2006-07
ANNUAL REPORT

EASTON PLANNING AND ZONING
COMMISSION



2006-07 ANNUAL REPORT
OF THE EASTON PLANNING AND ZONING COMMISSION
CERTIFICATE OF ADOPTION

In accordance with the provisions of Section 3.09 of Article 66B of the
Annotated Code of Maryland, the Easton Planning and Zoning Commission
officially adopts the following Annual Report of the Easton Planning and
Zoning Commission, 2006, filing same with the Mayor and Town Council, and
the Secretary of the Maryland Department of Planning.

Easton Planning and Zoning Commission

By:

John A. Atwood
Chairman

Date






2006-07 ANNUAL REPORT

OF THE EASTON PLANNING AND ZONING COMMISSION

INTRODUCTION

The Easton Planning and Zoning Commission has been preparing Annual
Reports since 1990-91. The Annual Report has proven to be a useful tool for
taking stock of how our community has changed and evolved over that time-
frame and it has offered a forum for advancing recommendations 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 will change even more as we hope to make it more than just a
useful collection of statistics and a work plan for upcoming year. This year
we would also like 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
public about the kinds of things we do on a monthly and an ongoing basis, as
well as the types of issues or actions we do not get involved with. It is our
desire that this return to basics will be useful and helpful to the general
public 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 Enabling Legislation for all municipalities and most
counties in Maryland is Article 66B of the State Annotated Code. Section
3.09 of Article 66B requires all Planning Commission’s to prepare Annual
Reports and specifies that this report shall:

@) Index and locate on a map all changes in development patterns
including land wuse, transportation, community facilities
patterns, zoning map amendments, and subdivision plats which
occurred during the period covered by the report, and shall state
whether these changes are or are not consistent with each other,
with the recommendations of the last annual report, with
adopted plans of the Town, with adopted plans of all adjoining
planning jurisdictions, and with adopted plans of all State and
local jurisdictions that have responsibility for financing or
constructing public improvements necessary to implement the
Town® Comprehensive Plan; and
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(b) Contain statements and recommendations for improving the
planning and development process within the Town.

In addition to these statutory requirements, the Easton Planning and Zoning
Commission utilizes the Annual Report as a means to assess progress in
implementing the Town’s Comprehensive Plan and as a forum to develop an
annual Work Program, wherein the Commission’s major priorities for the
upcoming year are outlined. As mentioned above, this year we would also
like to use the Annual Report to more fully describe the kinds of issues we
deal with, as well as provide a better understanding of who these people are.

THE PLANNING AND ZONING COMMISSION

The powers and duties of the Easton Planning and Zoning Commission (often
referred to simply as the Planning Commission) are enumerated in Section
1302 of the Town’s Zoning Ordinance based on the parameters established in
Article 66B of the State Annotated Code.

State law allows for either a seven or five member Planning Commission.
Easton has had five members since the creation of the first Planning
Commission on December 17, 1946. The powers and duties of the
Commission are listed in Section 1302.3 of the Zoning Ordinance as follows:

A. Prepare, approve and recommend to the Town Council adoption
of the Comprehensive Plan and the Zoning Ordinance and
amendments thereto.

B. Approve and publish plans for major geographic sections or
divisions of the Town.

C. Recommend the boundaries of the various districts and
appropriate regulations to be enforced therein that the Town
may avail itself of the zoning powers conferred by the Annotated
Code of Maryland, Article 66B.

D. Advise the Town Council and Board of Appeals on matters
relating to zoning, annexations, applications for special
exceptions and variances when appropriate.

E. Review site plans for compliance with this Ordinance and
standards herein.
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F. Approve proposed subdivision plats and resubdivision of existing
record plats. All plats must bear the signature of the Chairman
before legal filing in the Land Records of Talbot County.

G. Review and hold public hearings on applications for Growth
Allocation.
H. Prepare, adopt, and file an annual report with the Town Council

as per the requirements of Section 309 of Article 66B of the
Annotated Code of Maryland.

Exercise any other powers, or discharge any other duties,
granted to or imposed upon planning commissions by any other
Ordinance or Regulation of the Town of Easton or by the laws of
the State of Maryland.

The Planning Commission regularly meets once per month, on the third
Thursday of the month at 1:00 p.m. in the Town Council Chambers. In
addition, special meetings may be scheduled throughout the year. These
most commonly are called for the Commission to meet in a work session type
meeting where they may spend a considerable amount of time on a single
topic. Special meetings may also be called for applications where thereis a
high level of publicinterest and therefore attendance may be high and the
meeting may run long. A third type of special meeting that occasionally will
occur is a joint meeting with another body, such as the Town Council or the
Talbot County Planning Commission.

Depending on the length and nature of the Commission’s agenda, their
meetings may run anywhere from an hour or two, to as much as five hours.
At these regular monthly meetings, the overwhelming majority of the agenda
items are usually site plans (including Planned Unit Developments and
Planned Redevelopment applications) 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
like the preparation of the Comprehensive Plan, Zoning Ordinance, and
Subdivision Regulations. Work on these kinds of issues tends to be
accomplished in special work session type meetings although the Commission
is frequently apprised of progress on Long-Range projects at their regular
monthly meetings.

Members of the Planning Commission serve staggered five-year terms.

Members may be reappointed any number of times. Vacancies are filled for
the unexpired term of the member who left the Commission. Members of the
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Commission serve without compensation. Training for membersis highly
encouraged and is generally covered by the Town.

The members of the Easton Planning and Zoning Commission in 2006 are
listed below with a brief biographical sketch.

John Atwood, Chair. John was first appointed to the Planning Commission
in 1995 and has served as the Commission’s Chair since 2001. John (a
graduate Civil Engineer) is retired from Black and Decker. He is a Board
member of the American Cancer Society and is Vice-Chariman of the local
chapter of SCORE (counselors for small businesses). John is often an
advocate for the business community and economic development.

Christopher Brownawell, Vice-Chair. Christopher Brownawell has been
a member of the Easton Planning and Zoning Commission since 2001. He
received his undergraduate degree from Wilkes College and his masters from
The George Washington University. Mr. Brownawell is a board member of
the Maryland Commission on Artistic Property, board member of Maryland
Citizens for the Arts, member of the Talbot County Tourism Board and the
Easton Rotary Club. Mr. Brownawell is Director of the Academy Art
Museum. Chris resigned from the Commission in 2006 due to the fact that
he moved out of Town. He was replaced by Steve Periconni as Commission
member and by Linda Cheezum as Vice-Chair.

Steve Periconni. Steven D. Periconi is the junior member of the Planning
and Zoning Commission, having been appointed in 2006. Mr. Periconi has an
A.B. in History from Lenoir-Rhyne College in Hickory, N.C. He also holds a
Masters in Public Administration from N.C. State University and a Law
Degree from Campbell University. Mr. Periconi practiced law privately for
five years and was the town attorney for Chesapeake Beach, Maryland from
2003-2005. He is the Executive Director of the Mid-Shore Pro Bono Project,
Inc. Mr. Periconi lives with his wife, Allison and two children, Lydia and
Matthew.

Linda Cheezum, Vice-Chair. Linda brings a business perspective to the
Commission as she is a Vice-President, Loan Servicing Manager for Talbot
Bank. Sheis active in the Waterfowl Festival, the Festival of Trees, and is a
former Board member of CASA. She also founded the Jamie Webb Memorial
Fund for Youth Hockey, which trains youths aged 4-12 with skating skills
necessary to join in local Ice Hockey Associations. Linda has been a member
of the Commission since 2002.

Dan Swann. Dan joined the Planning Commission in 2001. He is a life-
long resident of Talbot County but for nine years of military service. Dan
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brings a business perspective to the Commission with a bachelor’s degree in
Business Administration from Salisbury University and almost 40 years of
experience in the business community. Dan is involved with many
community organizations, including the Rotary Club of Easton, of which he
has been a member for 35 years.

Tom Moore. Tom Moore was appointed to the Planning Commission in
2004. He moved to Easton from Northern Virginia in 1998 after retiring as
Vice President of the Army Times Publishing Co. They remodeled a 100 year
old house in the Easton historic district, converting it from two apartments to
their single family home. Sincethen he hasrebuilt and sold another home
and heis an active member of the Talbot County Habitat for Humanity.

PLANNING STAFF

Obviously there is substantially more planning-related activity than occurs
during a once monthly meeting. Thiswork is accomplished by the Planning
Staff. At thistime, the staff consists of the Town Planner, a Current
Planner, a Long-Range Planner, and a Planning Secretary. The staff isthe
initial point of contact for anyone who needs to go before the Commission, as
well as for those items that never involve the Commission, such as the
processing of building permits. In the simplest and most general terms, the
staff'stime is generally split between meeting and assisting the general
public, developers, engineering firms, etc... and various projects which may
include preparing Reports for items on the Planning Commission Agenda,
preparing updates to a Plan or Ordinance, or preparing for the meeting of one
of the other Boards which the staff assists (Board of Zoning Appeals, Historic
District Commission) or the Town Council. More specific duties of the
Planning Staff include:

Preparing Staff Reports for the Planning Commission

Preparing and Updating the Comprehensive Plan, Zoning Ordinance,
Subdivision Regulations, Critical Area Program, and Forest
Conservation Ordinance.

Processing Building Permits to verify Zoning Compliance

Entering new parcels and addresses into the Town’s computer system
Responding to Enforcement Issues for Zoning Violations, and tree-
clearingin the Critical Area and Forest Conservation Protection Areas
Meeting with the General Public concerning a host of issues

Meeting with prospective developers

Meeting with engineering, landscaping, planning, and surveying firms
to facilitate the completion of approved projects
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Coordinating comments from other agencies with arolein the
development review process

Drafting Board of Zoning Appeals Decisions and Findings of Fact
Assembling and distributing packets for the Planning Commission,
Board of Appeals, and Historic District

Preparing various maps

Preparing and Maintaining Planning Commission and Historic District
Commission Meeting Minutes

Drafting and Mailing Notices of certain types of applications to owners
of property within 400 feet of the subject property

Preparing Legal Advertisements for publication in the Easton Star-
Democrat

The people responsible for performing these tasks are as follows:

William T. L. Hamilton (Tom), Town Planner. Tom was hired as
Easton’s first professional planner in 1988. In addition to his 18 years in
Easton, Tom has experience in Picayune, Mississippi, Pensacola, Florida, and
Jackson Hole, Wyoming, at both the Municipal and County level. Tom has a
Masters degree in Planning from the University of Mississippi and now has
over 25 years of professional planning experience. As the Town Planner,
Tom’s primary duties involve coordinating and supervising the workload of
the Planning Office, being the primary point of contact with prospective
developers and various interest groups, and conducting the majority of
current planning reviews (i.e. site plans, subdivisions, building permit
applications, etc.).

Lynn B. Thomas, Jr., AICP, Long-Range Planner. Lynn was hired in
1990, originally under contract to rewrite 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
primary duties involve long-range planning projects and administration of
the Town’s Critical Area Program. Lynn holds a Master of Science in
Planning degree from the University of Tennessee and has over 15 years of
professional planning experience, including a brief period as the Planning
Director for the City of Cambridge, Maryland.

Zach Smith, GIS Analyst, Current Planner. Zach has worked in
Easton’s Planning Office for 3 years. He has a Bachelor’'s Degree from
Salisbury University and is currently pursuing a Master’s Degree from Penn
State University. His primary duties include current planning activities,
serving as the principal point of contact for the Historic District Commission,
and administering the Forest Conservation Program.
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Stacie Rice, Planning Secretary. Stacie joined the Planning Office in
1999 after working at Easton Utilities. As the Planning Secretary, Stacie is
responsible for taking and preparing the Planning Commission’s minutes and
for assembling and distributing packets for the Planning Commission, the
Board of Zoning Appeals, and the Historic District Commission. She is also
the primary person in charge of scheduling each of these Board’s meetings,
including compiling their agendas and publication of required
advertisements.

2006 Planning Activity

The bulk of the Planning Commission’s activity is conducted during their
regular monthly meetings held on the third Thursday of the month. The
following table summarizes the content of these meetings for 2006.

Meeting Project Non- Items from | Total Length of
Related Project Staff ltems Meeting
Iltems Iltems
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
April 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

In addition to their regular meetings, the Commission met twice in Special
session. One such meeting was held as a working/training meeting to discuss
Architectural Design Guidelines and another was held to review the
Architecture of a proposed Target store.

The Table above provides an accurate picture of the Planning Commission’s
Workload, but it can be misleading when trying to ascertain the number of
projects that were reviewed during the past year. This is because a project
may appear several times throughout the year, either because it was not
approved the first time around or because it requires multiple levels of
review. Also, some projects require different types of review. For example,
Planned Redevelopment Projects often involve the PR site plan review, as
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well as sketch subdivision review. These would be recorded in the table
above as two project related agenda items although they only involved one
project.

In order to provide a clearer picture of the scope and magnitude of
development that was proposed in 2006, the following table summarizes
applications that were filed during the year.

APPLICATION TYPE NUMBER FILED
Subdivision 20
Site Plan 19

Planned Unit Development

Planned Redevelopment

Planned Healthcare Development

Annexation

Rezoning

Zoning Text Amendment

Critical Area Growth Allocation

Amendment to PUD, PR, or PH

R OO|IFRIOINFkOTW

Amendment to an Overlay District
Boundary

The Planning Commission is not the only entity involved in the development
review process. Therole of the staff was briefly described above. In addition,
the Board of Zoning Appeals, the Historic District Commission, and the
Mayor and Town Council all have various roles in this process.

The Board of Zoning Appeals has three specific duties. They are an
appointed quasi-judicial Board that reviews Appeals, Special Exceptions, and
Variances.

An Appeal is an application that is filed when there is an allegation of error
or misinterpretation of the applicable rules on the part of any Town
Employee or Board or Commission with regards to development-related rules
and regulations. A common example might be an assertion that the Town
Planner misinterpreted the Zoning Ordinance, or the Planning Commission
reached a conclusion not supported by the facts, in such a way that is
detrimental to the person filing the application. This is generally the person
or group seeking to gain approval, but it could also be a neighborhood group
or a neighboring property owner. In these types of cases the Board of Zoning
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Appeals judges whether or not an error or misinterpretation was made, and
that decision itself is subject to further appeal tothe Court system.

A Special Exception is a specific degree of permissibility of a use. Uses are
defined as permitted (with or without conditions), prohibited, or permitted
via Special Exception. A Special Exception is basically not a “Yes” or “N0”,
but a “Maybe” or more accurately, a “Probably”. Through the years, courts
have determined that Special Exception uses are generally deemed to be
appropriate, unless an opponent can provide convincing evidence that certain
negative characteristics (e.g. undue traffic) would result if the Special
Exception were to be approved. Special Exception applications sometimes
include a recommendation from the Planning Commission, but it isthe Board
of Appeals who has the final approval authority for these uses as they must
basically exercise their quasi-judicial powers to determine whether or not
such evidence is credible and if so, is significant enough to deny the
application.

A Variance is a request to vary the standards of the Zoning Ordinance.
Because the Board is essentially being asked to set aside the rules of the
Ordinance, Variances are supposed to be difficult to obtain. They are only to
be approved when there is some unusual or peculiar condition associated
with the subject property that prevents the applicant from enjoying the same
rights and privileges as other property owners in the same zoning district,
provided that the unique condition was not created by the actions of the
applicant. It isimportant to note that a properly approved Variance should
allow the applicant to enjoy the same rights as others, not grant them
additional rights.

At the conclusion of 2006, the Easton Board of Zoning Appeals consisted of
the following members:

Brad Watts, Member

Charles 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
fourth Tuesdays at 9:30 a.m. In 2006, the Board reviewed the following
number of cases:

Appeals -1

Variances — 14
Special Exceptions — 15
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The Historic District Commission (HDC) reviews the architectural
appearance of structures within Easton’s Historic District. Any work to the
exterior of a structure in the Historic District that is visible from a public
way, must be reviewed and approved by the HDC. Their meetings can be
long and tedious, sometimes involving debate over what may appear to be
trivial architectural details. This attention to detail, however, is a large part
of what keeps Easton’s Historic District so special. Practically any degree of
work in the Historic District must be approved by the Commission. Two
common exceptions are painting, as the HDC does not approve colors, and re-
roofing when the new material is to be “like and same” as the old material.
The HDC does approve these requests, but it does so through a simplified
process where the applicant obtains the building permit and pays the
Historic District review fee, and the Commission thereafter approves the
application at a subsequent meeting as part of a “consent docket.”

HDC regular meetings are held twice per month on the second and fourth
Monday’s of the month at 6:00 p.m. Members of the Easton Historic District
Commission as of the end of 2006 were:

Roger Bollman, Chair
John Sener

Anne Petit

Mac Brittingham
Joyce DelLaurentis
Pete Lesher

Lena Gill

In 2006 the HDC reviewed a total of 147 applications, including 38
applications for re-roofing.

The Mayor and Council are involved in the review process in a number of
ways. First, through the normal budgeting process they are responsible for
everything from the establishment of the fee schedule for the various
applications involved in the development review process, to determining
staffing levels, training of staff, what equipment is available to the staff,
etc... A significantly larger financial decision involves which capital projects
to approve and how to pay for them. Another role of the Mayor and Council
that significantly impacts the development review process is the appointment
of the members of the Planning Commission, Board of Appeals, and Historic
District Commission. Finally, the Council is the actual final approval
authority for a number of types of applications and the Mayor possesses veto
power over those (as well as any) decisions. The types of development-related
activities or applications that the Council holds final approval authority over
include the following:
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Zoning Map Amendments (i.e. rezonings)

Planned Unit Development applications

Planned Health Care Applications

Expansions of Existing Overlay District Boundaries and Creation of
New Overlay Districts

Annexations

Critical Area Growth Allocation

Zoning Text Amendments

Comprehensive Updates of the Comprehensive Plan, Zoning
Ordinance, Subdivision  Regulations, Floodplain  Ordinance,
Stormwater Management Ordnance

Adoption or Amendments of Small-Area or Specialized Plans

The Adoption of Ordinances that affect the Development Review
Process such as Impact Fees

In 2006, The Mayor and Council of Easton consisted of the following
individuals:

Mayor — Robert Willey

Council President — John Ford

Council Member Ward 1 — Maureen Scott-Taylor
Council Member Ward 2 — Scott Jensen

Council Member Ward 3 — Len Wendowski

Council Member Ward 4 — Moonyene Jackson-Amis

The Mayor and Council hold regularly scheduled meetings twice per month
at 7:00 p.m. on the first and third Monday’s. In addition to coverage in the
local newspaper (The Star-Democrat) these meetings are televised live 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 significant portion of the Mayor and Council’s Agenda. It
is not uncommon for a quarter to a half of the agenda to be devoted to such
items.

Growth Dynamics

One of the most frequently asked questions of the Planning Staff is, “what is
the population of Easton?’ The Federal Government’s official estimate of the
population is provided every ten years through the Census. In the years
between censuses, the planning staff provides a “best-guess” estimate of the
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Town population by utilizing four variables: (1) the last census population
figure, (2) the vacancy rate from the previous census, (3) the average
household size from the previous census, and (4) the number of new
residential units approved since the last census was taken. Thisis obviously
not a perfect way to make an estimate, particularly since the vacancy rate
and average household size may be subject to significant fluctuation over
time. Nevertheless it is the best tool we have available and, in theory at
least, should provide a reasonably accurate estimate.

The 2000 Census declared that the Town of Easton’s population at that time
(April 2000) was 11,708. It also reported a vacancy rate of 6.8% and an
average household size of 2.22 persons per household. Using the formula
described above, last year’'s Annual Report estimated the Town’s January 1,
2006 population to be 14,666. During 2006, the Town approved permits for
95 new residential units. Using the vacancy rates and average household
size from the 2000 Census, this yields a population increase in 2006 of 197,
for a total estimated January 1, 2007 population of 14,863. The population
growth of 2006 represents an annual growth rate of 1.3%.

Just how quickly the Town is growing or is likely to grow in the futureis the
subject of much debate during the process of updating the Town’s
Comprehensive Plan. The current plan uses an annual 3% growth rate as
the basis for its projections. 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 units built. It 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
different than the National and Regional markets which slowed substantially
in 2006. The other is that the available waste water capacity at our
treatment facility was nearing its end in 2006. This portion of the equation,
at least, will change in 2007 as a new facility comes on line and limited
capacity is nolonger a constraining factor.
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In 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 particularly true in the years 2002-2004 when more than 300 permits
were issued annually. In 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, all of the other 4
years in the decade were under the 3% annual growth rate. The challengeis
always to try to figure out whether a number represents a turning point in
the growth rate (one way or the other) or is just part 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 latter appears to be the
case here as if we take the 01/01/07 population estimate and apply a 3%
annual growth rate for the remaining three years of this decade, we come
very close to the estimated 2010 population in the Comprehensive Plan.

Observations

This sections notes observations of the Planning Commission and Staff.
These might be trends, concerns or issues, but they are nothing more than
observations at this point and therefore are included here in bulleted format.

In addition to the rate of growth discussed above, another dimension of
growth is its location. In this regard, it appears that the 2004
Comprehensive Plan is achieving one of its central tenants of
preventing the outward expansion of the Town and encouraging more
infill and redevelopment. With the exception of a few residential
subdivisions, most of the development activity in 2006 occurred close to
the traditional heart of Easton. Several projects are underway near the
intersection of Dover and Aurora Streets and site work is underway on
Dixon Square, a Townhouse project adjacent to the Rail-Trail, just
north of Goldsborough Street.

Townhouse development seems to be a trend right now as over the past
18-24 months we have probably approved as many Townhouses as
we've had in all the years leading up to that point.

Housing affordability continues to be a major issue in Easton (as it is
in many places). While the Commission did review plans for a few
Affordable Units here and there, it 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 line with
regards to architecture and it 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 getting buildings that are less corporate,
cookie-cutter, and more uniqueto our Town. In 2007 we should see the
fruits of these labors as we anticipate the opening of new Royal Farms
and Wawa convenience stores and construction should be well under
way on Target and the new Lowe’s. Each of these was subject to
extensive discussion concerning the architecture of the buildings,
although only the Target was reviewed with any sort of Architectural
Guidelinesin place.

Article 66B Requirements

Page 1 of this Annual Report stated the requirements for this document as
enumerated in Article 66B of the Annotated Code of Maryland. Basically
there are two requirements. First, we must index and map anything that
occurred in 2006 that represented a change to the development pattern in
Easton. This would include new roads, new utility patterns, zoning changes,
land use changes, and subdivision activity. The second requirement is to
make recommendations for improving the planning and development process
in Easton.

Changes in the development pattern are shown on the following map:
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As for the second requirement, possible ways to improve the planning and
development process, the Planning Commission makes the following
recommendations:

The Planning staff will work with the Commission to begin the process
of updating the Comprehensive Plan in 2007. We believe this time
around the update will be more of a refinement of the existing
document than in previous years when it was extensively, if not
completely, rewritten. Potential areas/issues on which to focus include:

How should this Plan address regional-scale retail (i.e.
shopping centers and Big-Box uses)? The current plan
calls for a very limited amount of additional regional-scale
retail and since then we have approved a new shopping
center and a new, very large, Lowe’s.

Should we recommend more land for industrial use and/or
restrict the uses permitted in our industrial zoning
districts? As 2007 begins we are faced with requests from
three different industrial areas in or around Town to
annex land to facilitate expansion. This would seem to
suggest an inadequate supply of industrial land. Will
that still be the case when and if the annexation(s) are
approved?

Should we continue with the concept of Priority
Annexation Areas and if so, does the current three-tier
division make sense or would it make more sense to
simply designate two areas, those that could be annexed
during the Planning period and those that should not be?
Should there be exceptions for, for example, affordable
housing projects or industrial expansion?

What, if anything, should the Plan say about the Housing
affordability problem in Easton? Should we designate
areas specifically set aside for multi-family housing
(rather than simply identifying land as residential)?

Given that the current growth policies of the Town
encourage infill and redevelopment, should the Plan say
anything specific about that kind of development?

What can/should the Plan say about traffic issues in light
of the fact that our overwhelming traffic problem is Route
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50, which poses a problem in that (a) it is a State
Highway and (b) it will continue to be significantly
overcrowded (to our local viewpoint) even if Easton were
to stop growing completely or even to lose population and
business?
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