

| believe you can have a nore dense
devel opment that could potentially have a
| ower fiscal cost inpact to a township when
you |l ook at it on a net basis.

MR. SATTERFI ELD: Are you aware of
what single-famly honmes in that area right
now are going for, new single-famly hones?

THE W TNESS: |'m not.

MR. SATTERFI ELD: Okay. |If you just

| ook across the street, the new
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devel opnment, | think, roughly doing the
mat h, 24 of those would be about the sane
fiscal benefit to the township as the 38
t ownhonmes, if you just do the math.

Al'l right. Thank you.

MR. RICE: Ms. Scheri?
SCHERI: No questions.
RICE: M. Schuda?

» O

(No response.)

VMR. RI CE: Kaitlin Silver?

(No response.)

3

RICE: M. Szary?

MR. SZARY: (Gregory Szary, 6 Forrest
Lane.

I n your earlier cross-exam nation,
when you were discussing the nunmbers of
children and the famly structures that
m ght be in these townhouses, you indicated
that -- and |I'm not a stenographer. |

don't have your exact wording. W can
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probably call it up.

But you indicated that it would have a
di fferent population than the single-famly
houses; is that correct?

THE W TNESS: | didn't state
conclusively that it would, but | stated
based on ny experience, |ooking at sone of
t he surrounding or sim/lar conparable
properties, |I'm not speaking to famly
structure, |'m speaking to school - aged
children, and it's maybe ny hypothesis that
the reason there aren't many school - aged
children in the conparable properties is
because maybe they're enpty nesters or
maybe they're young professionals with the
means to afford the property that don't
have children or just people, famlies that
value the life-style anmenities that an
attached housing product affords them

MR. SZARY: Okay. So then just to
simplify that question, the townhouse
devel opment woul d attract persons w thout
children nmore so than single-famly houses

woul d?
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THE W TNESS: Not every townhouse
community, but the ones that are simlar to
this exhibit that characteristic.

MR. SZARY: Okay. So then is it fair
to say then that the net result of this
devel opment woul d be changing the fabric
and the nature of the neighborhood by
changing the famly types?

THE W TNESS: | haven't done an
evaluation of all the famly types
surrounding this property, but | see no
downsi de to having diversity of famly size
and spending ability in a conmmunity.

| think it makes for a healthy
community to have people that can help to
of fset public costs by having a higher
fiscal benefit.

MR. SZARY: So if | go back to the
first part of your answer, yes, it would
change the nature of the famly?

THE W TNESS: | haven't exam ned the
famlies in the comunity, so | can't say
exactly what is there today.

MR. SZARY: |If the community is
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conprised of single-famly houses, and you
stated there is a certain type of

popul ation in single-famly houses, and
this is going to be high density, which is
different, then it would, in fact, change
the nature of the nei ghborhood?

MR. BROSEMAN: | object. He's
answered this several tinmes. The answer
was nho.

MR. RICE: Well, | think he said he
doesn't know because he didn't study it.

MR. BROSEMAN: Ri ght.

MR. RICE: Go ahead and answer that if
you can, that |ast question.

THE W TNESS: Coul d you repeat that,
pl ease?

MR. SZARY: |f the neighborhood is
conprised of single-famly houses, and this
devel opnent, proposed devel opnent is
t ownhouses, which you've stated woul d have
| ess children than people living in
single-famly houses, then the net result
of this type of a devel opnent would be a

change in the famly structure, the types
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of famlies in the neighborhood?

THE W TNESS: | suppose that could be
sai d, yes.

MR. SZARY: All right. Thank you.

MR. RICE: M. and Ms. WIIlis?

MR. WLLIS: Good evening. Dave
WIllis, 335 Strafford Avenue.

Woul d you agree that building a new
devel opnent in an existing nei ghborhood has
an effect on the existing neighborhood? It
could be positive or negative.

THE W TNESS: | woul d agree that any
time there's a change, there could be
| mpacts, positive and negative.

MR. WLLIS: And is it possible that
you could build too many units in a
devel opnent for an existing neighborhood,
to the point to where it starts to have a
negative effect on the existing
nei ghbor hood?

THE W TNESS: | don't know that it
relates to nunber of units so nuch as the
configuration and execution of a plan.

MR. WLLIS: | guess I'll ask a

Norma Gerrity Reporting Service




© 00 N oo o~ W N PP

N N N N N P PR R R R R R
A W N RBP O © 0 N O OO0 N W N B O

Eri k Het zel 110

di fferent question then.

How woul d you know if you're proposing
too many units for an existing
nei ghbor hood?

THE W TNESS: | don't know how you
woul d measure that.

I think if you were to look at it and
see that it has neasurabl e negative inpacts
fromthe standpoint of form the standpoi nt
of the physical structure and the econom c
profile of that devel opnent, there could
be.

| think the case could also be said
t hat having too few units could have a
negative inpact on a comunity as well.

MR. WLLIS: And so if it's not
measur abl e, would we then rely on nore
subj ective things to make that
determ nation?

THE W TNESS: | think at the end of
the day, if an individual, when they're
comng to subjective ternms, it could be an
I ndi vi dual assessnment.

MR. WLLIS: Or a board assessnment
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per haps?

THE WTNESS: | think a board has to
assess things in the context of a planning
policy that is before us today.

MR. WLLIS: Thank you. No nore
gquesti ons.

MR. RICE: Cheryl Lutz?

(No response.)
MR. RICE: Okay. Any board questions
of this witness?

EXAM NATI ON

MS. AGNEW. Good evening. How are you
doing? So you updated this report? This
report is an updated report; is that
correct?

THE W TNESS: It is, primarily because
| wanted to use the nost current budget of
t he township and the current tax rates and
all of that.

MS. AGNEW. And you took into account
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the conp plan, the information fromthe
comp pl an?

THE W TNESS: That doesn't really
factor into the fiscal analysis.

MS. AGNEW. But did you take into
account information fromthe conmp pl an?

THE WTNESS: | testified to that on
ot her aspects, but the conp plan doesn't
really speak to the fiscal aspects of ny
anal ysi s.

MS. AGNEW. | think you said sonething
about the aspirational aspects of the conp
plan. Did you put that into your
I nformati on?

THE W TNESS: Not in a fisca
anal ysi s, no.

MS. AGNEW. So in regard to anything
el se you testified there was not fiscal
analysis, it's not really counted in your
testi nony?

THE WTNESS: No. | think the conp
pl an represents the aspirations of the
community, the desires to set policy noving

f or war d.
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And | believe that the elenents that |
testified to about additional density being
appropri ate adjacent to commercial uses and
focusing on transit as a reason to have
additional density at a | ocation resulted
in the township's zoning policy allow ng
this density of devel opnent here under the
R-4 district and then under the density
nmodi fication plan under which this is
designed and | think conplies with in all
aspects.

MS. AGNEW. \Which conp plan are you
t al ki ng about ?

THE W TNESS: The current one that is,
the current of-record plan of the township,
which is, | believe, 2003.

MS. AGNEW. Okay. Twenty-sonme years.
Okay. | thought you were referring to the
comp plan that's sort of ongoing, not that.

THE W TNESS: Has that been adopted
yet ?

MS. AGNEW. No, but that was the npst
recent, so | thought you were referring to

t hat .
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MR. BROSEMAN:. We're referring to the
one that's in effect --

MS. AGNEW. | understand.

MR. BROSEMAN: -- which is referred to
i n the ordi nance.

MS. AGNEW. He answered. |
under st and.

MR. BROSEMAN: | want it to be clear.

MS. AGNEW. | understand.

So let nme ask you, what is the typical
age distribution of the people who will be
occupying these units that we'll be I ooking
at ?

THE WTNESS: | can't really speak to
the age. | can hypothesize, based on the
nunmber of school kids that are projected
that are conparable to other units, that it
could be all over the place.

It could be enpty nesters. It could
be young professionals. It could be people
in their m ddl e age that have kids that may
have recently graduated high school.

We're projecting school -aged ki ds

her e. It doesn't mean that there aren't
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young famlies with young children as well.

MS. AGNEW. So things have changed in
t he past 20 years, right, since the first
conp plan, and the township should be
| ooki ng for expanding the m ddl e-aged
residents, so people in their 30s or 40s.

Woul d they be the sort of people who
woul d be nmoving into these projected plans?

THE W TNESS: | think they could be.
| think people of all ages could be living
her e.

[t's just, | don't know that there's
any one housing type that is considered
nost appropriate for a specific age group,
especially in a community |ike Radnor
Townshi p and where we are in the
Phi | adel phi a suburbs, where there is a | ot
of diversity and econom c nmeans and earni ng
potential and nearby jobs and just overall
quality of life. People want to |live here.

MS. AGNEW. But 1.75 mllion isn't
necessarily diversity of income. W know
t hat people are making pretty good nobney,

but it's not really econom c diversity, is
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it? It's okay if it's not.

THE W TNESS: | nean, that's what the
mar ket, that's what the market's supporting
ri ght now.

There really is, the market
i ndi cators, because of -- the val ues
I ndi cate that there is a | ow supply of
units avail abl e.

That's what drives prices of supply
and demand typically, that coupled with a
desirable locale in which to |ive.

There are a lot of factors that conme
into play when you're tal king about the
social fabric of a community.

MS. AGNEW. So t hree-bedroomr honmes in
O d Oaks, do you think they sold for 1.75
mllion?

THE W TNESS: \\here?

MS. AGNEW. Conestoga Vill age, Radnor
Townshi p.

THE W TNESS: |s that a new or old
devel opnment ?

MS. AGNEW.  Um - -

MR. RI LEY: 1950s.
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MS. AGNEW: ' 50s7?

THE W TNESS: Typically not.
Typically the newer, new hones sell for
hi gher val ues, because people have input on
the premuns they want to put into them

They're designed for a different
|ife-style than some of the houses were
originally designed for.

And what we've seen in the nunbers as
far as popul ation profiles go, new housing
tends to have fewer people living in them
and fewer school -aged children living in
t hem t han ol der established housi ng.

That's been borne out in other
anal yses |1've seen.

MS. AGNEW. Okay. Thank you.

THE PRESI DENT: | have one. Have you,
in looking at all of this and tal king about
the $1.75 mllion price, have you actually
done any real estate conps like in the
simlar units you've | ooked at for school
children?

THE W TNESS: | have. There haven't

been a whole ot of units that have traded
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recently, but there have been a few,
ranging from1.2 mllion up to 2 mllion.

| don't have that in front of nme right now,
but --

THE PRESI DENT: | just wanted to know
we were in the ball park and not just
hopi ng.

THE WTNESS: | try not to pul
nunmbers out of the air.

THE PRESI DENT: Thank you.

MR. RILEY: | have a question. The
proximty to the train and other points,
you said they could walk to the train.

Would it be better if they had a
sidewal k they could walk on to get to the
train?

THE W TNESS: It definitely woul d.

MR. RILEY: And then the plan of 38
t ownhones, is that the max of this site?

THE W TNESS: | haven't done a yield
anal ysis or done any of the planning nyself
to lay it out to establish if there could
be nore, but | believe that's the density

that is permtted.
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MR. RILEY: And then earlier you said
i f you have too few, there could also be a
negati ve i npact, and then too many coul d be
t he sanme negative i npact.

It seens that if the max is the 38, if
t hat was the max, a nunber |ower would be
| ower, but you're saying if it gets too
|l ow, it would be bad, but somewhere in
bet ween zero and 38.

Woul d that be Iike --

THE W TNESS: | haven't npdeled it,
but there would be conmmensurate inpact.

There woul d be fewer people, fewer
costs, but also fewer revenues to the
t ownshi p being generated from sale prices
or fromthe assessnents if there's fewer
units.

Fewer units would be selling,
contributing transfer taxes. So froma
fiscal standpoint, it could be a sliding
scal e.

MR. RILEY: And the existing
nei ghbor hoods that are already there, who

have been there when there was only two
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| ots that were there, not 30 townhones,
what happens to thent?

| mean, it would seemthey may have a
negative inpact. Wbuld that happen?

THE WTNESS: | can't speak to that.
| didn't analyze that.

| believe that this devel opment can be
desi gned and has been designed in a way
t hat provi des appropriate buffering and
mtigates all site inpacts that aren't
currently mtigated today, specifically,
stor mwvat er .

| think fromthat standpoint, a plan
li ke this will have a beneficial inmpact to
t he nei ghbors.

MR. RILEY: M. Hetzel, | saw in your,
right in the mddle of the exhibit LEED AP.
Can you tell us what all these things mean?

THE W TNESS: That's Leadership in
Envi ronnmental Design. It's primarily an
architectural designation.

It means that | studied for and took
an exam that established a certain | evel of

knowl edge in follow ng LEED principles,
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whi ch this devel opment has not strived to
achi eve any sort of a LEED certification,
so |'ve not analyzed it in terns of a LEED
certification.

MR. RILEY: If you put sonmething in,
let's say, it's going to have to have a
heater or an AC, in the summertime, doesn't
It create nore heat in the summertime sort
of out in the atnosphere?

So it would be cooler inside, and the
nore units that are doing that has an
| mpact on the surroundi ng nei ghbor hood.

Woul d you agree to that?

THE WTNESS: | don't know. |'m not
an HVAC professional. | do know that --

MR. RILEY: Right, but you know LEED
t hough.

THE W TNESS: | do know that systens
have beconme nore and nore efficient.

MR. RI LEY: Yes, which is good. W |
t hese be efficient?

THE W TNESS: | have not evaluated it
on that basis. | would think that nodern

bui l di ng supplies and nmodern systens woul d
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probably, by default, be nore efficient

t han ol der systens that were depl oyed

30 years ago and may be failing and need to
be repl aced.

MR. RILEY: Yes, or less of an inpact.
Thank you.

THE W TNESS: Correct.

MR. COATES: | just have a couple of
guesti ons about the data in your meno.
Ckay?

When you did the analysis here for
popul ati on inmpact, you're citing the
Rut gers University Center for Urban Policy
Research which estimtes the 2.22 and the
.21,

But it says this was published in
2006. |Is that dataset in 20067

THE W TNESS: That's based on, yes,

t hat dat aset was based on popul ati on
i nformation for the entire state of
Pennsyl vania at that tine.

Specific to the type of structure, it

breaks it down by single-famly detached,

single-famly attached, rental units
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attached, for-sale units attached, and then
by a range of values and by number of
bedr oons.

So fromthat perspective, it's the
nost granul ar data we have avail able to us.

We can | ook at other devel opments in
the area to el aborate on nultipliers, but
my experience has been that the Rutgers
multipliers tend to overstate, which then
| eads to generally higher cost.

So if we can say there's, we're
projecting this many school -aged kids, for
I nstance, but experience, |ocal data shows
that there are fewer kids than that, then
the fiscal inpact is only inproved conpared
to what we've shown here.

MR. COATES: Sure. Thank you. |Is
there a nore recent version of that dataset
avai |l abl e?

THE W TNESS: There is not.

MR. COATES: Are you famliar with the
Del aware Val | ey Regi onal Pl anni ng
Comm ssion and their denmographic multiplier

summary statistics for nmultifam |y housing
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I n Greater Phil adel phia?

THE WTNESS: | am That is
multifam |y housi ng though.

MR. COATES: Right, but I'm just going
by their average household, which is taking
Into consideration single famly and
multifamly. Al right?

And if | took a look at this from 2012
to '16, because it says it uses the PUVA
data, which I'm assum ng the Rutgers data
Is simlar, and | also saw they rel ease
annual data, their nunmbers are suggesting
2.91 on the nedian, 2.7 versus the 2.2, up
to three bedroom, right, and you stated
earlier that for a four bedroom it can go
up to 2.9 people per unit; right?

So if we use that same math, we could
potentially be over three and al nost four
per unit. Does that sound right?

This is the same data that's in the
Rutgers. |'m just suggesting that this is
nore recent.

THE W TNESS: It's not exactly the

same data, but | haven't reviewed it in
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detail to opine on whether or not it's
conpar abl e.

But the way the analysis is set up,
you're free to play out different
scenarios. |'ve explained what the cost
per person is that | derived.

And if you believe that it's a higher
nunber, you can apply that per capita cost
to that.

If you believe it's a | ower nunber,
you can apply it to that, and sort of see

how it plays out.

MR. COATES: Sure. | appreciate that,
and | can do the math. |I'm just not an
expert. | shouldn't have to do the math.

Their data on school -aged children in
here suggests that there's al nost .6, and
you've got .2 in your data.

And the reason |I'm bringing this up is
because | think this can materially change
your financial assessnents based on the
popul ation that we're | ooking at in the
dataset; right?

W went down to 80,000, | think, net
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val ue, when we went to up 2.9. If we went
up to four, it could go down to what,
50, 000 or so?

THE W TNESS: | haven't done the math
on that. | could say though that under
this scenario, it would take al nost 14 nore
school -aged kids just to bring the school
district inpact to neutral i npact.

MR. COATES: True.

THE WTNESS: And | find that to be
very hard to believe, given what we know
about the denographics of simlar projects
t hat we exam ned.

MR. COATES: Okay. On the public
safety, services, and facilities, it |ooks
| i ke we used the Devel opnent | npact
Assessnment Handbook; right? When was that
publ i shed?

THE W TNESS: That was published in
the ' 90s.

MR. COATES: '95; right? So would
t hat data be different now than it was in
95, or that assessnment of --

THE W TNESS: It could be, and it
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could al so change due to | ocal factors.

MR. COATES: It could be up or down;
right?

THE W TNESS: |t could be up or down.
| haven't had the opportunity to talk to
any public safety officials about that
specifically here.

' m going off of what the conp plan
notes, that one benefit of Radnor Township
Is it's a safe comunity that doesn't seem
to require a heavy |l evel of policing, as
opposed to other comunities possibly.

MR. COATES: | would agree with that.
They do a great | ob.

| think the reason |I'm bringing this
up and the reason |'m asking the question
I S because you have nmultiple cites in the
menmo, ' 85, '94, 2006, '95, and here we are
in 2024, with nore | ocal and recent data,
that |I'm just confused as to why we didn't
use the newer dat a.

THE W TNESS: Well, the nethodol ogy
doesn't change over tinme. The met hodol ogy

iIs what it is.
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MR. COATES: |'m not tal king about the
met hodol gy. The dat aset.

THE W TNESS: And | feel that [|'ve
used data, underlying data where | have
used it, that provides at |east a
conservative estimation.

| do believe that if we went nore
| ocal |y, we'd probably find | ower
popul ati on nunbers, and we do see that as
borne out in the school -aged kids --

MR. COATES: More |ocal than Del aware
Val | ey?

THE W TNESS: Yeah. | think if we
went school district w de or countyw de,
you've got a lot of difference between
parts of southern Del aware County and
Radnor Townshi p.

MR. COATES: Yes, arguably across the
whol e state; right? The dataset is
referencing the entire state of
Pennsyl vani a?

THE W TNESS: Right. Again, this is
meant to be an order of magnitude anal ysis.

MR. COATES: | guess |I'm just, listen,
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' m not arguing the nethodol ogy. | think
It's appropriate.

| just, |I'm confused, because it seens
| i ke the data you're using presents a nore
favorabl e financial analysis than what |'m
seeing for Del aware Valley here.

| just did a Google search. [|'m not
an expert; right?

' m just confused as to why we didn't
use something that's nore recent to try to
get a nore conservative | ook at the fiscal
| mpact .

That's just ny point of view, right?
That's all | really had to ask. Thank you.
MR. RICE: Just a couple other

clarifications.

EXAM NATI ON
MR. RICE: Ms. MWers asked you how you
arrived at the 1.750 purchase price for the
t ownhones. You said you relied on sone
recent sales recently?

THE W TNESS: | don't have it in front
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of ne.

It was based on discussions with ny
client and what they expect, | think, that
this could sell for, and nmy know edge of
just, anecdotal know edge of the market, |
believe it to be a fair assessnent of the
val ue of these types of townhouses at this
| ocati on.

MR. RICE: So you can't -- you're not
really identifying the sales. Were they in
Radnor Townshi p?

THE W TNESS: There were two that we
| ooked at, at |least two or three. All the
ones that | cited anecdotally were Radnor
Townshi p.

MR. RICE: In Radnor Township?

THE W TNESS: Correct.

MR. RICE: Okay. You got that
i nformation from your client?

THE W TNESS: | got that -- well,

di scussions with nmy client, but also
research online, |ooking at recent sale
data that's avail able through, you can find

it on realtor.com zillow. com
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MR. RICE: But |I'm looking for a
specific address. Gve ne an address in
Radnor Township where a townhonme sold for
1.75.

THE W TNESS: | can provide it. |
don't have it in front of nme right now.

MR. RICE: And the other part of that,
| didn't hear the answer. The Ham lton-1
heari ng, what was the market value for
t hose t ownhones?

THE WTNESS: | don't recall. | mean,
| didn't review that for this.

MR. RICE: But you did the report
before?

THE W TNESS: | did a simlar report,
but that was a couple years ago.

Again, |I've literally done dozens of
t hese types of studies since then and since
COVI D, and the market has definitely
changed in the intervening years. So | can
find out for you.

MR. RICE: | can dig through ny file
and probably find it, too. That was three

years ago, nore or |ess?
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THE W TNESS: Yes.

MR. MARLIER: My notes, M. Rice, ny
notes were $850, 000.

MR. RICE: Okay. So 850, does that
sound about right?

THE W TNESS: That sounds about ri ght
fromthat timeframe.

MR. RICE: And we're nore than
doubling that today because of the market
we're in. Okay.

THE W TNESS: Yes.

MR. RICE: The other question | had,
was wondering what the date of the
Devel opment | npact Assessnent Handbook was,
but it's 19957

THE W TNESS: Yes.

MR. RICE: Okay. So just for the
t ownshi p, just so | understand how you
cal cul ated the $1,010.05 cost per resident,
you took the general fund budget of Radnor
for 2023 for 20247

THE W TNESS: Yes, for 2024.

MR. RICE: 2024, and you divided that

by the nunber of residents?
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THE WTNESS: It's a little nore
nuanced than that. The anal ysis
establishes two separate nultipliers.

One is a residential-based nmultiplier
based on, | believe it's a blended average
of the nunmber of residential parcels and
their values in the entire township versus
t he nunber of nonresidential parcels and
their values in the township, and it cones
up with a percentage of the township that
I's considered residential versus
nonresidential, and then it's that ratio
that's applied to the general fund
expendi tures, divided by the nunmber of
people in the township to arrive at a per
capita multiplier.

So it's specific to the residential/
nonresidential mx of the township as
expressed in the assessnment data at
Del awar e County.

MR. RICE: Okay. To get the val ues,
you took the assessnent data that Del aware
County has online?

THE W TNESS: Ri ght, and it's both
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val ues and nunber of parcels to apply it to
the --

MR. RICE: Parcels, residential,
nonresidential. The nonresidential, did
you di stingui sh between types of
nonr esi dential ?

Commercial? Institutional?
| ndustrial? There's a |ot of tax exenpt
properties.

THE W TNESS: Right. That's factored
in as well in that analysis, exenpt
properties versus nonexenpt.

MR. RICE: But this, this nunber is
basically frozen by the year we're in. So
ten years fromnow, what's the nunber? Any
I dea? Any projection?

THE WTNESS: | can't project it
wi t hout knowi ng what values are going to do
and what assessnents are going to be |ike,
how many nore residential devel opnents cone
I n versus nonresidential developnments. It
could change that ratio a bit.

In my experience, |'ve | ooked at

studies that | did ten years prior, and it
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really tends to be a very m ni mal
difference in that ratio of residential to
nonresi dential, especially in a community
| i ke Radnor where it's fairly devel oped as
It is today.

If you were going into a rural
community where there's |ots of open | and
and there's no, they have no idea how nuch
residential is going to come in versus
nonresi dential, that could have nore
variability.

But | think in Radnor, you probably
woul dn't expect to see that much of a sw ng
In the residential versus nonresidenti al
ratio as far as the percentage goes.

MR. RICE: So you're attributing
$84, 844 today based on the current budget
and the current value, which would then be
of fset by revenue, but costs are going to
I ncrease over time to the township.

THE W TNESS: And typically, so does
tax rates.

MR. RICE: Revenues will also increase

over tine?
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THE W TNESS: Usually that's what
happens, yes.

MR. RICE: That's all | have. Any
ot her questions?

EXAM NATI ON

THE PRESI DENT: | have one. Have you
factored in the fact that the township has
a separate stormwater fee versus that being
part of the general funded budget?

THE W TNESS: No.

THE PRESI DENT: Okay. That would be a
separate stormwater fund.

THE W TNESS: That would be a separate

fee. |I'm not sure the basis of how that's
applied. |Is that a one-tine fee that's
applied?

THE PRESIDENT: It's an annual fee,
yes, based on the acreage that you have and
what not. Maybe it's home value. |'mr not
sure.

THE W TNESS: What al so doesn't get

reflected in here is other one-tine fees,
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| i ke recreation fees that you pay up front,
the transfer tax fees that are paid on the
sale of the property to the devel oper, and
then on the sale of each new home, each new
homeowner. None of that is captured in
this table of annual revenues.

THE PRESI DENT: Thank you. That's
hel pf ul .

MR. RICE: Okay. So, M. Broseman, do
you have any redirect? W're at 9:34 now.

MR. BROSEMAN: | "' thinking, with the
hour, that | would take that under
advi sement and maybe cl ose down for the
ni ght.

MR. RICE: And you'll think about
whet her or not you want to redirect?

MR. BROSEMAN: Yes.

MR. RICE: Okay. So let's go off the
record.

(Di scussion off the record.)

MR. RICE: We're going back on the

record. After discussion of dates, the
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parties all agree that the hearing will be
continued to May 28th at 6:30 p.m and then
al so June 4th at 6:30 p.m

Al'l parties have agreed that we're
wai ving all required time periods in terns
of conpletion of the proceedings?

M . Broseman?

MR. BROSEMAN: Yes, |'m okay with the
time periods, and |I'd also like to confirm
t hat hearings will be in this sane
| ocati on?

MR. RICE: Sane |ocation. Okay. So
we're continued to May 28th and June 4th,
6:30 in this building.

And with no other comments, thank you
very much.

(Proceedi ngs concluded at 9:41 p.nm.)
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