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COURTHOUSE CLOSED

A Reminder to W-BLLA Members,
The Luzerne County Courthouse
will be closed on

Monday, May 25, 2026
for Memorial Day.

May 22



NOTICE/REMINDER

Counsel and litigants are reminded that
Pennsylvania Orphans' Court Rule 1.99 as well
as Luzerne County Local Rule 510 require
compliance with the Case Records Public Access
Policy of the United Judicial System of
Pennsylvania ("the Policy™), including certification
of compliance with the Policy and, as necessary, a
Confidential Information Form, unless otherwise
specified by rule or order of court, or Confidential
Document Form in accordance with the Policy.



L.R.Jud.P. 510. Public Access Policy.

Pursuantto § 7 of the Public Access Policy of the
Uniformed Judicial System of Pennsylvania: Case
Records of the Appellate and Trial Courts, persons
who file documents that contain confidential
information as defined by the Policy shall use and
file a Confidential Information Form (CIF) or a
Confidential Document Form (CDP), as
applicable, in order to comply with the Policy.
Parties are expressly prohibited from filing two
versions of any document, i.e., a redacted version
and an unredacted version. The forms shall be
available in each filing office as well as on the
Public Records page of the UJS website at
http://www.pacourts.us/public-record-policies.

Hon. Richard M. Hughes, 111
Hon. Mark W. Bufalino
Luzerne County Court of Common Pleas

May 22— June 19



To: W-BLLA Members.
From: Joe Burke I, Secretary

SAVE THE DATE & TIME:

The PBA is going to present for us an
Avoiding Legal Malpractice
Ethics CLE on AUGUST 27™ on Zoom and
in the Presidents’ Room of the Law Library
from Noon until 1:00 p.m. This CLE will
be FREE for W-BLLA Members.

As soon as the details are available, they

will be published!
May 22, 29; June 5, 12



SAVE THE DATE
FRIDAY, JULY 17, 2026

W-BLLA’s
Summer Outing.

May 22, 29; June 5



Associate Attorney—L.itigation

Anzalone & Doyle is seeking a motivated and detail-
oriented attorney with 1-2 years of experience to join our
personal injury litigation practice. This position offers the
opportunity to work closely with experienced litigators
working on personal injury, medical malpractice, and
auto/trucking litigation. Please review our areas of practice
at www.anzalonelaw.com.

Responsibilities

e Conduct legal research and draft memoranda,
motions, pleadings, and briefs;

o Prepare and respond to written discovery;

e Assist with case strategy, factual investigation, and
document review;

e Support attorneys in all phases of litigation,
including depositions, hearings, and trial
preparation;

o Maintain organized case files and manage
deadlines.

Qualifications

e J.D. from an accredited law school,

e Licensed and in good standing to practice law in
Pennsylvania;

o 1-2 years of litigation experience preferred,;

e Strong research, writing, and analytical skills;

o Excellent organizational skills and attention to
detail;

o Ability to work independently and collaboratively
in a team environment.



What We Offer

o Competitive compensation commensurate with
experience

o Benefits including health insurance, 401(k)
contribution, and paid time off

o Professional development and mentorship
opportunities

« Payment of all licensing fees and Continuing Legal
Education credits

Quialified candidates should submit a resume, writing
sample, and cover letter for consideration to
robyn@adtriallawyers.com.

May 15, 22, 29
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W-BLLA
Members
FREE CLE.

WEDNESDAY,

JUNE 10t
at NOON.

To be Held on Zoom and
shown on the big screen
in the Presidents’ Room.

“Winning Your Personal
Injury Cases Early.”
Presented by

Neil T. O’Donnell, Esquire

With
Technology Assistance to be Provided by

Leah Kane, John Kane, JP Cardoni of
Exhibit A

11



Since 1999, Exhibit /A has
provided pre-trial & trial support

In more than 2,000 cases.

Scranton, Pennsylvania | Philadelphia,
Pennsylvania

(570) 468-7600

To Be Held on Zoom and in the
Presidents’ Room at the Law
Library.

(Worth 1 Substantive CLE Credit).

The W-BLLA (#53) is an accredited
CLE and Distance Learning Provider.
This one-hour CLE is FREE for W-BLLA Members.
Non-members cost $75.00.

When registering be sure to provide your
name and Attorney ID #.

12



To REGISTER
Go to Luzernecountybar.com

Or click on the Link in the Constant Contact
that Gail will be sending.

For Online,

You need to log on using your first and last
name as the CLE Board requires Online
tracking for CLE Distance Learning
verification purposes.

Minimum requirement is access to a computer or laptop, if you plan to

use your cell phone or iPad you will need to download the Zoom App.

This CLE Program is FREE for W-BLLA Members.
Non-Members: $75.00.

All payments must be received 48 hours in advance of the program.

To pay by check: Please mail a check payable to the
“Wilkes-Barre Law and Library Association” to the W-
BLLA, 200 North River Street, Wilkes-Barre, PA 18711.

If you have any questions, please call
Gail at (570) 822-6712 or e-mail Gail at

Gail.Kopiak@luzernecounty.org

13



Neil T.
O’Donnell

Biography

Neil T. O'Donnell is the founder of O'Donnell Law
Offices, which is proudly marking its 35th year of
service in 2025. A lifelong resident of Wilkes-Barre,
Pennsylvania, Neil graduated summa cum laude from
King's College and earned his law degree from the
University of Pittsburgh School of Law. Since 1987, he
has focused his career on helping individuals and
families affected by serious injury, wrongful death, and
corporate negligence.

Neil is a board-certified Civil Trial Specialistand a
past President of the Northeastern Pennsylvania
Trial Lawyers Association. He has been consistently
recognized for his work, including multiple selections
to The Best Lawyers in America and being named
2026 Lawyer of the Year in the Northeast Pennsylvania
Region.

14



In 2025, Neil was named to the Top 10
Pennsylvania Super Lawyers list for the seventh
consecutive year, marking his 22nd overall appearance
on the Super Lawyers list—distinction awarded to just
5% of attorneys in the state.

His practice includes a wide range of personal injury
matters, including catastrophic injury and wrongful
death cases, sexual exploitation and abuse, product
liability, workers' compensation, insurance bad faith,
premises liability, and trucking and commercial vehicle
collisions.

Neil’s commitment to service extends beyond the
courtroom. In 2023, he was honored as Man of the
Year by the Greater Wilkes-Barre Friendly Sons
of St. Patrick, and he currently serves on the Board
of Trustees at King’s College. He also regularly
speaks at legal seminars and conferences, sharing his
knowledge of trial advocacy and personal injury law.

Neil resides in Wilkes-Barre with his wife, Cathy
O’Donnell, with whom he shares a deep commitment to
both the law and their local community. Together, they are
the proud parents of two adult children, Neil O’Donnell
and Renata O’Donnell, both practicing attorneys. Their
daughter-in-law, Mehak O’Donnell, is also an attorney,
and they are delighted to be grandparents to their first
grandchild, Adam O’Donnell. The O’Donnell family
remains deeply rooted in Northeastern Pennsylvania,
united by service, tradition, and a shared dedication to
justice.
May 15, 22, 29; June 5
15



Pro Bono/Low Bono Attorney

Luzerne County Children, Youth and
Families is seeking a pro bono/low bono
Attorney with experience in Special
Immigrant Juvenile status to represent a
Juvenile in care with the immigration
process to achieve citizenship.

Interested Attorneys are directed to please
reach out to Luzerne County Children,
Youth and Families Director Katrina
Gownley at

Katrina.gownley@Iluzernecounty.org.
May 15, 22, 29

16



Associate Attorney (0-3 Year Workers’
Compensation Experience)

Due to rapid growth, The Belt Law Firm, PC is
seeking Associate Attorneys to join our workers'
compensation practice in Pittston, PA. We are looking for
ambitious attorneys ready to engage with clients, and the
court. This role offers autonomy, professional
development, and the opportunity to flourish under the
wing of seasoned mentors. You’ll be immersed in a team-
oriented atmosphere while gaining substantial litigation
experience.

We welcome candidates with 0-3 year of Workers'
Compensation experience and a valid Pennsylvania license.
If you are ready to step into a role where your growth is our
priority, and your impact is tangible, our hiring team would
like to explore your potential contribution to our firm's
success.

Benefits, Compensation & Bonuses:

The Belt Law Firm, PC offers a generous benefits package
along with compensation based on experience. All new
associates are eligible for additional income from
origination fees for all work independently obtained,
health/dental/eye insurance, 401k contributions, paid
holidays, and annual salary increase.

The firm identifies and rewards great work with a clear
path to leadership and partnership. Please submit your

resume to belt-law@belt-law.com.
A writing sample and/or transcript may be requested during
the hiring process.

May 15, 22, 29
17
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LUZERNE COUNTY

2026 Bylaws Adopted

The amended Bylaws were voted upon by the
membership at the April Quarterly Meeting held
on Tuesday, April 28, 2026. They were
unanimously approved.

These are now the current Bylaws of the
Association. They are posted on the Bylaws Page
of the Bar Website at L uzernecountybar.com.

May 8, 15, 22
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Job Title: Guardian Ad Litem (GAL) Attorney
Location: Luzerne County

Job Type: 2 Part-Time Positions

Job Summary:

We are seeking a qualified and experienced GAL attorney
to join our Luzerne County team. As a GAL attorney, you
will represent children who are involved in court
proceedings related to abuse, neglect, or dependency. Your
primary responsibility will be to advocate for the best
interests of the child and ensure their safety and well-being.

Responsibilities:

. Representing children in court proceedings as a
GAL attorney.
. Conduct interviews with the child, parents, and

other relevant parties to gather information about the case.

. Investigate the circumstances surrounding the case
to develop a comprehensive understanding of the situation.

19



. Advocate for the best interests of the child and
ensure their safety and well-being.

. Participate in court hearings, mediations, and other
proceedings as necessary.

. Monitor the child's situation and make
recommendations to the court as needed.

. Work collaboratively with other professionals
involved in the case, such as social workers, attorneys, and
judges.

. Maintain accurate records and documentation
related to the case.

. Attend training sessions and stay up to date with
relevant laws and regulations.

Requirements:

. Juris Doctorate degree from an accredited law
school.

. Admitted to the Pennsylvania Bar.

. Minimum of 3 years of experience practicing law,

preferably in family law or a related field.

. Knowledge of Pennsylvania's laws related to child
welfare and family law.

. Strong analytical and problem-solving skills.
. Excellent communication and interpersonal skills.

. Ability to work independently and as part of a team.

20



. Strong organizational skills and attention to detail.

. Ability to maintain confidentiality and handle
sensitive information.

° Valid driver's license and reliable transportation.

If you meet the requirements and are interested in
this position, please submit your resume and cover
letter for consideration. We are an equal
opportunity employer and welcome candidates
from all backgrounds.

Interested parties should email

Chief Solicitor

Harry W. Skene, Esq. at
harry.skene@luzernecounty.org

with Executive Secretary to

The Office of Law

Karissa.kross@Iluzernecounty.org
copied.
May 1—June 26

21
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COMM. OPTS., INC. v. ZHB OF WRIGHT 1

COMMUNITY OPTIONS, INC. v.
ZHB OF WRIGHT TWNSHP.

Civil Law and Procedure—Zoning - Land Use Appeal—Scope of Review—Error of Law—
Necessary Findings—Manifest Abuse of Discretion—Substantial Evidence—Record—
Reasonable Mind—Resolution of Credibility and Conflicting Testimony—Zoning
Ordinance—Section 145-501—R-1Single family Residence District—Single-Family De-
tached Dwellings—Definition—Duwelling Unit—Living—Occupy—~Plain and Ordinary
Meaning—Strict Construction—Broadest Interpretation—Landowner Least Restrictive
Use and Enjoyment of the Land—Operative Definition Controlling—Lack of Blood or
marital relation—Two Proposed Residences—Single House Keeping Unit—Functional
Analysis Test—In re Appeal of Miller Court, 511 Pa. 631, 515 A.2d 904 (Pa. 1986)—
Proper Focus—Functions as a Family Unit—Factors—Unit Not Transient—Residents
Usually Remain for Substantial Periods of Time—Group Must be Sufficiently Stable
and Permanent—Denial of Appellant’s Application—Numerical Calculation—Included
Appellant’s Employees—Pennsylvania Jurisprudence—Board Error—Court ORDER
and DECREE—Board Decision REVERSED.

1. Where the court of common pleas did not take additional evidence, its scope of review
is to determine if the local agency committed an error of law and whether its necessary
findings are supported by substantial evidence.

2. The court may not substitute its judgment for that of the local agency unless the board
manifestly abused its discretion.

3. An abuse of discretion occurs when the board’s findings are not supported by sub-
stantial evidence in the record.

4. Substantial evidence is that relevant evidence which a reasonable mind would accept
as adequate to support the conclusion reached.

5. If the record contains substantial evidence, the reviewing court is bound by the board’s
findings that result from the resolution of credibility and conflicting testimony.

6. Pursuant to Section 145-501 of the Ordinance at issue in the case, permitted uses in
an R-1 Single-family Residence District include, in relevant part, “Single-family detached
dwellings.”

7. A single-family dwelling is defined as, “[a] detached building arranged or used for
occupancy by one (1) family.

8. A “dwelling unit” is defined as, “[o]ne (1) or more rooms physically arranged so as to
create an independent housekeeping establishment for occupancy by one (1) family with
separate bathroom, toilet and sanitary facilities and facilities for cooking and sleeping for
exclusive use by the family residing therein.”

9. The terms “living” and “occupy” are not defined in §145-202 or Chapter 131 of the
Ordinance. Therefore, consistent with §145-201(]), the terms will be given the plain and
ordinary meaning, respectively.

10. A zoning ordinance must be strictly construed. Further, the Court must afford
permitted uses the broadest interpretation so that a landowner may have the benefit of the
least restrictive use and enjoyment of his land.

11. In the matter sub judice, the two proposed residents, without consideration of any
other persons, would constitute a “family” under the Ordinance.

23



2 COMM. OPTS., INC. v. ZHB OF WRIGHT

12. Where the zoning ordinance provides an operative definition of what constitutes a
“family” without requiring blood or marital relationship, that definition controls.

13. In this case, the two proposed residents are not precluded from being a “family”
merely due to lack of blood or marital relation.

14. The court applies the terms “dwelling unit,” “living” and “occupy” to the case, and
the phrase “single housekeeping unit"—also undefined in the Ordinance.

15. To determine whether there is a “single housekeeping unit,” Pennsylvania courts
utilize the “functional analysis” test articulated by the In re Appeal of Miller Court, 511 Pa.
631, 515 A.2d 904 (Pa. 1986).

16. The proper focus is on whether the unit functions as a family unit, rather than on
the respective relationships that exist between the members of the unit.

17. The Court notes that Miller exhibited certain facts and also highlighted that the unit
was not a transient establishment but rather that the residents usually remain substantial
periods of time.

18. In order to qualify as a ‘single housekeeping unit,” a group of individuals in a single
household must not only function as a family within that household, but in addition, the
composition of the group must be sufficiently stable and permanent so as not to be fairly
characterized as purely transient.

19. In the matter sub judice, the Court applied the Miller analysis in comparison and
contrast to two other appellate cases, finding the two proposed residents constitute a “family.”

20. The Court notes that Paragraphs 25-27 of ZHB’s Findings of Fact and Conclusions of
Law indicate that the denial of Appellant’s application was due, in large part, to a numerical
calculation that included Appellant’s employees in the calculation.

21. Pennsylvania jurisprudence directs that the inclusion of the employees in the cal-
culation in the present case was in error. In this regard, the Court reviewed the holdings
in three appellate decisions.

22. With respect to the latter portion of the definition of “family,” the Court finds that
the residents and employees are distinct and separate considerations. Thus, the dwelling
unit would have a group of two persons, namely the two residents. Therefore, appellant’s
proposed use at issue is a permitted use, specifically as a Single-Family Detached Dwelling
in a R-1 District.

23. Accordingly, the Court herein ORDERED and DECREED that the Zoning Hearing
Board’s decision is REVERSED.

24. Appellant’s Proposed Use is a permitted use that qualifies as a “Family” and “Single-
Family Detached Dwelling” under the Zoning Ordinance.

25. Appellant is therefore entitled to any requested and/or applicable occupancy/zon-
ing permits.

In the Court of Common Pleas of Luzerne County—Civil
Division—Land Use Appeal—No. 2025-08449.

Veronica Morrison, Esquire, for the Appellant.

Christoper R. Opiel, Esquire, for the Appellee.
24



COMM. OPTS., INC. v. ZHB OF WRIGHT 3
Before: Pierantoni, II1I, J.
PIERANTONTI, III, J., MARCH 2, 2026:
DECISION AND ORDER

This matter comes before the Court pursuant to a No-
tice of Land Use Appeal to the Luzerne County Court of
Common Pleas filed by Community Options, Inc. See 53
P.S. §11002-A. The instant Land Use Appeal was taken
by Community Options, Inc. (hereinafter “Appellant”)
from the June 25, 2025 decision (hereinafter “Board
Decision”) of Zoning Hearing Board of Wright Town-
ship (hereinafter “ZHB” or “Appellee”), wherein ZHB
denied Appellant’s application for a zoning permit, and
in the alternative, a special exception for a use not pro-
vided for under the Wright Township Zoning Ordinance
(hereinafter “Ordinance”).

I. SUMMARY OF FACTS
AND PROCEDURAL HISTORY

On or about January 27, 2025, Appellant submit-
ted an Application for Zoning Permit to operate 29
Walden Drive, Mountaintop, PA 18707 (hereinafter
“Property”)—located in an R-1 District—as a dwelling
to provide housing and services to two residents with
developmental and other disabilities. The application
was denied by the zoning officer on or about March 11,
2025. On or about April 9, 2025, Appellant appealed the
zoning officer’s denial to ZHB for hearing and presented,
in the alternative, a Special Exception Application. In the
appeal to ZHB, Appellant contended that the proposed
use is permitted in an R-1 District as a single-family
dwelling. Appellant further sought, in the alternative,
approval as a use not addressed under the Ordinance.
See Ordinance §{145-318, 145-604

25



4 COMM. OPTS., INC. v. ZHB OF WRIGHT

A hearing on the appeal from denial of the application
was held before ZHB on May 19, 2025." At the conclu-
sion of the May 19, 2025 hearing, Appellant’s application
was denied. A Written Decision to that effect was issued
to Appellant on June 25, 2025.

On August 12, 2025, ZHB issued, in writing, its
Findings of Fact, Conclusions of Law, and Record with
respect to the Board Decision.? It was determined, in
part, that:

4. Community Options is a business entity that owns
and manages properties seeking to provide housing,
employment, training and opportunities to individuals
with developmental and other disabilities.

13. Community Options proposed use of the
Property would be to have two (2) individuals with
developmental disabilities reside at the Property,
along with having two (2) employees of Community
Options present at the property, under the scope of
their employment, at all times (24 hours per day/7
days per week). Tr. 10, 25-26.

14. At any given time, Community Options would
have three (3) vehicles parked at the Property compris-
ing of one vehicle for each of the two (2) staff members
present and one (1) vehicle that would be used by the
staff members to transport the residents. Tr. 23-24.

15. Employees of Community Options would work at
the Property in three (3) shifts of eight (8) hours. Tr. 26.

'The transcript of the May 19, 2025 hearing is incorporated in the instant Summary of
Facts and Procedural History, as well as the entirety of the Decision and Order.

*Consistent with Romesburg v. Fayette County Zoning Hearing Bd., 727 A.2d 150 (Pa.
Cmwlth. 1999) and Heisterkamp v. Zoning Hearing Bd. of City of Lancaster, 34 Pa.Cmwlth.
539, 383 A.2d 1311 (Pa.Cmwlth. 1978), the Court accepts ZHB’s Findings of Fact and
Conclusions of Law into the record. Further, the acceptance of the Findings of Fact and
Conclusions of Law into the record yields a determination that there is no deemed approval.

26



COMM. OPTS., INC. v. ZHB OF WRIGHT 5

16. Community Options would have six (6) employ-
ees at the Property every 24 hours, provided that no
employee was working a double-shift.

“Findings of Fact, Conclusions of Law, and Record” dated
Aug. 12, 2025, 494, 13-16.

With respect to the application for Zoning Permit, ZHB
found that “because [Appellant] would always have two
(2) employees, under the scope of their employment, at
the Property 24/7, this proposed use does not meet the
Ordinance’s definitions of “Dwelling, Single-Family” and
“Family.” Further:

26. The ZHB determined that three (3) shift changes
per day with up to six (6) employees traveling to the
Property every 24 hours for the purpose of their
employment extends beyond the definition of “Fam-
ily” and beyond “living together as a single nonprofit
housekeeping unit.”

27. In addition, the ZHB determined that the up-to
six (6) employees per day plus the two (2) residents
constitutes a “group in excess of four (4) individuals
who are not related by blood, marriage or legal adop-
tion” thereby specifically excluding this use from the
Ordinance’s definition of “Family”.

Id. at 1926-27.
With respect to the application for Special Exception:

32. The ZHB determined that the proposed use by
Community Options, including but not limited to hav-
ing two (2) employees at the Property at all times, under
the scope of their employment, is not compatible with
permitted uses in the R-1 District.

3Id. at  25.
27



6 COMM. OPTS., INC. v. ZHB OF WRIGHT

33. The ZHB determined that the proposed use
would jeopardize the objectives of the community
development objectives of the Ordinance.

34. The ZHB determined that the relationship of the
proposed use to other activities existing or planned in
the vicinity would not be harmonious in terms of the
nature and intensity of the operation involved.

35. The ZHB determined that the relationship of
the proposed use to other activities existing or planned
in the vicinity would not be harmonious in terms of
the character and the proposed use would impair the
value of adjacent property.

36. The ZHB determined that three (3) shift chang-
es every 24 hours by the employees of Community
Options would be more objectionable in its operation
than by any permitted use in the district.

Id. at §932-36.

On July 24, 2025, Appellant filed the instant appeal to
this Court. The certified record was filed to the docket
on August 12, 2025. The parties filed timely briefs in
support of their respective positions. On February 17,
2026, argument was held on the instant appeal and this
Court received no additional evidence.

We now issue the instant Decision and Order in ad-
judication of the land use appeal sub judice.

II. STANDARD OF REVIEW

“Where the court of common pleas did not take ad-
ditional evidence, its scope of review is to determine if
the local agency committed an error of law and whether
its necessary findings are supported by substantial

28



COMM. OPTS., INC. v. ZHB OF WRIGHT 7

evidence.” Nascone v. Ross Tp. Zoning Hearing Bd., 81
Pa.Cmwlth. 482, 486,473 A.2d 1141, 1142 (Pa.Cmwlth.
1984). “The court may not substitute its judgment for
that of the local agency unless the board manifestly
abused its discretion.” Id. (internal citations omitted).
“An abuse of discretion occurs when the board’s find-
ings are not supported by substantial evidence in the
record.” Borough of Fleetwood v. Zoning Hearing Bd.
of Fleetwood, 538 Pa. 536, 540, 649 A.2d 651, 653 (Pa.
1994) (internal citations omitted). “Substantial evidence
is that relevant evidence which a reasonable mind would
accept as adequate to support the conclusion reached.”
Id. (internal citations omitted). “If the record contains
substantial evidence, this Court is bound by the Board’s
findings that result from the resolution of credibility and
conflicting testimony.” MarkWest Liberty Midstream &
Resources, LLC v. Cecil Tp. Zoning Hearing Bd., 102
A.3d 549, 555 (Pa.Cmwlth. 2014) (internal citations
omitted).

II1. DISCUSSION

Pursuant to Section 145-501 of the Ordinance, per-
mitted uses in an R-1 Single-family Residence District
include, in relevant part, “Single-family detached
dwellings.” A single-family dwelling is defined as, “[a]
detached building arranged or used for occupancy by
one (1) family.”

The term “Family” is defined as:

One (1) or more persons occupying a dwelling unit
and living together as a single nonprofit housekeeping
unit ... A group in excess of four (4) individuals who

*Ordinance, § 145-501(A)(2)
*Ordinance, § 145-202 “Dwelling, Single-Family”
29



8 COMM. OPTS., INC. v. ZHB OF WRIGHT

are not related by blood, marriage or legal adoption
shall not be deemed to constitute a family.

Ordinance, §145-202 “Family.”

A “dwelling unit” is defined as, “[o]ne (1) or more
rooms physically arranged so as to create an independent
housekeeping establishment for occupancy by one (1)
family with separate bathroom, toilet and sanitary facili-
ties and facilities for cooking and sleeping for exclusive
use by the family residing therein.”® The terms “living”
and “occupy” are not defined in §145-202 or Chapter
131 of the Ordinance. Therefore, consistent with §145-
201(]), the terms will be given the plain and ordinary
meaning, respectively.

A zoning ordinance must be strictly construed. See
JALC Real Estate Corp. v. Zoning Hearing Bd. of Lower
Salford Tp., 104 Pa.Cmwlth. 605, 609, 522 A.2d 710,
712 (Pa.Cmwlth. 1987) (citing Constantino v. Borough
of Forest Hills, 88 Pa.Cmwlth. 306, 489 A.2d 968 (Pa.
Cmwlth. 1985)). Further, the Court “must afford per-
mitted uses the broadest interpretation so that a land-
owner may have the ‘benefit of the least restrictive use
and enjoyment of his land’.” Appeal of Ethken Corp., 89
Pa.Cmwlth. 612, 616, 493 A.2d 787, 789 (Pa.Cmwlth.
1985) (citing Barnhart v. Zoning Hearing Board of Not-
tingham Township, 49 Pa.Cmwlth. 481, 483, 411 A.2d
1266, 1267 (Pa. 1980).

As an introductory matter, the two proposed resi-
dents, without consideration of any other persons,
would constitute a “family” under the Ordinance. The
Pennsylvania Commonwealth Court stated, “[w]here ...
the zoning ordinance provides an operative definition of

*Ordinance, §145-202 “Dwelling Unit”

30



COMM. OPTS., INC. v. ZHB OF WRIGHT 9

what constitutes a “family” without requiring blood or
marital relationship, that definition controls.” Philadel-
phia Center for Developmental Services, Inc. v. Zoning
Hearing Bd. of Plymouth Tp., 89 Pa.Cmwlth. 591, 596,
492 A.2d 1191, 1193 (Pa.Cmwlth. 1985). Here, the Or-
dinance allows for one or more persons to be a “family,”
without reference to blood or marital relations. There-
fore, consistent with Philadelphia Center and other,
well-established case law, the two proposed residents
are not precluded from being a “family” merely due to
lack of blood or martial relation. See Slice of Life, LLC
v. Hamilton Township Zoning Hearing Board, 652 Pa.
224,230,207 A.3d 886, 890 (Pa. 2019) (internal citations
omitted); see also, In re Appeal of Miller, 511 Pa. 631,
515 A.2d 904 (Pa. 1986). The record supports that the
building located at 29 Walden Drive fits the meaning
of a “dwelling unit,” as the type of rooms and facilities
stated in the definition of “dwelling unit” are provided
at 29 Walden Drive. See “Transcript” at 20:7-21:8. With
respect to the terms “occupy” and “living,” the Court
notes the conjunctive “and” that connects the terms.
It simply cannot be contradicted that, to reside at the
dwelling unit, one must occupy that dwelling unit. Also,
it is not in dispute that the prospective residents would
also be “living” at the dwelling unit. See “Findings of
Fact” at §4 (“Community Options ... provide[s] housing
.. to individuals with developmental and other disabili-
ties.”); see also, “Transcript” 22:11-23:11.

With respect to the phrase “single housekeeping
unit”—also undefined in the Ordinance—the Court will
turn to established case law. To determine whether there
is a “single housekeeping unit,” Pennsylvania courts
utilize the “functional analysis™ test articulated by the
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In re Appeal of Miller Court, 511 Pa. 631, 515 A.2d
904 (Pa. 1986). The Miller Court held that the proper
“focus [is] on whether the unit function[s] as a family
unit, rather than on the respective relationships that
[exist] between the members of the unit.” Miller 511
Pa. at 636. Applying the functional analysis test to the
facts, the Miller Court found a “single housekeeping
unit” where evidence from the Zoning Board hearing

established:

The individuals lived and cooked together as a
single housekeeping unit. The same furnishings were
throughout the house and the activities of the home
were shared in by all occupants. Each occupant had
access to all areas of the premises. There was only
one kitchen, the meals were taken by all as a group at
one sitting. The group attended social and religious
functions together and celebrated holidays jointly.

Id. at 638-39.

The Miller Court also highlighted that the unit was
“not a transient establishment but rather that the resi-

dents usually remain substantial periods of time.” Id.
at 640.

Then, the Supreme Court of Pennsylvania in Albert
v. Zoning Hearing Bd. of North Abington Tp. stated,
“in order to qualify as a ‘single housekeeping unit,” a
group of individuals in a single household must not only
function as a family within that household, but in addi-
tion, the composition of the group must be sufficiently
stable and permanent so as not to be fairly character-
ized as purely transient.” 854 A.2d 401, 410 (2004). In
Albert, applying the above analytical framework, the
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Court found that the halfway house at issue was not a
“single housekeeping unit” because:

Far from being a relatively stable and permanent
assemblage, the residents of the [halfway house] will
change on a fairly regular basis ... [T]he average stay
for a resident at the facility is expected to be just two
to six months ... and, as a result, the [halfway house’s]
entire population of six to fifteen women could turn
over as many as six times a year. This level of insta-
bility and transience is simply incompatible with the
single-family concept.

Id. (internal citations omitted).

Later, in the case of Slice of Life, LLC v. Hamilton
Township Zoning Hearing Board, the Court had an op-
portunity to apply the principles articulated in Miller
and Albert, 207 A.3d 886 (Pa. 2019). The Slice of Life,
LLC Court held that “an investment property that was
to be used exclusively for short-term rentals” operated
as a “use [that] is purely transient,” evidenced by the fact
that “[i]ndividuals rent the premises for a minimum of
two nights and up to one week at a time.” Slice of Life,
207 A.3d at 892, 903. Further, it was “estimated that the
Property was rented twenty-ﬁve separate times over a
one-year period ... fit[ting] squarely within the common
usage of the word “transient’”. Id. at 903 (internal cita-
tions omitted).

Here, like in the occupants in Miller that had the same
furnishings and shared activities of the home, the record
indicates that the proposed residents at issue would
share the family and living rooms, kitchen, and dining
area to take meals together. See “Transcript,” 25:2-7.
Importantly, just as in Miller, the proposed residents
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would have shared activities at the dwelling, such as
upkeep of the dwelling, chores, and more. See Id. at
25:8-17; 32:4-11.

Also, the proposed residents would not be transient.
The proposed residents, like the residents in Miller and
unlike the residents in Albert or renters in Slice of Life,
would remain at the dwelling for substantial periods
of time—younger residents live at the dwelling for a
few years, while the older residents live at the dwelling
“for the long haul.” See Id. at 31:17-32:3. The numeri-
cal composition would remain at two residents in the
home, strongly suggesting stability, while remaining at
the dwelling for periods of time that range from multiple
years to a remainder of one’s life, irrespective of years,
suggests permanence, not transience. See Id. at 10:7-
18, 23:9-11, 31:17-32:3. Therefore, the two proposed
residents constitute a “family.”

Paragraphs 25-27 of ZHB’s Findings of Fact and
Conclusions of Law indicate that the denial of Appel-
lant’s application was due, in large part, to a numerical
calculation that included Appellant’s employees in the
calculation. Pennsylvania jurisprudence directs that the
inclusion of the employees in the calculation was in error.
In Philadelphia Center, the Commonwealth Court ad-
dressed whether a community living arrangement, hous-
ing three nonrelated citizens in a supervised residential
home, can be considered a single-family residence. 492
A.2d at 1192. The ordinance at issue defined “family,” in
relevant part, as “no more than five (5) unrelated indi-
viduals living together as a single, nonprofit housekeep-
ing unit and doing their cooking on the premises.” Id. at
1192-93. Among the appellant-township’s arguments, it
“raise[d] a question as to the number of people actually
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present on the premises at any one time by referring to
the number of central staff people required to support
the residents.” Id. at 1193. The Philadelphia Center
Court, which affirmed the lower court’s decision that
the arrangements fit within the meaning of “family,”
addressed the numerical argument, stating:

However, the relationship of a staff member to the
residents of the [community living arrangement] is
similar to that of a non-resident housekeeper, maid, or
gardener who performs services for the occupants of
a home; the similarity remains whether the staff pro-
vides twenty-four-hour supervision or has one of the
staff members remain overnight on a rotating basis.

Id.

The inclusion of employees in the numerical calcula-
tion may be appropriate in instances where the statute
or ordinance expressly allows for such inclusion. In
Hartman v. Zoning Hearing Bd. of Cumru Tp., the Court
stated that the appellee-Zoning Hearing Board did not
err in including four volunteers who cared for three
terminally ill persons at a dwelling as part of the “fam-
ily.” 133 A.3d 806, 8§10 (Pa.Cmwlth. 2016). Importantly,
the ordinance at issue defined “family” to include “any
domestic employees or gratuitous guests but shall not
include any roomer, boarder, lodger or persons residing
in a group home.” Id. at 809. The volunteers who, “will
be going to the dwelling on a daily basis to cook, serve,
assist and care for the residents” met the definition of
domestic employee. See Id. at 810-11. Additionally, one
of the volunteers would stay overnight at the dwelling
each night. See Id. at 810.

Further, in JALC Real Estate Corp., the Court was
faced with proposed use of four residents at a dwelling
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who required full-time supervision from a full staff of ten
employees. 522 A.2d at 711-12. The definition of “fam-
ily” at issue in JALC Real Estate Corp. was defined as,
“[alny number of individuals living together as a single
nonprofit housekeeping unit and doing their cooking on
the premises, excluding, however, occupants of a club, fra-
ternity house, lodge, residential club or rooming house.”
Id. The court expressly stated, without reference to the
ten employees, that “the four ... women who would live
at the house in question constitute a “family” as defined

by the ordinance.” Id. at 712 (emphasis added).

Here, at paragraph 14 of the Findings of Fact and
Conclusions of Law, ZHB acknowledged that appellant’s
employees are “staff members”—identical to the language
in Philadelphia Center—which are distinct from the resi-
dents who would both occupy and live at the dwelling.
The record is devoid of any evidence that appellant’s
employees would live at the dwelling. If, arguendo, there
were employees who remained overnight, the Philadel-
phia Center analysis still directs that the result would be
unchanged. Further, appellant’s employees are analogous
to the central staff in Philadelphia Center insofar as their
presence at the dwelling is to render services. Like the
staff members in Philadelphia Center, appellant’s employ-
ees are “similar to that of a non-resident ... who performs
services.” It is uncontested that appellant’s employees
would not reside at the dwelling. It is also uncontested that
the employees would be present at the dwelling, under the
scope of their employment, providing services—housing,
employment, training, and opportunities—to individuals
with developmental and other disabilities. Finally, con-
sistent with Philadelphia Center, irrespective of whether
the appellant offers 24-hour services, “the similarity [to
that of a non-resident who performs services] remains.”
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The instant appeal is distinguishable from Hartman
in a key aspect—statutory language at issue. Unlike the
definition of “family” in Hartman, which expressly in-
cluded domestic employees and gratuitous guests, there
is no similar, express inclusion for the term “family” in
the Ordinance at issue. Additionally, the Court does
not need to determine whether appellant’s employees
squarely fit within the definition of a domestic employee,
as “domestic employee” is not used in the Ordinance at
issue. Rather, the Court’s adherence to strict construc-
tion necessitates a finding that the absence of similar,
express inclusion therefore means that the municipality
declined to include such persons from consideration of
being part of a “family” in Wright Township.

However, arguendo, the Court finds that appellant’s
employees are similar to the domestic employees in
Hartman. Like the domestic employees in Hartman
who made daily appearances at the dwelling to serve and
assist the residents, appellant’s employees would make
daily appearances at the dwelling, under the scope of
their employment, to offer the aforementioned services
to the residents. The above comparison is not necessary
but instead highlights two key points. First, it further
distinguishes an employee of a business who occupies a
home as part of his or her employment, only during the
hours of a work shift, from a full-time resident of the
dwelling. Second, it highlights that the municipality had
the opportunity to create a more expansive definition of
“family,” but declined to do so.

Moreover, like in JALC Real Estate Corp., which
addressed the issue of “family” in a case of residents
requiring full-time supervision, appellant plans to house
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two residents who require full-time, 24-hour services.
The JALC Real Estate Corp. Court, in determining what
constituted a “family” on the facts presented, did not
consider the ten staff members in its analysis. Instead,
only the four women who lived at the dwelling were
considered in the analysis. Importantly, the JALC Real
Estate Corp. Court was faced with a definition of “family”
that did not have a numerical limit. Thus, there was no
express restriction. A dwelling of fourteen people may
have constituted a “family,” so long those persons fit
within the remainder of the meaning of the term. The
decision to exclude the ten staff members from consid-
eration highlights that an analysis of who fits within a
“family” should be limited, in the absence of contrary
statutory language, to those who are living at the dwell-
ing. Here, appellant’s employees would operate in shifts
traveling to the dwelling, not living at the dwelling. The
two residents would be the only people to occupy and
live in the dwelling. Therefore, the ZHB erroneously
included appellant’s employees in consideration of the
definition of “family.”

With respect to the latter portion of the definition of
“family,” the Court finds that the residents and employ-
ees are distinct and separate considerations. Thus, the
dwelling unit would have a group of two persons, namely
the two residents. Therefore, appellant’s proposed use at
issue is a permitted use, specifically as a Single-Family
Detached Dwelling in a R-1 District.

Finally, as this is a permitted use, the Court need not
address a special exception or the constitutional consid-
erations.

Accordingly, we enter the within Order.
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IV. ORDER

Upon the issuance of the instant Decision, it is hereby
ORDERED and DECREED as follows:

1. ZHB’s June 25, 2025 Board Decision is RE-
VERSED:;

2. Appellant, Community Options, Inc.’s Proposed
Use is a permitted use that qualifies as a “Family” and
“Single-Family Detached Dwelling” under the Zoning
Ordinance:

3. Appellant, Community Options, Inc. is therefore
entitled to any requested and/or applicable occupancy/
zoning permits; and

4. The Luzerne County Clerk of Judicial Records/
Prothonotary shall serve notice of the entry of the

instant Decision in accordance with the provisions of
Pa.R.C.P. 236.
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DECEDENTS’ ESTATES

Notice is hereby given that
letters testamentary or of admini-
stration have been granted in the
following estates. All persons in-
debted to said estates are requi-
red to make payment and those
having claims or demands to
present the same without delay
to the administrators or executors
named or their attorneys

FIRST PUBLICATION

ESTATE OF JAMES G. ADELHOCH,
late of Newport Township (died
October 5, 2022), Kimmo H. Ab-
basi, Esquire, 1000 Floral Vale
Blvd., Suite 300, Yardley, PA
19067, Administrator

ESTATE OF JAMES E. CASO, late of
Hazle Township (died March 8,
2026), Mary Catherine Filler, Ex-
ecutrix; Robert S. Sensky, Esquire,
Laputka, Bayless, Ecker & Cohn,
P.C., One South Church Street,
Suite 301, Hazleton, PA 18201

ESTATE OF JOHN E. CORNETT, late
of Hazleton (died January 12,
2026), Michael E. Cornett, Admin-
istrator; Frank J. Skokoski, Es-
quire, Skokoski & DeCosmo, P.C.,
165 Susquehanna Boulevard,
West Hazleton, PA 18202

ESTATE OF NICOLINA D’ AGOSTO,
late of West Wyoming, (died August
30, 2025), Nicholas Weckstein,
Executor; Hourigan, Kluger &
Quinn, P.C., 600 Third Avenue,
Kingston, PA 18704

ESTATE OF FRANK I. DEVIVA a/k/a
Frank Deviva, late of Forty Fort
(died October 9, 2025), Patricia
DeViva, Executrix; Joseph R. Ba-
ranko, Jr., Esquire, Slusser Law
Firm, 1620 North Church Street,
Suite 1, Hazleton, PA 18202

ESTATE OF ROBERT J. DRABEK
a/k/a Robert Drabek, late of Plains
(died January 18, 2026), Thelma
Drabek, Executrix; Anthony G.

40

Ross, Esquire, Law Offices of Tony
Ross, 126 South Main Street,
Pittston, PA 18640

ESTATE OF MARY F. GENNARO, late
of Hazleton (died February 25,
2026), Jennifer M. Shaud, Execu-
trix; Louis J. Mattioli III, Esquire,
4285 Hollywood Blvd., Hazle
Township, PA 18202

ESTATE OF MARCIA GORTVA a/k/a
Marcia M. Gortva, late of Hazle
Township (died October 4, 2025),
Steven R. Bodner, Jr., Executor;
Joseph R. Baranko, Jr., Esquire,
Slusser Law Firm, 1620 North
Church Street, Suite 1, Hazleton,
PA 18202

ESTATE OF LOUISE M. GRZYB, late
of Hazleton (died June 18, 2025),
Kristen Waterfield, Executrix;
Maeve E. Bain, Esquire, MacMain
Leinhauser PC, 433 W. Market
Street, Suite 200, West Chester,
PA 19382

ESTATE OF EVIL LEE HARTER, late
of White Haven (died February 2,
2026), Kathleen Ann Harter, Ad-
ministratrix; Donald G. Karpow-
ich, Esquire, 85 Drasher Road,
Drums, PA 18222

ESTATE OF AMELIA HOWELLS, late
of Nanticoke (died March 2, 2026),
Juliet M. Howells, Executrix; His-
cox & Musto, 400 Third Ave., Suite
201, Kingston, PA 18704

ESTATE OF SANDRA L. KEATOR, late
of Edwardsville (died February 5,
2026), Elizabeth Keator, Executrix;
Stephen B. Killian, Esquire, 575
Pierce Street, Suite 303, Kingston,
PA 18704

ESTATE OF DENNIS H. KELLY, SR.,
late of Luzerne (died March 25,
2026), Katherine Dyanick and
Dennis H. Kelly, Jr., Co-
Administrators; Stephen B.
Killian, Esquire, 575 Pierce Street,
Suite 303, Kingston, PA 18704
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ESTATE OF BRYNA F. KELLMAN, late
of Kingston Twp. (died March 2,
2026), Janelle E. Kellman, Execu-
trix; Bregman & Lantz, LLC, 1205
Wyoming Ave., Forty Fort, PA
18704

ESTATE OF DOROTHY LUTINSKI,
late of Harveys Lake (died January
31, 2026), Frank Lutinski and
Darlene Williams, Executors;
Thomas P. Brennan, Esquire, Gal-
lagher, Brennan & Gill, 220 Pierce
Street, Kingston, PA 18704-4641

ESTATE OF CAROLYN MARY MAR-
CATO, late of West Wyoming (died
March 14, 2026), William Jon
Marcato, Administrator; William F.
Burke, Esquire, Burke Vullo Reil-
ly Roberts, 1460 Wyoming Avenue,
Forty Fort, PA 18704-4237

ESTATE OF MICHAEL E. MARUS-
CHAK a/k/a Michael Maruschak,
late of White Haven Borough (died
March 23, 2026), Brenda Marus-
chak, Executrix; Timothy B. Fish-
er, II, Esquire, Fisher & Fisher Law
Offices, P.O. Box 396, Gouldsboro,
PA 18424

ESTATE OF EDWARD W. MYERS, II
a/k/a Edward William Myers, Jr,
late of the Dorrance Township
(died February 12, 2026), Edward
J. Myers, Executor; Anthony G.
Ross, Esquire, Law Offices of Tony
Ross, 126 South Main Street,
Pittston, PA 18640

ESTATE OF ELWOOD W. PERRY, JR.
a/k/a Elwood Perry, Jr., late of
Dupont (died May 1, 2026), Robert
Perry, Executor; William F. Burke,
Esquire, Burke Vullo Reilly Rob-
erts, 1460 Wyoming Avenue, Forty
Fort, PA 18704-4237

ESTATE OF EDWARD JOHN POTERA
a/k/a Edward Potera, late of
Plains (died January 2, 2026),
Rose Mary Paul, Executrix; Mi-
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chael E. Furey, Esquire, Furey &
Baldassari, PC, 1043 S. Park Av-
enue, Audubon, PA 19403

ESTATE OF GERALD REISCH a/k/a
Gerald John Reisch, late of Lu-
zerne (died March 24, 2026), Kim-
berlie M. Reynolds, Executrix;
Thomas J. Mosca, Esquire, 900
Rutter Avenue, Suite 24, Forty
Fort, PA 18704

ESTATE OF JOSEPHINE ANN SMITH,
late of Shickshinny (died March
20, 2026), Susan James, Execu-
trix; Michael J. Bendick, Esquire,
P.O. Box 1733, Shavertown, PA
18708

ESTATE OF PAUL THOMAS TAYLOR,
late of Wilkes-Barre Township
(died January 7, 2026), Paul T.
Taylor, Administrator; Mey &
Sulla, LLP, 1144 East Drinker
Street, Dunmore, PA 18512

ESTATE OF BRIAN WACLAWSK]I, late
of Nanticoke (died January 17,
2026), Alan Waclawski, Adminis-
trator; Stacey F. Acri, Esquire,
Steinbacher, Goodall & Yurchak,
273 E. Northampton Street, Wil-
kes-Barre, PA 18702

ESTATE OF SANDRA JEAN WADE
a/k/a Sandra Wade, late of
Wilkes-Barre (died March 18,
2026), Denine Wade, Executrix;
Comitz Law Firm, LLC, Stephen J.
Fendler, Esquire, 82 S. Washing-
ton St., Wilkes-Barre, PA 18701

ESTATE OF CHARLES D. ZUNSKI,
late of Hazle Township (died Febru-
ary 20, 2026), Robert E. Zunski,
Executor; Frank J. Skokoski, Es-
quire, Skokoski & DeCosmo, P.C.,
165 Susquehanna Boulevard,
West Hazleton, PA 18202

SECOND PUBLICATION

ESTATE OF EMILY I. BERGER a/k/a
Emily Berger, late of Drums (died
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March 22, 2026), Renae Miller,
Executrix; Kreisher, Marshall &
Associates, LLC, 401 S. Market St.,
Bloomsburg, PA 17815

ESTATE OF BESSIE BLAZEVICH
a/k/a Bess Blazevich, late of
Drums (died March 27, 2026), Wil-
liam M. Pavlick and Edward Van-
Blargan, Co-Executors; David W.
Saba, Esquire, 345 Market St.,
Kingston, PA 18704

ESTATE OF ELIZABETH CHARNITS-
KI, late of Luzerne (died February
27, 2026), Patrice Mulhern, Ad-
ministratrix; Thomas Patrick Ho-
gan, Esquire, Law Office of Thom-
as A. O’Connor, PC, 211A East
Main Street, Plymouth, PA 18651

ESTATE OF PATRICIA ANN CORRI-
GAN a/k/a Patricia A. Corrigan,
late of Butler Township (died Feb-
ruary 27, 2026), Sean Corrigan,
Executor; Frank J. Skokoski, Es-
quire, Skokoski & DeCosmo, P.C.,
165 Susquehanna Boulevard,
West Hazleton, PA 18202

ESTATE OF MYRON ANDREW
FESZCHAK, late of Plains (died
March 23, 2026), Myron S.
Feszchak and Maria Pastrick, Co-
executors; Alexander B. Russin,
Esquire, 1516 Wyoming Avenue,
Forty Fort, PA, 18704

ESTATE OF ROBINA GUERRERO,
late of Swoyersville Borough (died
December 9, 2025), Chad Guer-
rero, Administrator, Joseph A.
Dessoye, Esquire, 9 North Main
Street, Suite 6, Pittston, PA 18640

ESTATE OF KIM M. INGALSBE a/k/a
Kim Marie Ingalsbe a/k/a Kim
Ingalsbe, late of West Hazleton
(died March 26, 2026), Amy M.
Tarone, Executrix; Frank J. Skoko-
ski, Esquire, Skokoski & DeCos-
mo, P.C. 165 Susquehanna Bou-
levard, West Hazleton, PA 18202
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ESTATE OF JOSEPH JACKLOSKI,
late of Edwardsville (died February
28, 2026), Andrew J. Jackloski,
Administrator; Bregman & Lantz,
LLC, 1205 Wyoming Ave., Forty
Fort, PA 18704

ESTATE OF KERI ANN McDERMOTT,
late of Shavertown (died April 12,
2026), Anthony M. McDermott,
Administrator; Robert S. Betnar,
Esquire, 126 South Main Street,
Pittston, PA 18640

ESTATE OF PATRICIA ANN MANIK,
late of Dallas (died February 24,
2026), Michele Reckmeyer, Execu-
trix; Bernard Walter, Esquire,
1674 North Memorial Highway,
Shavertown, PA 18708,

ESTATE OF JON JEFFERY MERTIS
a/k/a Jeff Mertis, late of Wilkes-
Barre (died March 25, 2026),
Shelly Lynn Mertis, 188 Riverside
Dr., Wilkes-Barre, PA 18702; Ex-
ecutrix

ESTATE OF KENNETH J. MUSTO,
late of Pittston (died March 25,
2026), Nicholas Musto, Executor;
Bregman & Lantz, LLC, 1205
Wyoming Ave., Forty Fort, PA
18704

ESTATE OF NAWEED NAJIB, late of
Drums (died January 17, 2024),
James Kinsman Jr., Administra-
tor; David W. Saba, Esquire, 345
Market St., Kingston, PA 18704

ESTATE OF GAIL MARIE PANETTI
a/k/a Gail M. Panetti, late of Ash-
ley (died February 25, 2026),
Dustin Yokavonis, Executor;
Saporito, Falcone & Watt, 48
South Main Street, Pittston, PA
18640

ESTATE OF CARMEN JOSEPH PER-
RY, JR. a/k/a Reverend Carmen
J. Perry, late of Dallas (died April
18, 2026), Donald McKeon, Execu-
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tor; Paul A. Kelly, Jr., Esquire, 201
Lackawanna Avenue, Suite 306,
Scranton, PA 18503

ESTATE OF LOIS E. PESSIA, late of

Hazle Township (died March 21,
2026), Christine M. Boom a/k/a
Christine M. Romig, Executrix; The
Seach Law Offices, 466 State
Route 93, Sugarloaf, PA 18249.

ESTATE OF MICHAEL C. SASSO, late

of Hazleton (died April 2, 2026),
Michelle Sasso, Administrator;
Joseph R. Baranko, Jr., Esquire,
Slusser Law Firm, 1620 North
Church Street, Suite 1, Hazleton,
PA 18202

ESTATE OF ALFRED W. SCHROED-
ER, JR. a/k/a Pete Schroeder
a/k/a Alfred Schroeder, late of
West Pittston, died January 27,
2026), Alfred W. Schroeder, III,
Executor; Matthew J. Parker, Es-
quire, Marshall, Parker & Weber,
LLC, 49 East Fourth St., William-
sport, PA 17701

ESTATE OF AGATHA M. SYNORASKI,
late of Butler Township (died April
4, 2026), Maria H. Scrimalli, Ex-
ecutrix; James V. Senape, Jr.,
Esquire, Catherine A. McGovern,
Esquire, Michael B. Senape, Es-
quire, Senape Law, 612-614 Main
Street, P.O. Box 179, Freeland, PA
18224-0179

ESTATE OF ROBERT WOJNARKSKI,
late of Swoyersville (died March 23,
2026), Amy Wojnarski Hoegen,
Executrix; Frank J. Hoegen, Es-
quire, 152 South Franklin Street,
Wilkes-Barre, PA 18701

ESTATE OF JOSEPH P. YAKALAVICH,

late of Pittston (died March 21,
2026), Celia A. Blannett, Execu-
trix; Donald J. Frederickson, Jr.,
Esquire, 435 Main Street, Moosic,
PA 18507
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ESTATE OF JEANETTE J. ZENGION,
late of Exeter (died April 10, 2026),
Maria Zengion, 377 The Hideout,
Lake Ariel, PA 18436; Executrix

ESTATE OF MARGARET JANE ZIM-
INSKI, late of Jackson Twp. (died
March 22, 2026), John Ziminski
Executor; Robert S. Betnar, Es-
quire, 126 South Main Street,
Pittston, PA 18640

THIRD PUBLICATION

ESTATE OF DAVID ALLEN ANDREWS
a/k/a David A. Andrews a/k/a
Dave A. Andrews, late of Wilkes-
Barre (died February 21, 2026),
Cory A. Andrews, Administrator;
David W. Saba, Esquire, 345 Mar-
ket St., Kingston, PA 18704

ESTATE OF JEANNE MARIE AN-
TONIK a/k/a Jeanne M. Antonik,
late of Nanticoke (died October 11,
2025), Loretta R. Antonik, Admin-
istratrix; Rosie Soto, Esquire, 5 E.
Germantown Pike, Plymouth Meet-
ing, PA 19462

ESTATE OF THOMAS BLIGHT, JR.,
late of Luzerne (died February 20,
2026), Carlyn Blight, Administra-
trix; Catherine R. O’Donnell, Es-
quire, O’Donnell Law Offices, 267
Wyoming Ave., Kingston, PA 18704

ESTATE OF JOSEPH CHERNIKOV-
ICH, late of Pittston Twp. (died
February 23, 2026), Raymond
Chernikovich, Executor; Jay C.
Glickman, Esquire, Rubin, Glick-
man, Steinberg & Gifford, P.C.,
2605 N. Broad St., P.O. Box 1277,
Lansdale, PA 19446

ESTATE OF GIUSEPPE DONATO
a/k/a Joseph Donato, late of
Pittston Twp. (died March 28,
2026), Gail M. McMullen, 17
Blanchard Street, Plains, PA
18705, Executor
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ESTATE OF STEPHANIE DOUKAS
a/k/a Stephanie M. Doukas, late
of Pittston (died April 4, 2026),
Alexander Doukas, Executor;
Saporito, Falcone & Watt, 48
South Main Street, Pittston, PA
18640

ESTATE OF THOMAS G. DUNN, late
of Newport Twp. (died December
28, 2025), Joseph T. Dunn and
Kyle T. Dunn, Administrators;
Nicholas R. Sabatine, III, Esquire,
16 S. Broadway, Suite 1, Wind
Gap, PA, 18091

ESTATE OF PHILIP JOHN ELKO
a/k/a Philip J. Elko, late of Hazle
Township (died February 9, 2026),
Mary C. Elko, Administratrix; Jo-
seph R. Baranko, Jr., Esquire,
Slusser Law Firm, 1620 North
Church Street, Suite 1, Hazleton,
PA 18202

ESTATE OF GEORGE RICHARD EV-
ANS a/k/a Richard Evans, late of
Avoca (died January 24, 2026),
Donna Evans, Executrix; Anthony
J. Lumbis, Esquire, 3 Kyra Way,
Wilkes-Barre, PA 18702

ESTATE OF MIRIAM RUTH JEN-
NINGS a/k/a Miriam B. Jennings,
late of Wilkes-Barre (died April 1,
2026), Beth J. Pierontoni, Execu-
trix; Hourigan, Kluger & Quinn,
P.C., 600 Third Avenue, Kingston,
PA 18704

ESTATE OF ROBERT J. KELLY, late
of Wilkes-Barre (died April 6,
2026), Lynn Rosen, Executrix; Carl
E. Frank, Esquire, Farrell & Frank,
8 West Market Street, Suite 1110
Wilkes-Barre, PA 18701-1801

ESTATE OF CECELIA M. KOZLOWS-
KI. a/k/a Cecelia Kozlowski, late
of Union Twp. (died March 11,
2026), Suzanne L. Kozlowski-
Jarrett, Personal Representative;
Nicholas D. Lutz, Esquire, Cardi-
nal Estate Planning, LLC, 103 W.
9th St., Berwick, PA 18603
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ESTATE OF JOSEPH A. MORAN, late
of Wilkes-Barre (died February 9,
2026), Patricia Moran Moorhead,
59 Brogan Circle, Wilkes-Barre, PA
18705-2846; Executrix

ESTATE OF HEIDI K. OBERST, late
of Conyngham (died March 13,
2026), Gretchen Oberst, Adminis-
tratrix; Alexis C. Falvello, Esquire,
The Falvello Law Firm, P.C., 641
State Route 93, Sugarloaf, PA
18249

ESTATE OF BERNADINE H. RESPER-
SKI a/k/a, Bernadine Helen Res-
perski, late of Jenkins Twp. (died
December 24, 2025), Mark Andrew
Resperski, 103 S. Highland Drive,
Pittston PA 18640; Executor

ESTATE OF WILLIAM M. SHORT
a/k/a William Mark Short, late of
Harveys Lake (died October 2,
2025), Cheryl Ann Roche, Execu-
trix; David E. Schwager, Esquire
183 Market Street, Suite 100,
Kingston, PA 18704-5444

ESTATE OF CATHERINE SIMYAN
a/k/a Catherine C. Simyan a/k/a
Kate Simyan, late of Pittston (died
February 10, 2026), Kelly Meyer,
138 Woodview Dr., Quakertown,
PA 18951

ESTATE OF ROBERT LEWIS STUCK-
ER, late of Ross Township (died
March 23, 2026), Thomas Kukosky
a/k/aThomas J. Kukosky, Execu-
tor; Saporito, Falcone & Watt, 48
South Main Street, Pittston, PA
18640

ESTATE OF ROSELINE WENGROCKI
a/k/a Roseline A. Wengrocki, late
of Wright Township (died Decem-
ber 24, 2025), Aaron J. Wengrocki,
Executor; Hourigan, Kluger &
Quinn, P.C., 600 Third Avenue,
Kingston, PA 18704
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IN THE COURT OF COMMON
PLEAS OF LUZERNE COUNTY
CIVIL ACTION—LAW

NO 2026-01340

Daniel J. Hodle, Jr.
Plaintiff
v.
James Matechak
Defendant

NOTICE

TO: JAMES MATECHAK

You are hereby notified that
Plaintiff, Daniel Hodle, has filed
a Complaint in Ejectment against
you in the Court of Common
Pleas of Luzerne County, Penn-
sylvania, Docketed to No. 2026-
01340. The Plaintiff seeks to re-
cover possession of the real
property located at: 49 Oak
Street, Dallas, PA 18612.

NOTICE TO DEFEND

You have been sued in Court.
If you wish to defend against the
claims set forth in the following
pages, you must take action
within twenty (20) days after this
complaint and notice are served,
by entering a written appearance
personally or by attorney and
filing in writing with the court
your defenses or objections to the
claims set forth against you. You
are warned that if you fail to do
so the case may proceed without
you and a judgement may be
entered against you by the court
without further notice for any
money claimed in the complaint
for any other claim or relief re-
quested by the plaintiff. You may
lose money or property or other
rights important to you.
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YOU SHOULD TAKE THIS
PAPER TO YOUR LAWYER AT
ONCE. IF YOU DO NOT HIRE A
LAWYER, THIS OFFICE MAY BE
ABLE TO PROVIDE YOU WITH
IMFORMATION ABOUT AGEN-
CIES THAT MAY OFFER LEGAL
SERVICES TO ELIGIBLE PER-
SONS AT A REDUCED FEE OR
NO FEE.

North Penn Legal Services

33 N. Main St.

Suite 200

Pittston, PA 18640-1949

(570) 299-4100

- or-

Lawyer Referral Services
Wilkes-Barre Law and Library
Association

200 North River Street

Room 23

(570) 822-6029

THOMAS J. KILLINO,

ESQUIRE

363 Laurel Street
Pittston, PA 18640
Telephone:
(570) 569-2508
May 22

IN THE COURT OF
COMMON PLEAS OF
LUZERNE COUNTY, PA
CIVIL DIVISION

DOCKET NO. 2025-11791

NewRez LLC d/b/a
Shellpoint Mortgage Servicing
V.

Matthew S. McGinnis and
Karen N. McGinnis

Please be advised that a Com-
plaint in Mortgage Foreclosure
has been filed against the prop-
erty located at 51 Gracedale Av-
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enue, Mountain Top, PA 18707.
Parcel # 20-K10S2-003-010.
Deed Instrument #202365911.

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

YOU SHOULD TAKE THIS
PAPER TO YOUR LAWYER AT
ONCE. IF YOU DO NOT HAVE A
LAWYER, GO TO OR TELE-
PHONE THE OFFICE SET FORTH
BELOW. THIS OFFICE CAN
PROVIDE YOU WITH INFORMA-
TION ABOUT HIRING A LAWYER.

IF YOU CANNOT AFFORD TO
HIRE A LAWYER, THIS OFFICE
MAY BE ABLE TO PROVIDE YOU
WITH INFORMATION ABOUT
AGENCIES THAT MAY OFFER
LEGAL SERVICES TO ELIGIBLE
PERSONS AT A REDUCED FEE
OR NO FEE.

North Penn Legal Services, Inc.

33 N. Main Street

Suite 200

Pittston, PA 18640

(570) 299-4100

(855) 236-6405 Toll free

(570) 824-0001 Fax

- or-

101 West Broad Street
Suite 713
Hazleton, PA 18201
(570) 455-9512
(877) 515-7628 Toll free
(570) 455-3625 Fax
Servicios Legales de North
Penn, Inc.
33 la Calle Main del Norte
Oficina 200
Pittston, PA 18640
(570) 299-4100
(855) 236-6405
Llamada gratuita
(570) 824-0001 Fax
- Or -
101 la Calle Broad del Oeste
Oficina 713
Hazleton, PA 18201
(570) 455-9512
(877) 515-7628
Llamada gratuita
(570) 455-3625 Fax
ROBERT WENDT, ESQUIRE
Pa. I.D. #89150
LEOPOLD & ASSOCIATES,
PLLC
Telephone:
(412) 530-1025
May 22

IN THE COURT OF COMMON
PLEAS LUZERNE COUNTY
CIVIL ACTION—LAW

NO. 04980 of 2026

IN RE THE PETITION OF
DEMETRAGELOS PANAGIOTIS
CHRISTOFORATOS
FOR A NAME CHANGE TO
DEMETRIUS PANAGIOTIS
CHRISTOFORATOS

ORDER SCHEDULING
HEARING ON NAME CHANGE

AND NOW, this 28th day of

April, 2026, upon presentation
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of the within motion of Demetra-
gelos Panagiotis Christoforatos,
it is ORDERED and DECREED
that the within be heard on the
8th day of June, 2026, at 1:00
p-m., Main Courthouse, 200 N.
River Street, Wilkes-Barre, Penn-
sylvania 18711.

Petitioner shall obtain a judge-
ment search from all counties in
which the subject has resided
during the last five (5) years.

IT IS FURTHER ORDERED
that the Petitioner shall advertise
in two newspapers of general
circulation in Luzerne County.

BY THE COURT:

/s/Lesa Gelb

May 22

IN THE COURT OF COMMON
PLEAS OF LUZERNE COUNTY,
PENNSYLVANIA
CIVIL ACTION

CASE NO.: 2023-11361

MORTGAGE FORECLOSURE

U.S. BANK TRUST NATIONAL
ASSOCIATION,

NOT IN ITS INDIVIDUAL
CAPACITY BUT SOLELY AS
OWNER TRUSTEE FOR VRMTG
ASSET TRUST

Plaintiff
vs.

JERRY FREEMAN; DONALD
FREEMAN, KNOWN
SURVIVING HEIR OF DONALD
FREEMAN a/k/a DONALD E.
FREEMAN; THOMAS
FREEMAN, KNOWN
SURVIVING HEIR OF DONALD
FREEMAN a/k/a DONALD
E. FREEMAN; ERIC FREEMAN,
KNOWN SURVIVING HEIR OF
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DONALD FREEMAN a/k/a
DONALD E. FREEMAN; DONNA
SMITH, KNOWN SURVIVING
HEIR OF DONALD FREEMAN
a/k/a DONALD E. FREEMAN;
TAMARA DEITRICK, KNOWN
SURVIVING HEIR OF DONALD
FREEMAN a/k/a DONALD E.
FREEMAN; ERICA
SHOEMAKER, KNOWN
SURVIVING HEIR OF DONALD
FREEMAN a/k/a DONALD E.
FREEMAN; MARY FREEMAN,
KNOWN SURVIVING HEIR OF
DONALD FREEMAN a/k/a
DONALD E. FREEMAN; ANN
DEYO a/k/a ANNE DEYO
a/k/a ANNE FREEMAN,
KNOWN SURVIVING HEIR OF
DONALD FREEMAN a/k/a
DONALD E. FREEMAN; AND
UNKNOWN SURVIVING HEIRS
OF DONALD FREEMAN a/k/a
DONALD E. FREEMAN

Defendant(s)

NOTICE OF SHERIFF’S SALE
OF REAL ESTATE
TO: Jerry Freeman at 100 West-
minster Dr., Apt. 111, Blooms-
burg, PA 17815; Donald E.
Freeman Known Surviving
Heir of Donald Freeman a/k/a
Donald E. Freeman at 4829 N.
Cypress Road 111, Walnut-
port, PA 18088; Thomas J.
Freeman Known Surviving
Heir of Donald Freeman a/k/a
Donald E. Freeman at 196
Vanloon Street, Plymouth, PA
18651; Eric Freeman Known
Surviving Heir of Donald Free-
man a/k/a Donald E. Free-
man at 196 Vanloon Street,
Plymouth, PA 18651; Donna
Smith Known Surviving Heir
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of Donald Freeman a/k/a
Donald E. Freeman at 200
Vanloon Street, Plymouth, PA
18651; Tamara Deitrick
Known Surviving Heir of Don-
ald Freeman a/k/a Donald E.
Freeman at 196 Vanloon
Street, Plymouth, PA 18651;
Erica Shoemaker Known Sur-
viving Heir of Donald Freeman
a/k/a Donald E. Freeman at
196 Vanloon Street, Plym-
outh, PA 18651; Mary Free-
man Known Surviving Heir of
Donald Freeman a/k/a Don-
ald E. Freeman at 196 Van
Loon Street, Plymouth, PA
18651; Ann Deyo a/k/a Anne
Deyo a/k/a Anne Freeman,
Known Surviving Heir of Don-
ald Freeman a/k/a Donald E.
Freeman at 130 Brown Street,
Apt. 1, Hanover Township, PA
18706; and Unknown Surviv-
ing Heirs of Donald Freeman
a/k/a Donald E. Freeman at
194-196 Van Loon Street,
Plymouth, PA 18651, and all
other Interested Persons or
Parties
PLEASE TAKE NOTICE that
the real estate located at 194
-196 Van Loon Street, Plymouth,
PA 18651, owned by Jerry Free-
man, scheduled to be sold at
Sheriff’s Sale on June 12, 2026
at 10:00 a.m., prevailing time, in
the Luzerne County Courthouse,
200 N. River St., Wilkes-Barre,
PA 18711 to enforce the court
judgment of $20,548.19, plus
fees, costs and other charges
obtained by U.S. Bank Trust
National Association, not in its
individual capacity but solely as
Owner Trustee for VRMTG Asset
Trust against Jerry Freeman,
Donald E. Freeman Jr. Known
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Surviving Heir of Donald Free-
man a/k/a Donald E. Freeman,
Thomas J. Freeman Known Sur-
viving Heir of Donald Freeman
a/k/a Donald E. Freeman, Eric
Freeman Known Surviving Heir
of Donald Freeman a/k/a Don-
ald E. Freeman, Donna Smith
Known Surviving Heir of Donald
Freeman a/k/a Donald E. Free-
man, Tamara Deitrick Known
Surviving Heir of Donald Free-
man a/k/a Donald E. Freeman,
Erica Shoemaker Known Surviv-
ing Heir of Donald Freeman
a/k/a Donald E. Freeman, Mary
Freeman Known Surviving Heir
of Donald Freeman a/k/a Don-
ald E. Freeman, Ann Deyo a/k/a
Anne Deyo a/k/a Anne Freeman,
Known Surviving Heir of Donald
Freeman a/k/a Donald E. Free-
man, Unknown Surviving Heirs
of Donald Freeman a/k/a Don-
ald E. Freeman.

NOTICE OF OWNER'S
RIGHTS YOU MAY BE ABLE
TO PREVENT THIS
SHERIFF'S SALE

To prevent this Sheriff's Sale
you must take immediate action:

1. The sale will be cancelled if
you pay to U.S. Bank Trust Na-
tional Association, not in its in-
dividual capacity but solely as
Owner Trustee for VRMTG Asset
Trust, the back payments, late
charges, costs and reasonable
attorney's fees due. To find out
how much you must pay, please
call our office at (212) 471-5100
and/or email to pafigures@fried-
manvartolo.com.

2. You may be able to stop the
sale by filing a petition asking the
Court to strike or open judgment
if the judgment was improperly
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entered. You may also ask the
Court to postpone the sale for
good cause.

3. You may also be able to stop
the sale through other legal pro-
ceedings.

4. You may need an attorney
to assert your rights. The sooner
you contact one, the more chance
you will have of stopping the sale.
(See notice below on how to ob-
tain an attorney).

YOU MAY STILL BE ABLE TO
SAVE YOUR PROPERTY
AND YOU HAVE OTHER

RIGHTS EVEN IF THE

SHERIFF'S SALE DOES NOT

TAKE PLACE.

1. If the Sheriff's Sale is not
stopped, your property will be
sold to the highest bidder. You
may find out the bid price by
calling (212) 471-5100.

2. You may be able to petition
the Court to set aside the sale if
the bid price was grossly inade-
quate compared to the value of
your property.

3. The sale will go through
only if the buyer pays the Sheriff
the full amount due in the sale.
To find out if this has happened,
you may call (212) 471-5100.

4. If the amount due from the
Buyer is not paid to the Sheriff,
you will remain the owner of the
property as if the sale never hap-
pened.

5. You have a right to remain
in the property until the full
amount due is paid to the Sheriff
and the Sheriff gives a deed to
the buyer. At that time, the
buyer may bring legal proceed-
ings to evict you.

6. You may be entitled to a
share of the money which was
paid for your house. A schedule
of distribution of the money bid
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for your house will be filed by the
Sheriff within thirty (30) days
from the date of the Sheriff's
Sale. This schedule will state who
will be receiving that money. The
money will be paid out in accor-
dance with this schedule unless
exceptions (reasons why the
proposed distribution is wrong)
are filed with the Sheriff within
ten (10) days after the schedule
of distribution is filed.

7. You may also have other
rights and defenses, or ways of
getting your house back, if you
act immediately after the sale.

YOU SHOULD TAKE THIS
PAPER TO YOUR LAWYER AT
ONCE.

IFYOU DO NOT HAVE A LAW-
YER OR CANNOT AFFORD ONE,
GO TO OR TELEPHONE THE
OFFICE LISTED BELOW TO
FIND OUT WHERE YOU CAN
GET LEGAL HELP.

Luzerne County Lawyer
Referral Service

Legal Services of Northeastern
PA, Inc

410 Bicentennial Building

15 Public Square

Wilkes-Barre, PA 18701

(570) 825-8567

JACQUELINE McNALLY,

ESQUIRE (201332)

TIMOTHY A. CIRINO,

ESQUIRE (326340)

ROBERT FLACCO,

ESQUIRE (325024)

NICOLE FRANCESE,

ESQUIRE (332253)

FRIEDMAN VARTOLO LLP

Attorneys for Plaintiff

1325 Franklin Avenue
Suite 160
Garden City, NY 11530
T: (212) 471-5100
F: (212) 471-5150
May 22
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NOTICE OF SUSPENSION

NOTICE IS HEREBY GIVEN
that by Order of the Supreme
Court of Pennsylvania issued
May 11, 2026, WILLIAM E. VIN-
SKO, JR., (#87739) of Wilkes-
Barre, PA, is Suspended from the
practice of law for a period of one
year, effective June 10, 2026.

Elaine M. Bixler

Secretary of the Board

The Disciplinary Board of the

Supreme Court of

Pennsylvania

May 22
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NOTICE OF WINDING
UP PROCEEDINGS

Radiology Associates of Wyo-
ming Valley, Inc., a Pennsylvania
corporation, hereby gives notice
of its winding up proceedings
under the provisions of Section
1975 of the Pennsylvania Busi-
ness Corporation Law of 1988,
as amended.

Rosenn, Jenkins & Greenwald,
L.L.P.

Cross Creek Pointe

1065 Highway 315

Suite 200

Wilkes-Barre, PA 18702

May 22
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To W-BLLA Members:

Anyone having Bar News, such as receiving an award or
recognition or being appointed to a position and would like
The Legal Register to mention it as Bar News, please contact
Gail by e-mail at Gail. Kopiak@luzernecounty.org or call
The Law Library at (570) 822-6712.
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