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2006-07 ANNUAL  REPORT  

 
OF TH E EASTON PL ANNI NG AND ZONI NG COM M I SSI ON 

 
 

I NTRODUCTI ON 
 
The Easton Planning and Zoning Commission has been prepar ing Annual 
Reports since 1990-91.  The Annual Repor t  has proven to be a useful  tool  for  
taking stock of how our  community has changed and evolved over  that  t ime-
frame and i t  has offered a forum for  advancing recommendat ions for  
improving the planning and development  process in Easton.  The scope of 
issues covered in the Annual Report  has changed through the years.  This 
year ’s Report  wi l l  change even more as we hope to make i t  more than just  a 
useful  col lect ion of stat ist ics and a work plan for  upcoming year .  This year  
we would also l ike to get  back to basics and use the Annual Report  to explain 
to the community about  the role of the Commissions, Boards, and the 
Planning staff in the development  review process.  We hope to educate the 
publ ic about  the kinds of things we do on a monthly and an ongoing basis, as 
wel l  as the types of issues or  act ions we do not  get  involved with.  I t  is our 
desire that  this return to basics wil l  be useful  and helpful  to the general 
publ ic and future newly elected or  appointed Town officials in helping them 
to understand more quickly and completely about  the Planning and 
Development  Review process in Easton. 
 
The State Planning Enabl ing Legislat ion for  al l  municipal i t ies and most 
count ies in Maryland is Ar t icle 66B of the State Annotated Code.  Sect ion 
3.09 of Ar t icle 66B requires al l  Planning Commission’s to prepare Annual 
Reports and speci fies that  this repor t  shal l : 
 

(a) I ndex and locate on a map al l  changes in development  pat terns 
including land use, t ranspor tat ion, community faci l i t ies 
pat terns, zoning map amendments, and subdivision plats which 
occur red dur ing the per iod covered by the repor t , and shal l  state 
whether  these changes are or  are not  consistent  wi th each other , 
wi th the recommendat ions of the last  annual repor t , wi th 
adopted plans of the Town, with adopted plans of al l  adjoining 
planning jur isdict ions, and with adopted plans of al l  State and 
local  jur isdict ions that  have responsibi l i ty for  financing or 
const ruct ing publ ic improvements necessary to implement  the 
Town©s Comprehensive Plan; and 
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(b) Contain statements and recommendat ions for  improving the 
planning and development  process within the Town. 

 
I n addi t ion to these statutory requirements, the Easton Planning and Zoning 
Commission ut i l izes the Annual Report  as a means to assess progress in 
implement ing the Town’s Comprehensive Plan and as a forum to develop an 
annual Work Program, wherein the Commission’s major  pr ior i t ies for  the 
upcoming year  are out l ined.  As ment ioned above, this year  we would also 
l ike to use the Annual Report  to more ful ly descr ibe the kinds of issues we 
deal wi th, as wel l  as provide a bet ter  understanding of who these people are. 
 
 
TH E PL ANNI NG AND ZONI NG COM M I SSI ON 
 
The powers and dut ies of the Easton Planning and Zoning Commission (often 
referred to simply as the Planning Commission) are enumerated in Sect ion 
1302 of the Town’s Zoning Ordinance based on the parameters establ ished in 
Ar t icle 66B of the State Annotated Code. 
 
State law al lows for  ei ther  a seven or  five member Planning Commission.  
Easton has had five members since the creat ion of the fi rst  Planning 
Commission on December 17, 1946.  The powers and dut ies of the 
Commission are l isted in Sect ion 1302.3 of the Zoning Ordinance as fol lows: 
 

A. Prepare, approve and recommend to the Town Counci l  adopt ion 
of the Comprehensive Plan and the Zoning Ordinance and 
amendments thereto. 

 
B. Approve and publ ish plans for  major  geographic sect ions or 

divisions of the Town. 
 

C. Recommend the boundar ies of the var ious dist r icts and 
appropr iate regulat ions to be enforced therein that  the Town 
may avail  i tsel f of the zoning powers confer red by the Annotated 
Code of Maryland, Ar t icle 66B. 

 
D. Advise the Town Counci l  and Board of Appeals on mat ters 

relat ing to zoning, annexat ions, applicat ions for  special  
except ions and var iances when appropr iate. 

 
E. Review si te plans for  compl iance with this Ordinance and 

standards herein. 
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F. Approve proposed subdivision plats and resubdivision of exist ing 
record plats.  Al l  plats must  bear  the signature of the Chairman 
before legal  fi l ing in the Land Records of Talbot  County. 

 
G. Review and hold publ ic hear ings on appl icat ions for  Growth 

Al locat ion. 
 

H. Prepare, adopt , and fi le an annual repor t  wi th the Town Counci l  
as per  the requirements of Sect ion 309 of Ar t icle 66B of the 
Annotated Code of Maryland. 

 
I . Exercise any other  powers, or  discharge any other  dut ies, 

granted to or  imposed upon planning commissions by any other  
Ordinance or  Regulat ion of the Town of Easton or  by the laws of 
the State of Maryland. 

 
The Planning Commission regular ly meets once per  month, on the third 
Thursday of the month at  1:00 p.m. in the Town Counci l  Chambers.  I n 
addi t ion, special  meet ings may be scheduled throughout  the year .  These 
most  commonly are cal led for  the Commission to meet  in a work session type 
meet ing where they may spend a considerable amount  of t ime on a single 
topic.  Special  meet ings may also be cal led for  appl icat ions where there is a 
high level  of publ ic interest  and therefore at tendance may be high and the 
meet ing may run long.  A third type of special  meet ing that  occasional ly wi l l  
occur  is a joint  meet ing with another  body, such as the Town Counci l  or  the 
Talbot  County Planning Commission. 
 
Depending on the length and nature of the Commission’s agenda, their  
meet ings may run anywhere from an hour  or  two, to as much as five hours.  
At  these regular  monthly meet ings, the overwhelming major i ty of the agenda 
i tems are usually si te plans (including Planned Unit  Developments and 
Planned Redevelopment  appl icat ions) or  subdivisions plats.  These are 
referred to as Current  Planning issues.  Second types of issue that  the 
Commission deals with are Long-Range Planning issues.  These are things 
l ike the preparat ion of the Comprehensive Plan, Zoning Ordinance, and 
Subdivision Regulat ions.  Work on these kinds of issues tends to be 
accompl ished in special  work session type meet ings al though the Commission 
is frequent ly appr ised of progress on Long-Range projects at  their  regular  
monthly meet ings. 
 
Members of the Planning Commission serve staggered five-year  terms.  
Members may be reappointed any number of t imes.  Vacancies are fi l led for  
the unexpired term of the member who left  the Commission.  Members of the 
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Commission serve without  compensat ion.  Training for  members is highly 
encouraged and is general ly covered by the Town. 
 
The members of the Easton Planning and Zoning Commission in 2006 are 
l isted below with a br ief biographical  sketch.   
 
J ohn  At w ood, Chair .  John was fi rst  appointed to the Planning Commission 
in 1995 and has served as the Commission’s Chair  since 2001.  John (a 
graduate Civi l  Engineer) is ret i red from Black and Decker .  He is a Board 
member of the Amer ican Cancer  Society and is Vice-Char iman of the local 
chapter  of SCORE (counselors for  smal l businesses).  John is often an 
advocate for  the business community and economic development . 
 
Ch r i st opher  Br ow naw el l , Vi ce-Chai r .  Chr istopher  Brownawel l  has been 
a member of the Easton Planning and Zoning Commission since 2001.  He 
received his undergraduate degree from Wilkes Col lege and his masters from 
The George Washington Universi ty. Mr. Brownawel l  is a board member of 
the Maryland Commission on Ar t ist ic Proper ty, board member of Maryland 
Cit izens for  the Ar ts, member of the Talbot  County Tour ism Board and the 
Easton Rotary Club. Mr. Brownawel l  is Director  of the Academy Art  
Museum.  Chr is resigned from the Commission in 2006 due to the fact  that  
he moved out  of Town.  He was replaced by Steve Per iconni as Commission 
member and by L inda Cheezum as Vice-Chair . 
 
St eve Per i conn i .  Steven D. Per iconi  is the junior  member of the Planning 
and Zoning Commission, having been appointed in 2006.  Mr. Per iconi  has an 
A.B. in History from Lenoir -Rhyne Col lege in Hickory, N.C.  He also holds a 
Masters in Public Administ rat ion from N.C. State Universi ty and a Law 
Degree from Campbel l  Universi ty. Mr. Per iconi  pract iced law pr ivately for 
five years and was the town at torney for  Chesapeake Beach, Maryland from 
2003-2005. He is the Execut ive Director  of the Mid-Shore Pro Bono Project , 
I nc.  Mr. Per iconi  l ives with his wi fe, Al l ison and two chi ldren, Lydia and 
Mat thew. 
 
L i nda Cheezum, Vi ce-Chai r .  L inda br ings a business perspect ive to the 
Commission as she is a Vice-President , Loan Servicing Manager for  Talbot  
Bank.  She is act ive in the Water fowl Fest ival , the Fest ival  of Trees, and is a 
former Board member of CASA.  She also founded the Jamie Webb Memor ial 
Fund for  Youth Hockey, which t rains youths aged 4-12 with skat ing ski l ls 
necessary to join in local  I ce Hockey Associat ions.  L inda has been a member 
of the Commission since 2002. 
 
Dan  Sw ann .   Dan joined the Planning Commission in 2001.  He is a l i fe-
long resident  of Talbot  County but  for  nine years of mil i tary service.  Dan 
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br ings a business perspect ive to the Commission with a bachelor ’s degree in 
Business Administ rat ion from Salisbury Universi ty and almost  40 years of 
exper ience in the business community.  Dan is involved with many 
community organizat ions, including the Rotary Club of Easton, of which he 
has been a member for  35 years. 
 
Tom M oor e.   Tom Moore was appointed to the Planning Commission in 
2004.  He moved to Easton from Northern Virginia in 1998 after ret i r ing as 
Vice President  of the Army Times Publ ishing Co.  They remodeled a 100 year  
old house in the Easton histor ic dist r ict , conver t ing i t  from two apar tments to 
their  single family home.  Since then he has rebui l t  and sold another  home 
and he is an act ive member of the Talbot  County Habitat  for  Humanity. 
 
 
 
PL ANNI NG STAFF 
 
Obviously there is substant ial ly more planning-related act ivi ty than occurs 
dur ing a once monthly meet ing.  This work is accompl ished by the Planning 
Staff.  At  this t ime, the staff consists of the Town Planner , a Current  
Planner , a Long-Range Planner , and a Planning Secretary.  The staff is the 
ini t ial point  of contact  for  anyone who needs to go before the Commission, as 
wel l  as for  those i tems that  never  involve the Commission, such as the 
processing of bui lding permits.  I n the simplest  and most  general terms, the 
staff’s t ime is general ly spl i t  between meet ing and assist ing the general  
publ ic, developers, engineer ing fi rms, etc… and var ious projects which may 
include prepar ing Reports for  i tems on the Planning Commission Agenda, 
prepar ing updates to a Plan or  Ordinance, or  prepar ing for  the meet ing of one 
of the other  Boards which the staff assists (Board of Zoning Appeals, Histor ic 
Dist r ict  Commission) or  the Town Counci l .  More speci fic dut ies of the 
Planning Staff include: 
 

·  Prepar ing Staff Repor ts for  the Planning Commission 
·  Prepar ing and Updat ing the Comprehensive Plan, Zoning Ordinance, 

Subdivision Regulat ions, Cr i t ical  Area Program, and Forest  
Conservat ion Ordinance. 

·  Processing Bui lding Permits to ver i fy Zoning Compl iance 
·  Enter ing new parcels and addresses into the Town’s computer  system 
·  Responding to Enforcement  I ssues for  Zoning Violat ions, and t ree-

clear ing in the Cr i t ical  Area and Forest  Conservat ion Protect ion Areas 
·  Meet ing with the General  Publ ic concerning a host  of issues 
·  Meet ing with prospect ive developers 
·  Meet ing with engineer ing, landscaping, planning, and surveying fi rms 

to faci l i tate the complet ion of approved projects 
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·  Coordinat ing comments from other  agencies with a role in the 
development  review process 

·  Draft ing Board of Zoning Appeals Decisions and Findings of Fact  
·  Assembl ing and dist r ibut ing packets for  the Planning Commission, 

Board of Appeals, and Histor ic Dist r ict  
·  Prepar ing var ious maps 
·  Prepar ing and Maintaining Planning Commission and Histor ic Dist r ict  

Commission Meet ing Minutes 
·  Draft ing and Mail ing Not ices of cer tain types of appl icat ions to owners 

of proper ty within 400 feet  of the subject  proper ty 
·  Prepar ing Legal Adver t isements for  publ icat ion in the Easton Star-

Democrat 
 
The people responsible for  per forming these tasks are as fol lows: 
 

Wi l l i am T. L . H ami l t on  (Tom), Tow n  Planner .  Tom was hired as 
Easton’s fi rst  professional  planner  in 1988.  I n addi t ion to his 18 years in 
Easton, Tom has exper ience in Picayune, Mississippi , Pensacola, Flor ida, and 
Jackson Hole, Wyoming, at  both the Municipal  and County level.  Tom has a 
Masters degree in Planning from the Universi ty of Mississippi  and now has 
over  25 years of professional  planning exper ience.  As the Town Planner , 
Tom’s pr imary dut ies involve coordinat ing and supervising the workload of 
the Planning Office, being the pr imary point  of contact  wi th prospect ive 
developers and var ious interest  groups, and conduct ing the major i ty of 
current  planning reviews (i .e. si te plans, subdivisions, bui lding permit  
appl icat ions, etc.). 
 
L ynn  B. Thomas, J r ., AI CP, L ong-Range Planner .   Lynn was hired in 
1990, or iginal ly under  cont ract  to rewr i te the Town’s Zoning Ordinance.  He 
worked 12 years in the Planning and Zoning Office before leaving for  three 
years.  Lynn has been back in the Planning Office for  two years now and his 
pr imary dut ies involve long-range planning projects and administ rat ion of 
the Town’s Cr i t ical  Area Program.  Lynn holds a Master  of Science in 
Planning degree from the Universi ty of Tennessee and has over  15 years of 
professional  planning exper ience, including a br ief per iod as the Planning 
Director  for  the City of Cambr idge, Maryland. 
 
Zach  Smi t h , GI S Analyst , Cur r en t  Planner .   Zach has worked in 
Easton’s Planning Office for  3 years. He has a Bachelor ’s Degree from 
Sal isbury Universi ty and is current ly pursuing a Master ’s Degree from Penn 
State Universi ty.  H is pr imary dut ies include cur rent  planning act ivi t ies, 
serving as the pr incipal  point  of contact  for  the Histor ic Dist r ict  Commission, 
and administer ing the Forest  Conservat ion Program. 
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St aci e Ri ce, Plann i ng Secr et ar y .  Stacie joined the Planning Office in 
1999 after  working at  Easton Ut i l i t ies.  As the Planning Secretary, Stacie is 
responsible for  taking and prepar ing the Planning Commission’s minutes and 
for  assembl ing and dist r ibut ing packets for  the Planning Commission, the 
Board of Zoning Appeals, and the Histor ic Dist r ict  Commission.  She is also 
the pr imary person in charge of schedul ing each of these Board’s meet ings, 
including compi l ing their  agendas and publ icat ion of required 
adver t isements. 
 
2006 Plann i ng Act i v i t y  

 
The bulk of the Planning Commission’s act ivi ty is conducted dur ing their  
regular  monthly meet ings held on the third Thursday of the month.  The 
fol lowing table summar izes the content  of these meet ings for  2006. 
 
Meet ing Project  

Related 
I tems 

Non-
Project  
I tems 

I tems from 
Staff 

Total  
I tems 

Length of 
Meet ing 

January 0 3 1 4 1.0 hour  
February 3 0 4 7 4 hr  50 min 
March 3 1 2 6 2 hr  10 min 
Apr i l  3 0 1 4 4 hr  15 min 
May 4 0 2 6 50 min 
June 1 1 2 4 2 hours 
July 2 0 4 6 1 hr  30 min 
August  3 0 2 5 1 hr  25 min 
September 4 0 1 5 2 hr  20 min 
October  1 0 2 3 2 hr  20 min 
November 3 3 0 6 3 hr  10 min 
December 3 4 1 8 2 hr  20 min 
TOTALS 30 12 22 64 28 hr  10 min 
 
I n addi t ion to their  regular  meet ings, the Commission met  twice in Special 
session.  One such meet ing was held as a working/t raining meet ing to discuss 
Archi tectural  Design Guidel ines and another  was held to review the 
Archi tecture of a proposed Target  store. 
 
The Table above provides an accurate picture of the Planning Commission’s 
Workload, but  i t  can be misleading when t rying to ascer tain the number of 
projects that  were reviewed dur ing the past  year .  This is because a project  
may appear several  t imes throughout  the year , ei ther  because i t  was not  
approved the fi rst  t ime around or  because i t  requires mult iple levels of 
review.  Also, some projects require di fferent  types of review.  For  example, 
Planned Redevelopment  Projects often involve the PR si te plan review, as 
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wel l  as sketch subdivision review.  These would be recorded in the table 
above as two project  related agenda i tems al though they only involved one 
project . 
 
I n order  to provide a clearer  picture of the scope and magnitude of 
development  that  was proposed in 2006, the fol lowing table summar izes 
appl icat ions that  were fi led dur ing the year . 
 
APPLICATION TYPE NUMBER FILED 
Subdivision 20 
Si te Plan 19 
Planned Unit  Development  3 
Planned Redevelopment  5 
Planned Healthcare Development  1 
Annexat ion 2 
Rezoning 0 
Zoning Text  Amendment  1 
Cr i t ical  Area Growth Al locat ion 0 
Amendment  to PUD, PR, or  PH 0 
Amendment  to an Over lay Dist r ict  
Boundary 

1 

  
  
  
 
 
The Planning Commission is not  the only ent i ty involved in the development  
review process.  The role of the staff was br iefly descr ibed above.  I n addi t ion, 
the Board of Zoning Appeals, the Histor ic Dist r ict  Commission, and the 
Mayor and Town Counci l  al l  have var ious roles in this process. 
 
The Board of Zoning Appeals has three speci fic dut ies.  They are an 
appointed quasi-judicial  Board that  reviews Appeals, Special  Except ions, and 
Var iances. 
 
An Appeal is an appl icat ion that  is fi led when there is an al legat ion of error  
or  misinterpretat ion of the appl icable rules on the par t  of any Town 
Employee or  Board or  Commission with regards to development-related rules 
and regulat ions.  A common example might  be an asser t ion that  the Town 
Planner  misinterpreted the Zoning Ordinance, or  the Planning Commission 
reached a conclusion not  suppor ted by the facts, in such a way that  is 
det r imental  to the person fi l ing the applicat ion.  This is general ly the person 
or  group seeking to gain approval , but  i t  could also be a neighborhood group 
or  a neighbor ing proper ty owner.  I n these types of cases the Board of Zoning 
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Appeals judges whether  or  not  an error  or  misinterpretat ion was made, and 
that  decision i tsel f is subject  to fur ther  appeal to the Court  system. 
 
A Special  Except ion is a speci fic degree of permissibi l i ty of a use.  Uses are 
defined as permit ted (with or  wi thout  condit ions), prohibi ted, or  permit ted 
via Special  Except ion.  A Special  Except ion is basical ly not  a “Yes” or  “No”, 
but  a “Maybe” or  more accurately, a “Probably”.  Through the years, cour ts 
have determined that  Special  Except ion uses are general ly deemed to be 
appropr iate, unless an opponent  can provide convincing evidence that  cer tain 
negat ive character ist ics (e.g. undue t raffic) would resul t  i f the Special 
Except ion were to be approved.  Special  Except ion appl icat ions somet imes 
include a recommendat ion from the Planning Commission, but  i t  is the Board 
of Appeals who has the final  approval  author i ty for  these uses as they must  
basical ly exercise their  quasi-judicial  powers to determine whether  or  not  
such evidence is credible and i f so, is signi ficant  enough to deny the 
appl icat ion. 
 
A Var iance is a request  to vary the standards of the Zoning Ordinance.  
Because the Board is essent ial ly being asked to set  aside the rules of the 
Ordinance, Var iances are supposed to be di fficul t  to obtain.  They are only to 
be approved when there is some unusual or  pecul iar  condit ion associated 
with the subject  proper ty that  prevents the appl icant  from enjoying the same 
r ights and pr ivi leges as other  proper ty owners in the same zoning dist r ict , 
provided that  the unique condit ion was not  created by the act ions of the 
appl icant .  I t  is important  to note that  a proper ly approved Var iance should 
al low the appl icant  to enjoy the same r ights as others, not  grant  them 
addit ional r ights. 
 
At  the conclusion of 2006, the Easton Board of Zoning Appeals consisted of 
the fol lowing members: 
 
Brad Wat ts, Member 
Char les Whitehead, Member 
Michael O’Connor, Member and Chair  
Deborah Renshaw, Alternate Member 
 
The Board of Zoning Appeals meets twice per  month, on the second and 
four th Tuesdays at  9:30 a.m.  I n 2006, the Board reviewed the fol lowing 
number of cases: 
 
 Appeals – 1 
 Var iances – 14 
 Special  Except ions – 15 
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The Histor ic Dist r ict  Commission (HDC) reviews the archi tectural  
appearance of st ructures within Easton’s Histor ic Dist r ict .  Any work to the 
exter ior  of a st ructure in the Histor ic Dist r ict  that  is visible from a publ ic 
way, must  be reviewed and approved by the HDC.  Their  meet ings can be 
long and tedious, somet imes involving debate over  what  may appear to be 
t r ivial  archi tectural  detai ls.   This at tent ion to detai l , however , is a large par t  
of what  keeps Easton’s Histor ic Dist r ict  so special .  Pract ical ly any degree of 
work in the Histor ic Dist r ict  must  be approved by the Commission.  Two 
common except ions are paint ing, as the HDC does not  approve colors, and re-
roofing when the new mater ial  is to be “l ike and same” as the old mater ial .  
The HDC does approve these requests, but  i t  does so through a simpl i fied 
process where the appl icant  obtains the bui lding permit  and pays the 
Histor ic Dist r ict  review fee, and the Commission thereafter  approves the 
appl icat ion at  a subsequent  meet ing as par t  of a “consent  docket .” 
 
HDC regular  meet ings are held twice per  month on the second and four th 
Monday’s of the month at  6:00 p.m.  Members of the Easton Histor ic Dist r ict  
Commission as of the end of 2006 were: 
 
Roger Bol lman, Chair  
John Sener 
Anne Pet i t  
Mac Br i t t ingham 
Joyce DeLaurent is 
Pete Lesher  
Lena Gi l l  
 
I n 2006 the HDC reviewed a total  of 147 appl icat ions, including 38 
appl icat ions for  re-roofing. 
 
The Mayor and Counci l  are involved in the review process in a number of 
ways.  First , through the normal budget ing process they are responsible for 
everything from the establ ishment  of the fee schedule for  the var ious 
appl icat ions involved in the development review process, to determining 
staffing levels, t raining of staff, what  equipment  is avai lable to the staff, 
etc…  A signi ficant ly larger  financial  decision involves which capi tal  projects 
to approve and how to pay for  them.  Another  role of the Mayor and Counci l  
that  signi ficant ly impacts the development  review process is the appointment  
of the members of the Planning Commission, Board of Appeals, and Histor ic 
Dist r ict  Commission.  Final ly, the Counci l  is the actual  final  approval 
author i ty for  a number of types of appl icat ions and the Mayor possesses veto 
power over  those (as wel l  as any) decisions.  The types of development-related 
act ivi t ies or  appl icat ions that  the Counci l  holds final  approval  author i ty over 
include the fol lowing: 
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·  Zoning Map Amendments (i .e. rezonings) 
·  Planned Unit  Development  appl icat ions 
·  Planned Health Care Appl icat ions 
·  Expansions of Exist ing Over lay Dist r ict  Boundar ies and Creat ion of 

New Overlay Dist r icts 
·  Annexat ions 
·  Cr i t ical  Area Growth Al locat ion 
·  Zoning Text  Amendments 
·  Comprehensive Updates of the Comprehensive Plan, Zoning 

Ordinance, Subdivision Regulat ions, Floodplain Ordinance, 
Stormwater  Management  Ordnance 

·  Adopt ion or  Amendments of Smal l -Area or  Special ized Plans 
·  The Adopt ion of Ordinances that  affect  the Development  Review 

Process such as Impact  Fees 
 
I n 2006, The Mayor and Counci l  of Easton consisted of the fol lowing 
individuals: 
 
 Mayor  – Robert  Wil ley 
 Counci l  President  – John Ford 
 Counci l  Member Ward 1 – Maureen Scot t -Taylor  
 Counci l  Member Ward 2 – Scot t  Jensen 
 Counci l  Member Ward 3 – Len Wendowski 
 Counci l  Member Ward 4 – Moonyene Jackson-Amis 
 
The Mayor and Counci l  hold regular ly scheduled meet ings twice per  month 
at  7:00 p.m. on the fi rst  and third Monday’s.  I n addi t ion to coverage in the 
local  newspaper (The Star-Democrat) these meet ings are televised l ive and 
rebroadcast  throughout  the week on the local  public access channel on Easton 
Cable. 
 
As has been the case for  a number of years now, and is increasingly becoming 
the case throughout  the Eastern Shore, planning and development-related 
issues encompass a signi ficant  por t ion of the Mayor  and Counci l ’s Agenda.  I t  
is not  uncommon for  a quar ter  to a hal f of the agenda to be devoted to such 
i tems. 
 
Gr ow t h  Dynami cs 
 
One of the most  frequent ly asked quest ions of the Planning Staff is, “what  is 
the populat ion of Easton?”  The Federal  Government ’s official  est imate of the 
populat ion is provided every ten years through the Census.  I n the years 
between censuses, the planning staff provides a “best -guess” est imate of the 
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Town populat ion by ut i l izing four  var iables: (1) the last  census populat ion 
figure, (2) the vacancy rate from the previous census, (3) the average 
household size from the previous census, and (4) the number of new 
resident ial  uni ts approved since the last  census was taken.  This is obviously 
not  a per fect  way to make an est imate, par t icular ly since the vacancy rate 
and average household size may be subject  to signi ficant  fluctuat ion over 
t ime.  Never theless i t  is the best  tool  we have available and, in theory at  
least , should provide a reasonably accurate est imate. 
 
The 2000 Census declared that  the Town of Easton’s populat ion at  that  t ime 
(Apr i l  2000) was 11,708.  I t  also repor ted a vacancy rate of 6.8% and an 
average household size of 2.22 persons per  household.  Using the formula 
descr ibed above, last  year ’s Annual Report  est imated the Town’s January 1, 
2006 populat ion to be 14,666.  Dur ing 2006, the Town approved permits for  
95 new resident ial uni ts.  Using the vacancy rates and average household 
size from the 2000 Census, this yields a populat ion increase in 2006 of 197, 
for  a total  est imated January 1, 2007 populat ion of 14,863.  The populat ion 
growth of 2006 represents an annual growth rate of 1.3%. 
 
Just  how quickly the Town is growing or  is l ikely to grow in the future is the 
subject  of much debate dur ing the process of updat ing the Town’s 
Comprehensive Plan.  The current  plan uses an annual 3% growth rate as 
the basis for  i ts project ions.  The number of permits issued so far  in this 
decade is shown in the table below. 
 
Year  Permits 

Approved 
2000 147 
2001 177 
2002 306 
2003 315 
2004 346 
2005 188 
2006 95 
 
Obviously 2006 was the slowest  year  this decade in terms of the number of 
new uni ts bui l t .  I t  was also the lowest  number since 91 were approved in 
1995.  Two possible reasons for  this slow down immediately come to mind.  
One is simply that  Easton’s real  estate market , at  least  in 2006, was no 
di fferent  than the Nat ional and Regional  markets which slowed substant ial ly 
in 2006.  The other  is that  the avai lable waste water  capaci ty at  our  
t reatment  faci l i ty was near ing i ts end in 2006.  This por t ion of the equat ion, 
at  least , wi l l  change in 2007 as a new faci l i ty comes on l ine and l imited 
capaci ty is no longer  a const raining factor . 
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I n recent  years there has been considerable debate concerning whether  or  not  
the 3% growth rate used in the Comprehensive Plan is, in fact  too low.  This 
was par t icular ly t rue in the years 2002-2004 when more than 300 permits 
were issued annual ly.  I n fact  2004 saw the highest  number of permits issued 
for  any single year  since we began keeping records of such things in the mid 
80’s.  Growth rates for  these 3 years exceeded 5%.  However, al l  of the other  4 
years in the decade were under  the 3% annual growth rate.  The chal lenge is 
always to t ry to figure out  whether  a number represents a turning point  in 
the growth rate (one way or  the other) or  is just  par t  of the normal course of 
things such that  some years are below the average, some are above, but  in 
the long run, the average remains the same.  The lat ter  appears to be the 
case here as i f we take the 01/01/07 populat ion est imate and apply a 3% 
annual growth rate for  the remaining three years of this decade, we come 
very close to the est imated 2010 populat ion in the Comprehensive Plan. 
 
Obser vat i ons 
 
This sect ions notes observat ions of the Planning Commission and Staff.  
These might  be t rends, concerns or  issues, but  they are nothing more than 
observat ions at  this point  and therefore are included here in bul leted format . 
 

·  I n addi t ion to the rate of growth discussed above, another  dimension of 
growth is i ts locat ion.  I n this regard, i t  appears that  the 2004 
Comprehensive Plan is achieving one of i ts cent ral  tenants of 
prevent ing the outward expansion of the Town and encouraging more 
infi l l  and redevelopment .  With the except ion of a few resident ial 
subdivisions, most  of the development  act ivi ty in 2006 occurred close to 
the t radi t ional  hear t  of Easton. Several  projects are underway near  the 
intersect ion of Dover  and Aurora St reets and si te work is underway on 
Dixon Square, a Townhouse project  adjacent  to the Rai l -Trai l , just  
nor th of Goldsborough St reet . 

 
·  Townhouse development  seems to be a t rend r ight  now as over  the past  

18-24 months we have probably approved as many Townhouses as 
we’ve had in al l  the years leading up to that  point . 

 
·  Housing affordabi l i ty cont inues to be a major  issue in Easton (as i t  is 

in many places).  Whi le the Commission did review plans for  a few 
Affordable Units here and there, i t  has been many years since we have 
seen a large-scale subdivision that  provided what  has come to be 
known as workforce housing, let  alone housing for  even lower levels of 
income. 
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·  The Planning Commission has taken an increasingly harder  l ine with 
regards to archi tecture and i t  appears to be achieving the design goals 
of the Comprehensive Plan.  We may have lost  a few projects over  this 
issue, but  by and large we are get t ing bui ldings that  are less corporate, 
cookie-cut ter , and more unique to our  Town.  I n 2007 we should see the 
frui ts of these labors as we ant icipate the opening of new Royal Farms 
and Wawa convenience stores and const ruct ion should be wel l  under  
way on Target  and the new Lowe’s.  Each of these was subject  to 
extensive discussion concerning the archi tecture of the bui ldings, 
al though only the Target  was reviewed with any sor t  of Archi tectural  
Guidel ines in place. 

 
 
Ar t i cle 66B Requ i r emen t s 
 
Page 1 of this Annual Report  stated the requirements for  this document  as 
enumerated in Ar t icle 66B of the Annotated Code of Maryland.  Basical ly 
there are two requirements.  First , we must  index and map anything that  
occur red in 2006 that  represented a change to the development  pat tern in 
Easton.  This would include new roads, new ut i l i ty pat terns, zoning changes, 
land use changes, and subdivision act ivi ty.  The second requirement  is to 
make recommendat ions for  improving the planning and development  process 
in Easton. 
 
Changes in the development  pat tern are shown on the fol lowing map: 
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As for  the second requirement , possible ways to improve the planning and 
development  process, the Planning Commission makes the fol lowing 
recommendat ions: 
 

·  The Planning staff wi l l  work with the Commission to begin the process 
of updat ing the Comprehensive Plan in 2007.  We bel ieve this t ime 
around the update wi l l  be more of a refinement  of the exist ing 
document  than in previous years when i t  was extensively, i f not  
completely, rewr i t ten.  Potent ial  areas/issues on which to focus include: 

 
�  How should this Plan address regional-scale retai l  (i .e. 

shopping centers and Big-Box uses)?  The current  plan 
cal ls for  a very l imited amount  of addi t ional  regional-scale 
retai l  and since then we have approved a new shopping 
center  and a new, very large, Lowe’s. 

 
�  Should we recommend more land for  indust r ial  use and/or  

rest r ict  the uses permit ted in our  indust r ial  zoning 
dist r icts?  As 2007 begins we are faced with requests from 
three di fferent  indust r ial  areas in or  around Town to 
annex land to faci l i tate expansion.  This would seem to 
suggest  an inadequate supply of indust r ial  land.  Wi l l  
that  st i l l  be the case when and i f the annexat ion(s) are 
approved? 

 
�  Should we cont inue with the concept  of Pr ior i ty 

Annexat ion Areas and i f so, does the cur rent  three-t ier  
division make sense or  would i t  make more sense to 
simply designate two areas, those that  could be annexed 
dur ing the Planning per iod and those that  should not  be?  
Should there be except ions for , for  example, affordable 
housing projects or  indust r ial  expansion? 

 
�  What , i f anything, should the Plan say about  the Housing 

affordabi l i ty problem in Easton?  Should we designate 
areas speci fical ly set  aside for  mult i -fami ly housing 
(rather  than simply ident i fying land as resident ial)? 

 
�  Given that  the cur rent  growth pol icies of the Town 

encourage infi l l  and redevelopment , should the Plan say 
anything speci fic about  that  kind of development? 

 
�  What  can/should the Plan say about  t raffic issues in l ight  

of the fact  that  our  overwhelming t raffic problem is Route 
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50, which poses a problem in that  (a) i t  is a State 
Highway and (b) i t  wi l l  cont inue to be signi ficant ly 
overcrowded (to our  local  viewpoint ) even i f Easton were 
to stop growing completely or  even to lose populat ion and 
business? 


