
   

  
 

Board of Zoning Appeals 
MEETING AGENDA 

Tuesday, December 17, 2024 - 9:00 AM 
Council Chambers, Easton Town Office 

14 S Harrison Street  
 

 

 
1. Call to Order  
  
2. Approval of Minutes  
  
  a. Approval of the Draft Decision Summary from the November 19, 2024 meeting. 
   
3. Applications  
  a. Application: V - 1345 / V 24 - 14 

Applicant: Neoma Salvaje 
Location: 61 Pleasant Alley 

Tax Map 0104, Grid 00EA, Parcel 1424, 
Lot 2 

Zoning District: R-7A 
Request: Variance request pursuant to Section 2-

1303.5 C of the Town of Easton Zoning 
Ordinance from Section 28-302.2.C.3, 
the minimum 8' side setback for all uses 
and structures in the R-7A Residential 
zoning district and the Planned 
Redevelopment Overlay District.  
 
The Applicant is seeking approval to 
construct an arbor and a structure 
described as a shed within the 
established five (5) foot side setbacks 
as recorded on a subdivision plat dated 
January 7, 2016. 

      
  b. Application: V - 1332 / V 24 - 12 

Applicant: Easton Utilities 
c/o Paul Moffett 

Location: 23 Talbot Lane 
Tax Map 0104, Grid 00EA, Parcel 1536 

Zoning District: CB 
Request: Variance request pursuant to Section 2-

1303.5 C of the Town of Easton Zoning 
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Ordinance from Section 28-1006.D.1, 
the maximum 4' height for all fences, 
walls and hedges above the elevation of 
the surface of the ground located in any 
front yard area. 
 
The Applicant is seeking to construct a 
wooden fence that is 8' in height to 
secure a newly constructed gas 
regulator station. Through the approval 
of the requested Variance, the Applicant 
shall also be in compliance with the 
applicable requirements of the Code of 
Federal Regulations (CFR).  

      
  c. Application: V - 1339 /  V 24 - 13 

Applicant: Interstate Sign Company 
Location: 410 N. Washington Street (7-Eleven) 

Tax Map 0101, Grid 0017, Parcel 0281 
Zoning District: CB 
Request: Variance request pursuant to Section 2-

1303.5 C of the Town of Easton Zoning 
Ordinance from Section 28-1101.7.B.1, 
the maximum height requirement for 
freestanding signs; and from Section 
28-1001.7.B.2, the minimum landscape 
area requirements for freestanding 
signs.  

      
  d. Application: SE - 1346 / SE 24 - 09 

Applicant: BGFY, LLC 
c/o Zachary A. Smith, Esq. 

Location: 8223 Elliott Road 
Tax Map 0109, Grid 0000, Parcel 4582, 
Lot 3 

Zoning District: CG with a PUD Overlay 
Request: Special Exception request pursuant to 

Section 28-1303.5 B of the Zoning 
Ordinance of the Town of Easton, use 
(6) 603.1 in Table 2.1 of Section 28-201 
to be utilized as a Cannabis 
Dispensary* in the CG - Commercial 
General zoning district. 

      
  e. Application: SE - 739 / SE 22 - 12 

Applicant: Stanley Dean 
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Location: 46 Wayman Avenue 
Tax Map 0034, Grid 0009, Parcel 0169 

Zoning District: MXW 
Request: The Special Exception request for 

Short-term Housing within MXW - 
Mixed Use Waterfront zoning district 
has been withdrawn from the 
December 17, 2024 Board of Zoning 
Appeals agenda. 

      
4. Discussion Item  
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1 

1 

2 

3 

Town of Easton Board of Zoning Appeals 4 

Draft Decision Summary 5 
Tuesday, November 19, 2024 at 9:00 a.m. 6 

Town Hall Chamber 2 7 

14 S. Harrison Street, Easton, Maryland 8 

9 

10 

11 

Archived video of the meeting is available at: 12 

Town of Easton Agendas and Minutes 13 

(eastonmd.gov) 14 

15 

Attendance:16 
Board Members: 17 

Peter Cotter, Chairman 18 

Gary Molchan, Vice Chairman 19 

Zakary A. Krebeck 20 

 21 

Absent: 22 
Board Members: 23 

Paul Weber, Alternate24 

Staff: 25 

Miguel Salinas, Planning and Zoning Director 26 

Lynn B. Thomas, Town Planner - Long Range 27 

Joseph Mayer, Plan Reviewer 28 

Nicholas Johnson, Town Planner - Current 29 

Sharon Van Emburgh, Esq. Town Attorney 30 

Aaron Cooper, Esq. Legal Associate 31 

Samantha Smith, Administrative Specialist32 

33 

34 

1. Call to Order — Chairman Cotter called the meeting to order at 9:00 a.m.35 

36 

37 

2. Decision Summary Review —38 

39 

Vice Chairman Molchan moved to approve the September 19, 2024 Decision 40 

Summary. Board Member Krebeck seconded the motion. 41 

42 
Vote 3 - 0 43 

FOR: 3 - Cotter, Molchan, Krebeck 44 

AGAINST: 0  45 

ABSTAIN: 0 46 

ABSENT: 0 47 

48 

49 

3. Applications —50 

51 

a. File No.: V - 1310 / V 24 - 09  52 

Applicant: Barrow & Sons LLC 53 
Location: 714 Wayside Avenue, Easton, MD 21601 54 
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   Tax Map 0106, Grid 00EA, Parcel 2561  55 

 Zoning:   R-10A      56 

Request: The Applicant is requesting a Variance from Section 28-303.2.C.2 57 

of the Town of Easton Zoning Ordinance: the minimum 30’ rear setback for all 58 

uses and structures in the R-10A Zoning District. The Applicant is seeking to 59 

construct a 120 square foot covered deck beyond the required thirty (30) foot rear 60 

setback.  61 

 62 

Background:   There is an existing un-covered deck that protrudes approximately 63 

six (6) feet from the façade of the house. The Town does not have a record of a 64 

permit issued for the construction of this deck.  65 

 66 

Staff Presentation: 67 
  Nicholas Johnson, Planner 68 

Miguel Salinas, Director of Planning and Zoning 69 

   70 

  Applicant Presentation:   71 

  Jerry Barrow, Barrow & Sons LLC 72 

  Flora Beth Spencer Hill, Owner 73 

 74 

Public Comment — None 75 

 76 

 Public Comment Written: 77 
 Jarret Beyer and Nicki McKay 78 

 79 

Chairman Cotter moved to approve the Variance request as submitted subject to 80 

the following condition:  81 

 82 

1. The Applicant shall meet all code requirements, and obtain all permits 83 

deemed necessary by the Building Inspection Department for the porch.  84 

 85 

 Board Member Krebeck seconded the motion.  86 
 87 

Vote             3 - 0 88 

       FOR:   3 - Cotter, Molchan, Krebeck 89 

AGAINST: 0   90 

ABSTAIN: 0  91 

ABSENT: 0 92 

  93 

b. File No.: V - 1315 / V 24 - 10  94 

Applicant: KustomScapes & Pools LLC 95 
 Location:  29543 Meadow Gate Drive, Easton, MD 21601 96 

   Tax Map 0102, Grid 00EA, Parcel 2939A, Lot 17 97 

 Zoning:   R-10A      98 
Request: The Applicant is requesting an after-the-fact Variance from 99 

Section 28-1007.1.17.b of the Town of Easton Zoning Ordinance: the minimum 100 
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8’ setback for any property line for swimming pools, supporting braces, pool 101 

filtration systems, or decks in the R-10A Zoning District.  102 

 103 

Background: On April 22, 2024 an in-ground pool permit application and site 104 

plan was approved by the Town of Easton Building Inspection Division. The 105 

approved site plan for that permit shows all of the pool decking to be located at 106 

least eight (8) feet from the side and rear property lines. During an inspection of 107 

the completed construction, it was discovered that the pool was constructed 108 

beyond the required rear setback by 10”, and beyond the required side setback by 109 

2’.  110 

 111 

Staff Presentation: 112 
  Nicholas Johnson, Planner 113 

Miguel Salinas, Director of Planning and Zoning 114 

   115 

  Applicant Presentation:  116 

  Matthew Chapman, KustomScapes & Pools LLC 117 

   118 

Public Comment — None 119 

 Public Comment Written — None 120 

 121 

Board Member Krebeck moved to deny the 2’ side yard setback Variance request as 122 

submitted. Vice Chairman Molchan seconded the motion.  123 
 124 

Vote             3 - 0 125 

       FOR:   3 - Cotter, Molchan, Krebeck 126 

AGAINST: 0   127 

ABSTAIN: 0  128 

ABSENT: 0 129 

 130 

Board Member Krebeck moved to approve the 10” rear yard setback Variance 131 

request as submitted. Vice Chairman Molchan seconded the motion.  132 
  133 

Vote             2 - 1 134 

       FOR:   2 - Molchan, Krebeck 135 

AGAINST: 1 - Cotter   136 

ABSTAIN: 0  137 

ABSENT: 0 138 

 139 

c. File No.: V - 1325 / V 24 - 11  140 

Applicant: Jennifer Benson 141 
 Location:  29557 Country Lane Way, Easton, MD 21601 142 

   Tax Map 0102, Grid 00EA, Parcel 2939A, Lot 3  143 

 Zoning:   R-10A      144 

Request: The Applicant is requesting a Variance from the following section 145 

of the Zoning Ordinance (Ordinance): Section 28-303.2.C.1, the minimum 15’ 146 
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front setback for all uses and structures in the R-10A Zoning District. Through the 147 

approval of the requested Variance, the Applicant is seeking to remediate an 148 

existing zoning violation that resulted from the construction of an outdoor kitchen 149 

and canopy structure closer to the front property line than is permitted by the 150 

Ordinance. The proposed canopy will be located nine (9) feet from the front 151 

property line, and will occupy the same footprint as the existing canopy. 152 

 153 

Background:  In 2016, a building permit was issued by the Town for an inground 154 

pool in the rear yard of the subject property. The Town also issued a permit for a 155 

six (6) foot tall fence in 2021. On the subject property there is also an existing 156 

outdoor kitchen covered by a canopy structure that violates the required front 157 

setbacks for all structures within the R-10A Zoning District. A search of the 158 

Town’s records indicates that there was no permit issued for the construction of 159 

these structures.  160 

 161 

Staff recommends the following condition: 162 

 163 

1. The Applicant shall obtain all permits deemed necessary by the Building 164 

Inspection Department for the existing outdoor kitchen. 165 

 166 

Staff Presentation: 167 
  Nicholas Johnson, Planner 168 

Miguel Salinas, Director of Planning and Zoning 169 

   170 

  Applicant Presentation:  171 

Jennifer Benson  172 

   173 

Public Comment — None 174 

 Public Comment Written — None 175 

 176 

Chairman Cotter moved to approve the Variance request as submitted. Board 177 

Member Krebeck seconded the motion.  178 
 179 

Vote             3 - 0 180 

       FOR:   3 - Cotter, Molchan, Krebeck 181 

AGAINST: 0   182 

ABSTAIN: 0  183 

ABSENT: 0 184 

 185 

 186 

4. Discussion Item — None 187 

 188 
 189 

5. Adjournment — Chairman Cotter motioned to adjourn. Vice Chairman Molchan 190 

seconded. The meeting was adjourned at 9:37 a.m.  191 
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TOWN OF EASTON
Planning & Zoning Department

14 South Harrison Street
P.O. Box 520

Easton, Maryland 21601

EXHIBIT SUMMARY​
for 61 PLEASANT ALLEY

V - 1345 / V 24 - 14
2024-12-17

Applicant notified of hearing date:  Email: 2024-12-02 – 15 days

Exhibit A: Staff Review​

Easton Utilities Commission Report: 2024-12-06 – 11 days​

Planning and Zoning Report: 2024-12-10  – 7 days
Appendix A: March 5, 2024 Building Inspection Notice
Appendix B: March 12, 2024 Planning and Zoning Comment Letter
Appendix C: April 26, 2024 Zoning Violation Notice #24 - 0072
Appendix D: May 28, 2024 Planning and Zoning Determination Letter
Appendix E: June 29, 2024 Zoning Violation Final Notice # 24 - 0072
Appendix F: July 22, 2024 Property Maintenance Notice #24 - 1252

Exhibit B: Variance Application

Application:  2024-11-19 – 28 days
Variance Application
Written Variance Request and Findings of Fact
Applicant Exhibit: Neighboring Properties
Deed​

Proof of Payment:  Email: 2024-12-02 – 15 days
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Exhibit C: Notices

Applicant Hearing Letter: 2024-12-02 – 15 days​

400’ Notices Distributed: 2024-12-02 – 15 days​

Picture of Property Sign Posting:  2024-12-02 – 15 days

Exhibit D: Public Advertisement

 Advertisement sent to the Star Democrat: 2024-11-22 –  25 days​

Advertisement run in Star Democrat: 2024-11-30 – 17 days
Star Democrat Proof
Certificate of Publication
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1

SUBM: 1 Status: 

ITEM:

DRAWING / 

PAGE

1 General

COMMENTS: 

Utilities in easement. Permanent structures not permitted in easements. 

From: Kia Gibbs on behalf of Aaron Goller, PE

RejectedPhase:

Regarding:

Sketch Site Plan

61 Pleasant Alley

No. of Pages:

Easton Utilities Commission

Plan Review Comments

Friday, December 6, 2024

Sierra Clem, Nancy Pinkney

Date:

To:

Easton Utilities Commission has reviewed the above referenced plans and have provided the following 

comments. Please provide your corrections as listed below. Additional reviews will be required to ensure 

comments have been addressed. Items or documents not provided on initial submission will be subject 

to further review. Please contact Kia Gibbs, Admin Support at kgibbs@eucmail.com should you have any 

questions. 

 201 N. Washington Street | Easton, Maryland 21601

Telephone: 410-822-6110 | Fax: 410-822-0743 | eastonutilities.com
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Date of Hearing: December 17, 2024 

# 3a 
BOARD OF ZONING APPEALS 

PUBLIC HEARING 

STAFF REPORT 

SUBJECT: VARIANCE 1345 

ELECTION WARD:     Ward 4 

CRITICAL ACTION DATE:   At the pleasure of the Board. 

STAFF CONTACTS:   Nicholas Johnson, AICP Candidate – Town Planner 

Miguel Salinas - Director of Planning and Zoning 

APPLICANT: Neoma Salvaje 

PURPOSE: The applicant is seeking an after-the-fact variance from §28-302.2.C.3 of the 

Town’s Zoning Ordinance to construct what is best described as a canopy between the primary 

structure and the side property line. This structure protrudes beyond the minimum five (5) foot 

side setbacks as established through the Planned Redevelopment District (PRD) process. 

RECOMMENDATION:  

Staff supports a Board denial of the variance request based on the staff’s draft findings. 

APPLICATION INFORMATION: 

APPLICANTS: 

Neoma Salvaje 

61 Pleasant Alley 

Easton MD, 21601 

REPRESENTATIVE: 

N/A 

PARCELS/ACREAGE: 

Parcel Information Acres 

Map 104, Parcel 1424, Lot 2 0.04 
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Item 3A, V-1345, Salvaje 

Board of Zoning Appeals 

December 17, 2024 

Page 2 

ACCEPTANCE DATE: 

November 19, 2024 

LOCATION: 

61 Pleasant Alley 

EXISTING ZONING 

R-7A

PRD Overlay

EXISTING LAND USE: 

Residential 

HISTORIC DISTRICT: 

No 

FUTURE LAND USE: 

Residential 

CONTEXT: 

Location/Site Access – The subject property is a 0.04-acre property located on Pleasant Alley 

which is best described as a residential street, and is zoned R-7A. The property is also located 

entirely within the Planned Redevelopment Overlay District (PRD). 

Existing Conditions – The subject property 

includes a 540 square foot residential structure. 

There are five (5) feet wide utility easements 

located along the side and rear property lines 

(Figure 1). Easton Utilities has indicated that they 

have utilities located within both side yard 

easements and would not allow any permanent 

structures within these easements. There is an 

existing privacy fence located along the southern 

property line that was permitted in 2022. 

Figure 1: 2016 Plat 

Surrounding Properties – 

Land Use Zoning District(s) Future Planned 

Land Use 

F

i

g

u

r

e

S

E

Q 

F

i

g

u
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Item 3A, V-1345, Salvaje 

Board of Zoning Appeals 

December 17, 2024 

Page 3 

 

South Residential R7A Residential 

North Residential R7A Residential 

West Institutional1 R7A Residential 

East Residential CB Commercial 

 

 
Figure 2: Vicinity Map 

 

BACKGROUND INFORMATION: On January 5, 2024 the Building Inspection Division 

issued a notice to the property owner that the structures referenced in this application as well as a 

fence enclosing the rear yard, were constructed without applying for building a permit(s). The 

applicant subsequently submitted permit applications on March 6, 2024. On March 12, 2024 the 

Planning and Zoning Department provided written comments on the applicant’s permit 

application for the construction of what was described by the applicant as an arbor and a shed. 

These comments were as follows: 

 1. The proposed structures encroach beyond the established five (5) foot side setbacks as 

shown on the recorded subdivision plat dated January 7, 2016. At this time, the following 

options are available to remedy the setback issue. 

 
1 209 Port Street operates as a day care and assembly space through the PRD Overlay 
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Item 3A, V-1345, Salvaje 

Board of Zoning Appeals 

December 17, 2024 

Page 4 

 

a. Apply for and obtain a setback variance from the Board of Zoning Appeals. 

b. Apply for an amendment to the original Planned Redevelopment District 

approval that established the five (5) foot setbacks. 

c. Submit a revised site plan that conforms to the established setback 

requirements for this property. 

2. The proposed structures are located within established utilities easements. Please 

reach out to Easton Utilities regarding what is permitted within these easements. 

 

On April 26, 2024 Code Enforcement Case #24-0772 was opened stating that the 

applicant was in violation of Chapter 28 of the Town Code and requesting that the structures be 

removed. The applicant subsequently requested an official written determination on May 2, 2024 

for the purposes of an appeal2 which was provided to the applicant on May 28, 2024 (See 

Appendix D). 

 

 A final notice was sent to the property owner on June 29, 2024 by the Town’s Code 

Enforcement Office. After the applicant failed to take corrective action, further enforcement 

action was taken including the issuance of three citations and the scheduling of a court date3. 

 
Figure 3: Timeline of Code Enforcement Action 

 

OUTSTANDING ISSUES 

1. The Canopy located on the southern side of the primary structure is not a part of this 

variance request but is still in violation of the setback requirements. The wooden frame 

supporting the roof has been cut back since the structure was originally installed. 

 
2 No appeal was filed within 30 days of the date the official determination was written as required by §28-1303.3 of 

the Zoning Ordinance. 
3 The Court date was scheduled for December 9, 2024 but postponed once a variance request was filed. 

  

 Working 
without a 

Permit 
Notice- 
3/5/24 

 

 

Planning and 
Zoning 

Comments 
Provided - 
3/12/24 

 

 Code 
Enforcement 

Case #24-0772 
Opened - 
4/26/24 

 

 

Planing and 
Zoning Official 
Determination- 

5/28/24 

 

 

Final Code 
Enforcement 

Notice - 6/29/24 
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Item 3A, V-1345, Salvaje 

Board of Zoning Appeals 

December 17, 2024 

Page 5 

 

However, the roofing material still protrudes beyond the minimum required setback. This 

roofing material runs from the side of the primary structure to the fence that is located on 

the southern property line. 

2. Both structures protrude into active utility easements containing infrastructure for electric 

and water. Easton Utilities has indicated that they will not permit any permanent 

structures to be located within these easements. 

 

PROPOSAL: The applicant is seeking an after-the-fact variance for the construction of a 

structure which is best described as a canopy, which protrude beyond the minimum side setback 

of five (5) feet as established through the PRD process. §28-1006.B allows for some architectural 

features such as canopies to protrude beyond a required side setback adjoining an interior lot line 

a distance not exceeding 1/5th of the required width of the side setback, but not to exceed three 

(3) feet in any case. In this instance, since the required side setbacks are five (5) feet from both 

interior lot lines, a canopy could not protrude beyond the required setback more than one (1) foot 

(1/5th of 5 feet =1 foot) or within four (4) feet of the property line. 

 

 Allowed Proposed 

North Canopy 

Setbacks 

4 feet (Maximum) 0 feet 

Table 1: Summary of Variance Request 

  

POLICY ANALYSIS (VARIANCE): 

a. Granting the application: (i) will not be contrary to the public interest, (ii) will be in 

harmony with the purpose and intent of the Ordinance and (iii) will not be injurious to 

the neighborhood or otherwise detrimental to the public welfare; 

 

Analysis – Allowing these structures to be located directly on the property line may result in 

negative effects on the neighboring properties through inadequate drainage, potential fire hazard, 

and negatively impacting the aesthetics of the area. The structures slope from the primary 

structure directly to both side property lines, potentially causing drainage issues as rain water 

runs off these structures directly onto the neighboring property. Fire safety is also a concern as 

sufficient separation between residential structures limits the ability for fire to spread between 

properties in the event of a structure fire on any one of these properties.  Five (5) foot side 

setbacks were established for this property through the PRD process in order to provide adequate 

separation of residential structures in a higher-density environment while permitting 

redevelopment on Parcel 1424 Lot 1 (See Figure 1). Allowing canopies to protrude beyond what 

is already permitted by §28-1006.B, undermines the intended effect of setback requirements and 

may result in negative externalities felt by neighboring properties. 

  

b. Owing to conditions peculiar to the property, which conditions are not the result of any 

action taken by the applicant, a literal enforcement of the Ordinance will result in 

practical difficulty to the applicant. 
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Item 3A, V-1345, Salvaje 

Board of Zoning Appeals 

December 17, 2024 

Page 6 

 

 

Analysis – This property is extremely small with a maximum width of only 26.2 feet and an area 

of only 1,801 square feet. The building envelope as established through the PRD process is large 

enough to accommodate the existing structure as well as limited development within both the 

rear and southern side yards. Restricting these structures from extending beyond the established 

setback requirements does not impose any practical difficulty on the applicant. The primary 

function and usability of the property remain intact without the encroachment. Furthermore, it is 

important to note that these conditions are a direct result of actions taken by the applicant, as 

both structures were installed prior to obtaining the necessary building permits. This sequence of 

events underscores that the applicant proceeded without adhering to proper permitting processes, 

thereby creating a self-imposed hardship. 

 

 

DRAFT MOTIONS: 

 

1. I move that the Board of Zoning Appeals deny Variance 1345 based on staff’s draft 

findings. 

 

OR 

  

2. I move that the Board of Zoning Appeals approve Variance 1345 based on the following 

findings... 

 

OR 

 

3.   I move an alternate motion. 
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Date: March 12, 2024

To: Neoma Salvaje

cc: Miguel Salinas, Director, Planning and Zoning

Joseph Mayer – Plan Reviewer, Planning and Zoning

Aaron Goller – Senior Engineer, Easton Utilities

Tom Diem – Code Official, Building Inspection

From: Nicholas Johnson – Town Planner

Subject: 61 Pleasant Alley – Residential Building Permit Application

I have reviewed your residential application for a building permit and have the following
comment:

Planning & Zoning Comments

1. The proposed structures encroach beyond the established five (5) foot side setbacks as

shown on the recorded subdivision plat dated January 7, 2016. At this time, the following

options are available to remedy the setback issue.

a. Apply for and obtain a setback variance from the Board of Zoning Appeals.

b. Apply for an amendment to the original Planned Redevelopment District approval

that established the five (5) foot setbacks.

c. Submit a revised site plan that conforms to the established setback requirements

for this property.
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Figure 1: Approved Subdivision Plat

2. The proposed structures are located within established utilities easements. Please reach

out to Easton Utilities regarding what is permitted within these easements.
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 

Page 1 of 2 

April 26, 2024 

Neoma Leslie Salvaje Revocable Trust 
61 Pleasant Aly 
Easton MD 21601 

Case # 24-0772 

Re: Zoning violation notice for: 61 Pleasant Alley Easton MD 21601 

Dear Property Owner: 

The Town of Easton Code Enforcement Department conducted an inspection of the above-mentioned 
property on Friday, April 26, 2024. The property was found to be in violation of the following codes: 

SECTION 28 – 112 APPLICATION OF REGULATIONS 

The regulations set by this Ordinance within each zone shall be minimum regulations and shall 
apply uniformly to each class or kind of structure or land, and particularly, except as hereinafter 
provided: 

a. No building, structure, or land shall hereinafter be used or occupied, and no building or structure
or part thereof shall hereafter be erected, constructed, reconstructed, moved, or structurally
altered internally or externally, unless in conformity with all the regulations herein specified for the
zone in which it is located.

- On March 5, 2024 the building department left an inspection notice about unpermitted alterations,
described as a “roof structure”, to a previously permitted and approved fence. As well as the
addition of a separate unpermitted fence with a similar roof structure,

- On March 6, 2024 you submitted a permit (#2024-19077) for the unpermitted fence, that was
approved, and a separate permit (#2024-19078) for the two roof structures that you’ve described
as arbors.

- On March 12, 2024 Town Planner Nicholas Johnson reviewed your application and made the
following comments:

1. The proposed structures encroach beyond the established five (5) foot side setbacks as
shown on the recorded subdivision plat dated January 7, 2016. At this time, the following
options are available to remedy the setback issue.

a. Apply for and obtain a setback variance from the Board of Zoning Appeals.

b. Apply for an amendment to the original Planned Redevelopment District approval
that established the five (5) foot setbacks.

c. Submit a revised site plan that conforms to the established setback requirements
for this property.
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 
 

Page 2 of 2 
 

 
 

 
 
 
 
 
Corrective Action(s) Required: 

 
Please remove the two roof structures that were never permitted or approved to be installed, and are in 
violation of the property setbacks.  
 

A re-inspection of your property is scheduled on Monday, May 13, 2024 to verify compliance with this 
notice.  Failure to correct the above stated code violation(s) could result in fines under Section 1-8(B) of 
the Town of Easton Charter and Code.  
 
This letter is notice that any future violations as stated above, could result in immediate fines without 
further notice. 
 
You may contact me at 410-822-2525 ext 403 or newing@eastonmd.gov with any questions concerning 
this notice. 
 
Sincerely, 
TOWN OF EASTON 
 
 
 
Nick Ewing  
Code Enforcement Officer 
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May 28, 2024 

Neoma Salvaje 

61 Pleasant Alley 

Easton, MD 21601 

Dear Ms. Salvaje, 

On March 5, 2024, the Building Inspection Division provided you with a notice of unpermitted 

alterations to the property located at 61 Pleasant Alley, including the structures referenced 

below, as well as a fence, without applying for a building permit(s). On March 6, 2024, in 

response to such notice you submitted two building permits (#2024-19077 and #2024-19078).  

On March 12, 2024 the Planning and Zoning Department provided you with written comments 

via email regarding your residential building permit application to construct what you referenced 

as an arbor on the south side of your property located between the principal structure and the 

existing fence (and attached to both), and to construct what you referred to as a shed on the north 

side of the property located between the principle structure and the existing fence (and attached 

to both). Staff’s comments were as follows: 

1. The proposed structures encroach beyond the established five (5) foot side setbacks as

shown on the recorded subdivision plat dated January 7, 2016. At this time, the following

options are available to remedy the setback issue.

a. Apply for and obtain a setback variance from the Board of Zoning Appeals.

b. Apply for an amendment to the original Planned Redevelopment District approval

that established the five (5) foot setbacks.

c. Submit a revised site plan that conforms to the established setback requirements

for this property.

2. The proposed structures are located within established utilities easements. Please reach

out to Easton Utilities regarding what is permitted within these easements.

At that time, staff determined that what was being proposed met the Zoning Ordinance’s 

definition of structures found in §28-114 of the Town Code (Code). This section of the Code 

defines structures as “building or construction materials, or a combination of those materials 

that are purposely assembled or joined together on or over land or water. Structure includes a 

temporary or permanent fixed or floating pier, piling, deck, walkway, dwelling, building, 

boathouse, platform, gazebo, or shelter for the purpose of marine access, navigation, working, 

eating, sleeping, or recreating.  Among other things, structures include buildings, mobile homes, 

walls, billboards, poster panels and fences in excess of forty-eight (48) inches in height.”  
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On April 26, 2024, you received a letter from the Office of Code Enforcement which stated you 

were found to be in violation of Chapter 28 of the Code. The letter requested removal of the 

unpermitted “arbor” and “shed”  that are in violation of the required setbacks. 

 

On May 2, 2024, you submitted a request for an official written determination.  

 

According to your residential building permit application, both the “arbor” and “shed” that were 

constructed without a building permit consist of ledger boards, rafters, and a roofing material. 

These materials were assembled together and fixed between the principal structure and the 

existing fences using lag bolts and flashing. Staff has determined that these structures violate the 

side setback requirements of five (5) feet as established through the Planned Redevelopment 

District (PRD) process found in §28-501 in 2015 (See Attachment 2).   
 

Given these established side setback requirements, the construction of the structures violate §28-

112.A which states that “no building, structure, or land shall hereinafter be used or occupied, 

and no building or structure or part thereof shall hereafter be erected, constructed, 

reconstructed, moved, or structurally altered internally or externally, unless in conformity with 

all the regulations herein specified for the zone in which it is located.”  

 

Staff considers the structures “canopy” structures that are attached to and supported by the 

fences. On March 15, 2024 staff provided via email further clarification regarding the required 

side setbacks for canopies. §28-1006.B allows for some architectural features such as canopies to 

protrude beyond a required side setback adjoining an interior side lot line a distance not 

exceeding 1/5th of the required width of the side setback, but not to exceed three (3) feet in any 

case. In this instance, since the required side setbacks are five (5) feet from both interior lot lines, 

a canopy could not protrude beyond the required setback more than one (1) foot (1/5th of 5 feet = 

1 foot). Staff also reiterated that the available options were to either apply for a setback variance, 

seek an amendment to the side setbacks that were established through the PRD process, or bring 

the structures into conformity with the setback requirements. The option to appeal a staff 

decision to the Board of Zoning Appeals was also relayed to you through this email. 

 

For these reasons, staff has determined that the canopies are considered structures and violate the 

prescribed setback requirements as established through the PRD process. The Department’s 

comments to you on March 12, 2024 in response to your building permit applicant on the options 

that are available to remedy the setback issues still stand:  

a. Apply for and obtain a setback variance from the Board of Zoning Appeals. 

b. Apply for an amendment to the original Planned Redevelopment District approval 

that established the five (5) foot setbacks. 

c. Submit a revised site plan that conforms to the established setback requirements 

for this property. 

 

Should you fail to comply with seeking a remedy to the setback issues, these structures must be 

removed. 

 

Per §28-1303.3 of the Zoning Ordinance, appeals concerning an interpretation of the ordinance 

may be taken by any person aggrieved by such decision. Such appeals shall be taken within 
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thirty (30) days after the date of this letter by filing with the Town Planner and with the Board of 

Zoning Appeals a notice of appeal specifying the grounds thereof. Please be advised that the fee 

for the filing of the appeal is $550. 

 

Sincerely, 

 

 

 

Michael “Miguel” Salinas 

Director of Planning and Zoning 

 

CC:  Sharon M. VanEmburgh; Ewing, Dietz, Fountain, and Kaludis 

        Lynn Thomas; Department of Planning and Zoning 

 Nicholas Johnson; Department of Planning and Zoning 

Thomas Diem, Building Inspection Division 

Nicholas Ewing, Office of Code Enforcement 

 

ATTACHMENTS: 

 

1. Photos submitted by Applicant dated March 6, 2024 and titled “Arbor on south side” and 

“Shed on north side” 

2. Staff comments via email dated March 12, 2024 

3. Staff comments via email dated March 15, 2024 

4. Office of Code Enforcement letter regarding Notice of Zoning Violation, dated April 26. 2024 

5. Salvaje email requesting official determination dated, May 2, 2024 
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Nicholas Johnson <njohnson@eastonmd.gov>

61 Pleasant Application - Planning and Zoning Comments
Nicholas Johnson <njohnson@eastonmd.gov> Tue, Mar 12, 2024 at 3:50 PM
To: "neomasalvaje@gmail.com" <neomasalvaje@gmail.com>
Cc: Miguel Salinas <msalinas@eastonmd.gov>, Joe Mayer <jmayer@eastonmd.gov>, Thomas Diem
<tdiem@eastonmd.gov>, Samantha Smith <ssmith@eastonmd.gov>
Bcc: "Goller, Aaron" <agoller@eucmail.com>

Good afternoon,

Thank you for submitting a residential building application for 61 Pleasant Alley. Please see the attached comment letter
regarding the proposed arbors. If you wish to apply for a setback variance (option A) please reach out to myself or
Samantha Smith. If you wish to apply for a PRD amendment, (option B) please reach out to Joseph Mayer. Alternatively,
please submit a revised site plan to the Planning and Zoning Department (option C). 

Also, I would strongly recommend reaching out to Easton Utilities as the established utility easements may make the
setback issue a mute point.

Sincerely,
--
Nicholas Johnson
Planner
Town of Easton
Planning & Zoning

P&Z Comments.pdf
225K

5/28/24, 3:13 PM Town of Easton Mail - 61 Pleasant Application - Planning and Zoning Comments
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Date: March 12, 2024

To: Neoma Salvaje

cc: Miguel Salinas, Director, Planning and Zoning

Joseph Mayer – Plan Reviewer, Planning and Zoning

Aaron Goller – Senior Engineer, Easton Utilities

Tom Diem – Code Official, Building Inspection

From: Nicholas Johnson – Town Planner

Subject: 61 Pleasant Alley – Residential Building Permit Application

I have reviewed your residential application for a building permit and have the following
comment:

Planning & Zoning Comments

1. The proposed structures encroach beyond the established five (5) foot side setbacks as

shown on the recorded subdivision plat dated January 7, 2016. At this time, the following

options are available to remedy the setback issue.

a. Apply for and obtain a setback variance from the Board of Zoning Appeals.

b. Apply for an amendment to the original Planned Redevelopment District approval

that established the five (5) foot setbacks.

c. Submit a revised site plan that conforms to the established setback requirements

for this property.
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Figure 1: Approved Subdivision Plat

2. The proposed structures are located within established utilities easements. Please reach

out to Easton Utilities regarding what is permitted within these easements.
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Nicholas Johnson <njohnson@eastonmd.gov>

61 Pleasant Application - Planning and Zoning Comments
Nicholas Johnson <njohnson@eastonmd.gov> Fri, Mar 15, 2024 at 11:08 AM
To: Neoma Salvaje <neomasalvaje@gmail.com>
Cc: Joe Mayer <jmayer@eastonmd.gov>, Miguel Salinas <msalinas@eastonmd.gov>, Samantha Smith
<ssmith@eastonmd.gov>, Thomas Diem <tdiem@eastonmd.gov>
Bcc: "Goller, Aaron" <agoller@eucmail.com>, Lynn Thomas <lthomas@eastonmd.gov>

Neoma,

I am not sure that we are all on the same page. Even if we consider your structures to be a canopy for zoning purposes,
that would permit your structures to encroach only 1 foot past the side setback requirements based on section 28-1006.B
of the Zoning Ordinance. This code allows for some architectural features such as canopies to project beyond a side
setback a distance not exceeding 1/5th the required setback. In your case, the required side setbacks are both 5 feet
which would allow these canopies to protrude a maximum of 1 foot past the required setbacks based on the following
calculation. 5 feet * 0.2 = 1 foot 
The additional four feet would require (as previously mentioned) either a variance granted by the Board of Zoning Appeals
or a PRD amendment to change the established setbacks. If you believe that I have made an error in this determination,
you may appeal that decision to the Board of Zoning Appeals.

In regards to the Utilities Easements, Easton Utilities has indicated that they would not support these structures within the
easement. I reached out to Easton Utilities Senior Engineer and he stated that they "would permit a fence to be
constructed and flower beds in a utility easement knowing that the materials will be removed at the property owners
expense if we need to work in the easement.  Easton Utilities would also not reinstall any of the materials." He
further stated that "Easton Utilities will still not condone the construction of permanent structures in a utility easement."
Based on my conversation with Easton Utilities, it does not seem like we are on the same page with what is permitted
within Utility Easements.

In summary, your options at this time are to  apply and receive a setback variance, amend the established side setbacks
through the PRD process, appeal my decision to the Board of Zoning Appeals, or bring the structures into conformity with
the setback requirements.

Sincerely,
Nicholas Johnson
[Quoted text hidden]

5/28/24, 3:14 PM Town of Easton Mail - 61 Pleasant Application - Planning and Zoning Comments
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 
 

Page 1 of 2 
 

 
April 26, 2024 

 
Neoma Leslie Salvaje Revocable Trust 
61 Pleasant Aly 
Easton MD 21601 
 
Case # 24-0772 
 
Re: Zoning violation notice for: 61 Pleasant Alley Easton MD 21601 
    
Dear Property Owner: 
 
The Town of Easton Code Enforcement Department conducted an inspection of the above-mentioned 
property on Friday, April 26, 2024. The property was found to be in violation of the following codes: 
 

SECTION 28 – 112 APPLICATION OF REGULATIONS 
 

The regulations set by this Ordinance within each zone shall be minimum regulations and shall 
apply uniformly to each class or kind of structure or land, and particularly, except as hereinafter 
provided: 

 
a. No building, structure, or land shall hereinafter be used or occupied, and no building or structure 

or part thereof shall hereafter be erected, constructed, reconstructed, moved, or structurally 
altered internally or externally, unless in conformity with all the regulations herein specified for the 
zone in which it is located. 

 
- On March 5, 2024 the building department left an inspection notice about unpermitted alterations, 

described as a “roof structure”, to a previously permitted and approved fence. As well as the 
addition of a separate unpermitted fence with a similar roof structure,  
 

- On March 6, 2024 you submitted a permit (#2024-19077) for the unpermitted fence, that was 
approved, and a separate permit (#2024-19078) for the two roof structures that you’ve described 
as arbors. 

 
- On March 12, 2024 Town Planner Nicholas Johnson reviewed your application and made the 

following comments:  
 

1.  The proposed structures encroach beyond the established five (5) foot side setbacks as 
shown on the recorded subdivision plat dated January 7, 2016. At this time, the following 
options are available to remedy the setback issue. 
 
a. Apply for and obtain a setback variance from the Board of Zoning Appeals. 
 
b. Apply for an amendment to the original Planned Redevelopment District approval 
that established the five (5) foot setbacks. 
 
c. Submit a revised site plan that conforms to the established setback requirements 
for this property. 
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 
 

Page 2 of 2 
 

 
 

 
 
 
 
 
Corrective Action(s) Required: 

 
Please remove the two roof structures that were never permitted or approved to be installed, and are in 
violation of the property setbacks.  
 

A re-inspection of your property is scheduled on Monday, May 13, 2024 to verify compliance with this 
notice.  Failure to correct the above stated code violation(s) could result in fines under Section 1-8(B) of 
the Town of Easton Charter and Code.  
 
This letter is notice that any future violations as stated above, could result in immediate fines without 
further notice. 
 
You may contact me at 410-822-2525 ext 403 or newing@eastonmd.gov with any questions concerning 
this notice. 
 
Sincerely, 
TOWN OF EASTON 
 
 
 
Nick Ewing  
Code Enforcement Officer 
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Nicholas Johnson <njohnson@eastonmd.gov>

61 Pleasant Application - Planning and Zoning Comments
Neoma Salvaje <neomasalvaje@gmail.com> Thu, May 2, 2024 at 9:13 AM
To: Nicholas Johnson <njohnson@eastonmd.gov>
Cc: "newing@eastonmd.gov" <newing@eastonmd.gov>, Joe Mayer <jmayer@eastonmd.gov>, Miguel Salinas
<msalinas@eastonmd.gov>, Samantha Smith <ssmith@eastonmd.gov>, Thomas Diem <tdiem@eastonmd.gov>

okey dokey.  This is me filing a request for "an official written determination so that an appeal can be filed with the Board
of Zoning Appeals".

Nicholas - In order to prepare my "case" please be prepared to provide all the information I'll be requesting in my FOIA
request regarding the other properties' violating the same easement.  I'm particularly interested in seeing how your office
handled these same "violations" in the past (considering y'all allowed at least 3 "structures" with concrete foundations to
be built and remain in this very easement - including as recently as this year I might add).  Be sure to include any and all
NAMES of those involved in the following projects including the town employee who owned said properties when those
"violations" were allowed: 201 Port Street, 205 Port Street, and 209 Port Street.  Please don't skimp on detail as I'm a
professional administrator, Project Manager, and former building contractor and I can't wait to dig into the specifics.

Much obliged.  I'm sure all of us are looking forward wasting a huge amount of time on this.  
[Quoted text hidden]

5/28/24, 3:15 PM Town of Easton Mail - 61 Pleasant Application - Planning and Zoning Comments
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 

Page 1 of 2 

June 29, 2024 

Neoma Leslie Salvaje Revocable Trust 
61 Pleasant Aly 
Easton MD 21601 

Case # 24-0772 

Re: Zoning violation notice for: 61 Pleasant Alley Easton MD 21601 

Dear Property Owner: 

The Town of Easton Code Enforcement Department conducted an inspection of the above-mentioned 
property on Friday, June 28, 2024. The property was found to be in violation of the following codes: 

SECTION 28 – 112 APPLICATION OF REGULATIONS 

The regulations set by this Ordinance within each zone shall be minimum regulations and shall 
apply uniformly to each class or kind of structure or land, and particularly, except as hereinafter 
provided: 

a. No building, structure, or land shall hereinafter be used or occupied, and no building or structure
or part thereof shall hereafter be erected, constructed, reconstructed, moved, or structurally
altered internally or externally, unless in conformity with all the regulations herein specified for the
zone in which it is located.

- On March 12, 2024 Town Planner Nicholas Johnson reviewed your application and made the
following comments:

1. The proposed structures encroach beyond the established five (5) foot side setbacks as
shown on the recorded subdivision plat dated January 7, 2016. At this time, the following
options are available to remedy the setback issue.

a. Apply for and obtain a setback variance from the Board of Zoning Appeals.

b. Apply for an amendment to the original Planned Redevelopment District approval
that established the five (5) foot setbacks.

c. Submit a revised site plan that conforms to the established setback requirements
for this property.

- Michael Salinas, the director of planning and zoning, confirmed Nick Johnson’s decision and made
the same three options listed above as possible remedies to bring these structures into compliance
in an official determination letter dated May 28, 2024.
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 
 

Page 2 of 2 
 

 

 

 

Corrective Action(s) Required: 
 

Please remove the two roof structures that were never permitted or approved to be installed, and are in 
violation of the property setbacks.  
 

A re-inspection of your property is scheduled on Monday, July 15, 2024 to verify compliance with this 
notice.  Failure to correct the above stated code violation(s) could result in fines under Section 1-8(B) of 
the Town of Easton Charter and Code.  
 
This letter is notice that any future violations as stated above, could result in immediate fines without 
further notice. 
 
You may contact me at 410-822-2525 ext 403 or newing@eastonmd.gov with any questions concerning 
this notice. 
 
Sincerely, 
TOWN OF EASTON 
 
 
 
Nick Ewing  
Code Enforcement Officer 
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 

July 22, 2024 

Neoma Salvaje 
61 Pleasant Aly 
Easton MD 21601 

Case # 24-1252 

Re: Property Maintenance notice for: 61 Pleasant Alley Easton MD 21601 

Dear Property Owner: 

The Town of Easton Code Enforcement Department conducted an inspection of the above-mentioned property on 
Monday, July 22, 2024. The property was found to be in violation of the following codes 

§ 6-3.5 Permit Required.
Any owner or authorized agent who intends to construct, enlarge, alter, move, demolish, or change the occupancy
of a building or structure, or to erect, install, enlarge, alter, repair, remove, convert or replace any electrical, gas,
mechanical or plumbing system, the installation of which is regulated by these codes, or to cause any such work
to be done, shall first make application to the code official and obtain the required permit. A building permit, or
application shall not be transferred from one applicant’s name to another’s without express written approval of
the code official.

SECTION 28 – 110 LIMITS ON THE NUMBER OF ACTIVE APPLICATIONS 
At no time may an applicant/property owner submit an application for any property for which another application 
has been submitted and is being reviewed.  In order to have a different application reviewed by the Town, any 
applicable preceding application must either (1) expire (if approved) or (2) be formally withdrawn by the 
applicant.  These provisions shall also apply to applications to subdivide land under the provisions of the Town’s 
Subdivision Regulations.  This provision shall not apply to applications that are complimentary, for example a site 
plan review and a Special Exception request. 

Additionally, no application shall be accepted if there are any open or pending violations of any part of the Town 
Code, on the property in question.  Exceptions to this prohibition may be considered if the activity associated with 
the application proposes to cure any such violations. 

Corrective Action Required: 

A portion of fence was added to your property without a permit, a permit application was submitted and has not 
been approved due to addition of roof structures between the top of the fence and the side of your residence. 
These roof structures are in violation of property setbacks and until they are removed the additional fence 
permit application will not be reviewed or approved. 

Since the permit for this portion of fence(pictured) has not been approved it needs to be removed as well. 
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TOWN OF EASTON 
PO BOX 520 

EASTON, MD 21601 
 

 

A re-inspection of your property is scheduled on Thursday, August 15, 2024 to verify compliance with this notice.  

Failure to correct the above stated code violation(s) could result in fines under Section 1-8(B) of the Town of 

Easton Charter and Code. In addition, this letter is notice that any future violations as stated above, could result in 

immediate fines without further notice. 

 
If you have any questions, please contact me at (410) 822-2525 ext. 403 or newing@eastonmd.gov. 
 
Sincerely, 
Town of Easton 

 
 
 
Nick Ewing 
Code Enforcement 
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V 24 - 14
V - 1345

11/19/2024
12/17/2024

-

12/02/2024
12/02/2024
11/30/2024

$250.00
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RECEIPT
TOWN OF EASTON
Planning & Zoning Department
P.O. BOX 520
Easton, Maryland 21601

APPLICATION # DATE
2024 - 1345 12/2/2024

PROJECT ID Receipt #
V 24 - 14 6745

TO: RE:  Application 2024 - 1345 / V 24 - 14
Neoma Salvaje 61 Pleasant Alley
61 Pleasant Alley Tax Map 0104, Grid 00EA, Parcel 1424, Lot 2
Easton, Maryland 21601 Easton, Maryland 21601

Date Description Transaction  Amount 

11/19/2024 BOZA VARIANCE MO MONEY ORDER 9588035590 ( 200.00)
11/22/2024 BOZA VARIANCE CASH ( 50.00)

( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         

Thank you! TOTAL $250.00

 Paid in full. Thank you! 

If you have any questions about this receipt, please contact
Samantha N. Smith, Administrative Specialist (410) 822-1943, ssmith@eastonmd.gov
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TOWN OF EASTON
P.O. Box 520

Easton, Maryland 21601

December 2, 2024

Ms. Neoma Salvaje
61 Pleasant Alley
Easton, Maryland 21601

Re: BOZA Application V - 1345 / V 24 - 14
61 Pleasant Alley
Tax Map 0104, Grid 00EA, Parcel 1424, Lot 2
Easton, Maryland 21601

Ms. Salvaje,

The above matter has been scheduled for a public hearing before the Town of Easton
Board of Zoning Appeals on Tuesday, December 17th at 9:00 A. M. in the Chambers of the
Mayor and Council of Easton. You should appear at the above time and place, together with any
witnesses you may care to present and be prepared to submit evidence, which will establish:

1. That granting the application will not be contrary to the public interest;

2. that granting the application will be in harmony with the purpose and intent of the
Ordinance;

3. that granting the application will not be injurious to the neighborhood or otherwise
detrimental to the public welfare;

4. that owing to conditions peculiar to the property, which conditions are not the result of
any action taken by the applicant, a literal enforcement of the Ordinance will result in
practical difficulty to the applicant.

Please be prepared to answer the four listed items above at the time of the Hearing. If there are
any restrictions attached to the deed of the property subject to this application, please advise the
Board thereof.

Samantha N. Smith, Administrative Specialist
Planning and Zoning Department
410-822-1943 ssmith@eastonMD.gov

C
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TOWN OF EASTON
14 South Harrison Street
Easton, Maryland 21601

December 02, 2024

Dear Resident,

The Easton Board of Zoning Appeals will hold a public meeting on Tuesday, December
17, 2024 at 9:00 a.m. in the Easton Town Council Chambers located on the second floor
of 14 South Harrison Street. The Town of Easton Zoning Ordinance requires that owners
of property located within 400 feet of a parcel on which certain types of applications are
pending be given notice of upcoming meetings or hearings. If you are a tenant in or an
owner of a multi-unit building, please distribute or post this notice in a visible location
for all other tenants or owners to view. If you are a tenant of a rental property, please
notify the property owner that this notice letter has been distributed to their property.
Notice has also been sent to the Star Democrat, a sign has been posted at the subject
property and the hearing agenda has been posted on the Town of Easton website:
http://eastonmd.gov/.

This letter is sent to inform you that Application V - 1345 / V 24 - 14 has been filed by
Neoma Salvaje, pursuant to Section 28-1303.5.C of the Town of Easton Zoning
Ordinance (Ordinance) to obtain a Variance from Section 28-302.2.C.3, the minimum 8’
side setback for all uses and structures in the R-7A – Residential Zoning District. The
Applicant is seeking approval to construct an arbor and a structure described as a shed
within the established five (5) foot side setbacks as recorded on a subdivision plat dated
January 7, 2016. The property is located at 61 Pleasant Alley, Easton, Maryland, also
known as Tax Map 0104, Grid 00EA, Parcel 1424, Lot 2 and is situated in the R-7A –
Residential zoning district and the Planned Redevelopment Overlay District.

Copies of the proposed application are on file and available for public review in the
Town’s Planning Office at 14 South Harrison Street between the hours of 8:30 a.m. and
4:00 p.m., Monday through Friday. In addition, digital copies will be available for
review one week prior to the scheduled meeting via the Town’s website at
https://www.eastonmd.gov/129/Agendas-Minutes. If you have any questions regarding
this application, please contact the Planning Office at (410) 822-1943 or via email at
ssmith@eastonMD.gov.

Samantha N. Smith, Administrative Specialist
Planning & Zoning Department
410-822-1943 ssmith@eastonMD.gov
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Subject property posting pursuant to Section 
28-901.2.H.2 of the Town of Easton Zoning Code - 

December 2, 2024.
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THE STAR DEMOCRAT - ONE TIME - SATURDAY, NOVEMBER 30, 2024

NOTICE

Notice is hereby given that Application V - 1345 / V 24 - 14 has been filed by

Neoma Salvaje, pursuant to Section 28-1303.5.C of the Town of Easton Zoning

Ordinance (Ordinance) to obtain a Variance from Section 28-302.2.C.3, the minimum 8’

side setback for all uses and structures in the R-7A – Residential Zoning District. The

Applicant is seeking approval to construct an arbor and a structure described as a shed

within the established five (5) foot side setbacks as recorded on a subdivision plat dated

January 7, 2016. The property is located at 61 Pleasant Alley, Easton, Maryland, also

known as Tax Map 0104, Grid 00EA, Parcel 1424, Lot 2 and is situated in the R-7A –

Residential zoning district and the Planned Redevelopment Overlay District.

A copy of the application may be inspected during normal business hours in the

Department of Planning and Zoning. The undersigned Board will hold a public hearing

with respect to said application on Tuesday, December 17, 2024 at 9:00 A.M. in the Town

Council Chambers, second floor, located at 14 S. Harrison Street. All interested parties

are invited to attend. Please continue to check our website at

https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS

Notice to Star Democrat: Please publish as indicated above and send Certificate of
Publication to Planning and Zoning, Town of Easton, P.O. Box 520, Easton, Maryland
21601, prior to date of hearing.
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This is to certify that the annexed legal 
advertisement has been published in the  
publications and insertions listed below.  
"Application V - 1345 / V 24 - 14..." was pub-
lished in the:

	 The Star Democrat	 11/30/24

James F. Normandin
President & Publisher

CERTIFICATE OF 
PUBLICATION

APG Media of Chesapeake, LLC	 12/02/24
	 3068599
29088 Airpark Drive
Easton, MD 21601

STATE OF : MARYLAND
COUNTY OF: Talbot County

NOTICE
 Notice is hereby given that Application V - 1345 / V 24 - 14 has 
been filed by Neoma Salvaje, pursuant to Section 28-1303.5.C 
of the Town of Easton Zoning Ordinance (Ordinance) to obtain 
a Variance from Section 28-302.2.C.3, the minimum 8’ side  
setback for all uses and structures in the R-7A – Residential  
Zoning District. The Applicant is seeking approval to construct an 
arbor and a structure described as a shed within the established 
five (5) foot side setbacks as recorded on a subdivision plat dated 
January 7, 2016.  The property is located at 61 Pleasant Alley, 
Easton, Maryland, also known as Tax Map 0104, Grid 00EA,  
Parcel 1424, Lot 2 and is situated in the R-7A – Residential zoning 
district and the Planned Redevelopment Overlay District. 
 A copy of the application may be inspected during normal  
business hours in the Department of Planning and  
Zoning. The undersigned Board will hold a public  
hearing with respect to said application on Tuesday,  
December 17, 2024 at 9:00 A.M. in the Town Council  
Chambers, second floor, located at 14 S. Harrison Street. Please  
continue to check our website at 
https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS
3068599 SD                                                    11/30/2024
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Citizen Response to Exhibit A Inaccuracies/Misrepresentations

Summary:

The rebuttal presented by Easton Utilities Commission (EUC) and the Town of Easton (TOE) contains

numerous inaccuracies and misrepresentations. Specifically:

1. EUC’s claim that no structures are permitted in utility easements is demonstrably false. There is clear

precedent, including recent approvals at neighboring properties (e.g., 201 and 205 Port Street).

2. Allegations of fire hazards and drainage issues are unsubstantiated and inconsistent when compared to

neighboring properties with similar or more egregious violations.

3. Claims of non-compliance or inaction on my part overlook my documented attempts to resolve these

issues and clarify the regulatory pathway.

4. Assertions that these structures do not create practical difficulties are inaccurate; the restrictions

impose significant limitations on property usability.

Rebuttal:

Below is a point-by-point response addressing the inaccuracies and inconsistencies in the Exhibit A document.

Please see “Specific point-by-point rebuttal of Attachment A with references” for references to specific

document locations.

Page 1:

● EUC recommends rejection, stating that “permanent structures are not permitted in easements.” This is

demonstrably false. EUC has allowed permanent structures within easements at multiple properties,

including at least four instances at 201 and 205 Port Street, including as recently as 2022.

Page 3:

● “Existing conditions: EUC has indicated they have utilities located within both side yards.” This is partly

true but misleading. The north yard contains overhead electric and cable lines that are not obstructed

by the roof. The south yard contains underground water servicing 61 Pleasant Alley, which remains fully

accessible despite the roof structure.

Page 4:

● “On January 5, 2024, a notice was issued...” False. The structures in question were not built until

February 2024.

● “...as well as a fence enclosing the rear yard.” False. There has never been a fence enclosing the rear

yard.
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Page 5:

● “After the applicant failed to take corrective action...” False. I engaged in immediate and active

discussions with the town to clarify the issues, which were presented in a confusing and contradictory

manner, making resolution impossible without further guidance—guidance that TOE repeatedly refused

to provide.

● “The issuance of three citations and scheduling of a court date...” False. The first citation was issued on

August 15, 2024, demanding payment by August 22. A court date was set only for two subsequent

citations issued on September 18 and 19, 2024.

● “On May 2, for the purposes of an appeal...no appeal was filed within 30 days.” No appeal was filed

because I could not obtain information relevant for my application, specifically: how 201 and 205 Port

Street’s four utility/setback violations were approved by BOZA, so I could follow that path. Despite four

requests for this information, TOE did not provide it until I filed a Public Information Act (MPIA) request.

The information disclosed revealed that TOE allowed/approved these violations without requiring Board

of Zoning Appeals (BOZA) review.

Relevant Precedent:

● 201 Port Street:

○ 5/17/2016: BOZA hearing for density variance. No mention of utility/setback violations for shed,

porch, steps built up/onto the property line.

○ 6/16/2016: Original building permit approved w structures in setback and utility easement.

○ 9/13/2022: Comments noted by EUC re utility easement but allowed structures to remain.

○ 7/10/2024: Additional steps built within the utility easement—approved by TOE w no referral to

BOZA

● 205 Port street

○ 5/17/2016: BOZA hearing for density variance. No mention of utility/setback violations and or

that structure was to be built to within 2 feet of the adjacent property at 209 Port.

○ 6/16/2016: Original building permit approved w structure (shed on foundation) in setback and

utility easement.

Page 6:

● “Outstanding issues: canopy on the southern side...” False. The southern canopy was reduced to a

“window awning” following a mutually agreed compromise during a meeting with the mayor on July 29,

2024.

● “The roofing material still protrudes...” False. The roofing material was cut back out of the five-foot

setback/easement.
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● “Both structures protrude into active utility easements...” 1) False, one is cut back out of the area

entirely. 2) Misleading. The structures do not interfere with utility access, unlike neighboring properties’

with three structures built on concrete footers that directly obstruct access.

Drainage and Fire Hazard Claims:

● “Inadequate drainage...” False. My roof gutters direct water underground to a dry sink. In contrast,

neighboring properties ( 201, 205 Port Street, 55 Pleasant) have gutter downspouts that drain overland

runoff onto my property.

● “Fire safety...” If my structure is deemed a fire hazard, then 201 and 205 Port Street’s sheds, steps,

roof, and porch—should be removed. Additionally, 205 Port Street is built within two feet of 209 Port

Street, which houses a new daycare center, posing a far greater risk.

Page 7:

● “Restricting these structures...does not impose practical difficulty...” False. The Town’s suggestion of

instead placing a shed in the “allowed” area (of 18’ x 25’ w setbacks) would render my backyard

unusable. Severely limiting functionality - see pic below to get a sense of how SMALL the yard is

● “These conditions are a direct result of actions taken by the applicant...” Misleading. When I built the

structures I was not trying to “sneak” anything by - I had a series of losses/personal emergencies and I

built the structures as a form of therapy. When confronted by the Town; I immediately (within 24 hours)

began working to resolve compliance issues. This process has involved nearly a year of effort,
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hundreds of emails, multiple meetings, and significant time investment to clarify and address the

issues.

Conclusion:

EUC’s and TOE’s “denial” positions rely on selective enforcement and inconsistent application of rules, as

evidenced by neighboring properties with comparable or more severe violations. I have acted in good faith to

resolve these issues but have been obstructed by a lack of transparency and inconsistent messaging from

TOE. I respectfully request the Board to consider the documented precedents and the corrective actions

already taken on my part to address compliance concerns and to please allow me to keep my north ”roof”.

Thank you.

.
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*Specific point-by-point rebuttal of Attachment A with references

FYI Page numbers refer to digital page in Ex A.

p.1.

● Easton utilities recommends "rejected" because "permanent structures are not permitted in easements.

Except that EUC does/has allowed them recently, and in five instances at 201 and 205 Port
Street1;

p. 3
● Existing conditions.EUC has indicated they have utilities located within both side yards -Partly true:

north yard has overhead electric and cable only which are not blocked by this roof, south yard
has underground water for 61 Pleasant Aly only and it’s still easily accessible;

p. 4

● On Jan 5, 2024 TOE issued a notice.... FALSE this wasn't built until February.
● "as well as a fence enclosing the rear yard were constructed"... There neither IS nor has there ever

been a fence enclosing the rear yard;

p.5

● "...after the applicant failed to take corrective action…” False - I was in active conversation with the
town ATTEMPTING to clarify the issues2, which were presented comprehensively therefore
impossible to resolve without further clarification, which the town refused to provide, despite
repeated attempts.

● "...the issuance of three citations and scheduling of a court date…” False, the first citation wasn’t
issued until 8/15/24 by Nick Ewing3 demanding payment by 8/22

● "...the issuance of three citations and scheduling of a court date ... FALSE, no court date was ever set
for the first citation. A court date was only set for the two he sent on 9/18/24 and 9/19/244

● “On May 2 for the purposes of an appeal…no appeal was filed w/in 30 days…” No appeal to BOZA
was filed at that time because I was unable to ascertain which of the three tracks 201 and 205
Port street took to get their FOUR utility/setback violations approved, and would therefore be
the most appropriate for me to pursue as well. I asked for that information on four separate
occasions5 and never received a response, yet a gleeful “your time is up” letter arrived the day
that period was expired6. I was later able to ascertain how 201/205 Port were able to get their

6 See letter from TOE
5 See email chain
4 See 2x citations
3 See Citation 1 attachment
2 See timeline, see emails
1 See Exh B p. 7 and 8
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porch, roof, 2 sets of steps, and 2 sheds ON FOUNDATIONS thru BOZA by filing a PIA request
and finally received the information in 24 hours (thanks to Kathy). THE TOWN NEVER
REQUIRED THEM TO GO TO BOZA, and it appears TOE approved the permits, approved on
multiple occasions WITHOUT NOTICING THE UTILITY EASEMENT/SETBACK VIOLATIONS
BEING APPROVED BY BOZA.

○ 5/17/2016 - BOZA hearing for 201 Port Case #V-738-201 Port St. about the density
variance but no mention of the utility/setback issue. Approved by 3-0 vote.7

○ 6/16/16, original building permit approval8

○ 9/13/22, Plan review comments “note there is an established Utility Easement…”9

○ 9/15/22 - TOE approves steps in easement “as the new steps are located in the easton
utilities easement, they require the new steps to be easily removable if access to the
easement is required”10

○ 8/5/22 - historic dist. Commission hearing application11

○ 8/22/22 - more conversation about the stairs in the easement12

○ 7/10/24 - plan review of 201 Port to build an additional set of steps in the utility
easement/setback. - approved and steps built13

● Outstanding issues> canopy on southern side…still in violation - FALSE I cut this back to a “window
awning” (a classification I discovered after consulting with my brother, a building inspector)
after my meeting with the Mayor on 7/29 as this was considered a mutually agreeable
compromise.

● “Supporting roof has been cut back” …here he refutes what he said in the prior paragraph

p. 6
● “However the roofing material still protrudes… FALSE it has been cut back OUT OF the 5’ setback.
● “This roofing material runs from the side of the structure to a fence” FALSE it was cut back, which he

acknowledged in the prior sentence.
● “Both structures protrude into active utility easements containing infrastructure … EUC says they will

not permit… except they HAVE allowed it, repeatedly. Additionally, my “awnings” DO NOT
interfere with the utility being able to access anything in the ground as there is no contact with
the ground or obstruction to access whereas my neighbors violations are on concrete footers.

● “Allowing this may result in negative effects to neighboring properties thru inadequate

drainage…FALSE, the roof has a gutter which undergrounds to a dry sink in my backyard.
Meanwhile 201 and 205 Port’s gutters drain OVERLAND onto my property.

13 See 22-17426 Inspection Sheet
12 See HDC COA 201 Port St
11 See 201 Port St HDC application - steps
10 See 22-17426 plan review steps
9 See 2022-17426 review comments
8 See 2016-06-16 Plan review 16-11786 and “permit file”
7 See May 17,2016

Page 68 of 383



● “...fire hazard”... If my structure is a fire hazard - I formally request to have the 201 and 205 Port
street sheds, steps, roof, porch torn down to avoid the same danger to my property.

● “Negatively impacting the aesthetics of the area” OF PORT STREET?! Also: It looks great and is in
aesthetic alignment with the improved properties on Port Stand Pleasant Alley.

● “The structures slope from the primary to both side property lines potentially causing rain water runoff”...

FALSE, the southern structure is cut back 5’ FROM the property line and the north structure has
a roof has a gutter which undergrounds to a dry sink in my backyard. Meanwhile 201 and 205
Port’s gutters drain OVERLAND onto my property.

● “Fire safety”...... If my structure is a fire hazard - I formally request to have the 201 and 205 Port
street sheds, steps, roof, porch torn down to avoid the same danger to my property.
Additionally, the town has allowed 205 Port to be built WITHIN TWO feet of the 209 Port building
WHICH HOUSES A DAYCARE!!!

p.7
● “Restricting these structures from extending beyond setback…does not impose any practical

difficulty”... FALSE. It creates TREMENDOUS practical difficulty as it would render my backyard
unusable. The town would prefer I build a shed essentially in the center (to avoid the setbacks)
of my tiny 28’x30’ backyard making it entirely unusable.

● “These conditions are a direct result of actions taken by the applicant..creates a self-imposed

hardship”... Yes I built it but I IMMEDIATELY (within 24 hours) of notice from the town, started
working to resolve it/make it right. It’s been nearly a year, hundreds of emails, multiple
meetings, and 100+ hours of my time to parse the ACTUAL issues. There were seven issues,
we’re now down to 2 (north roof, north fence) or 3 (according to Nick but news to me (he’s
added the south roof issues back in)).
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Remaining attachments

● P. 11 Please note the inconsistencies. Page 27/28 - Nick says to “remove the north fence”, yet
he had approved it previously: see p. 11 “on March 6 you submitted a permit…THAT WAS
APPROVED”

● FYI The town has cherry picked a few emails from a thread of hundreds, specifically omitting my
repeated requests for clarification, help navigating the BOZA process, proffering solutions, etc.
- please see my attached email thread for documentation of multiple requests for clarification.
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TOWN OF EASTON
Planning & Zoning Department

14 South Harrison Street
P.O. Box 520

Easton, Maryland 21601

EXHIBIT SUMMARY
for 23 TALBOT LANE
V - 1332 / V 24 - 12

2024-12-17

Applicant notified of hearing date: Email: 2024-12-02 – 15 days

Exhibit A: Staff Review

Planning and Zoning Report: 2024-10-10 – 7 days

Exhibit B: Application

Application: 2024-10-29 – 49 days
Variance Application
Written Variance Request and Findings of Fact
September 2024 Site Plan
Deed

Proof of Payment: N/A

Exhibit C: Notices

Applicant Hearing Letter: 2024-12-02 – 15 days

400’ Notices Distributed: 2024-12-02 – 15 days

Picture of Property Sign Posting: 2024-12-02 – 15 days
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Exhibit D: Public Advertisement

Advertisement sent to the Star Democrat: 2024-11-22 – 25 days

Advertisement run in Star Democrat: 2024-11-30 – 17 days
Star Democrat Proof
Certificate of Publication
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Date of Hearing: December 17, 2024 

# 3b 
BOARD OF ZONING APPEALS 

PUBLIC HEARING 

STAFF REPORT 

SUBJECT: VARIANCE 1332 

ELECTION WARD:     Ward 4 

CRITICAL ACTION DATE:   At the pleasure of the Board. 

STAFF CONTACTS:   Nicholas Johnson, AICP Candidate – Town Planner 

Miguel Salinas - Director of Planning and Zoning 

APPLICANT: Paul Moffett on behalf of Easton Utilities 

PURPOSE: The applicant is seeking a variance from §28-1006.D.1 to construct a fence 

exceeding the maximum permitted height of four (4) feet within a front yard. The proposed fence 

is eight (8) feet in height and will be used to secure a newly installed gas regulator. 

RECOMMENDATION:  

Staff supports a Board approval of this variance request as submitted. 

APPLICATION INFORMATION: 

APPLICANTS: 

Easton Utilities 

REPRESENTATIVE: 

Paul Moffett 

201 N Washington Street 

Easton MD, 21601 

PARCELS/ACREAGE: 

Parcel Information Acres 

Map 104, Parcel 1536 0.32 
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Item 3B, V-1332, Easton Utilities 

Board of Zoning Appeals 

December 17, 2024 

Page 2 

 

ACCEPTANCE DATE: 

October 29, 2024 

LOCATION: 

23 Talbot Lane 

EXISTING ZONING 

CB 

EXISTING LAND USE: 

Public Parking 

HISTORIC DISTRICT: 

Yes 

FUTURE LAND USE: 

Commercial 

   

CONTEXT: 

Location/Site Access – The subject property is a 14,130 square foot property located at the 

corner of Talbot Lane and South Lane and is zoned CB. The property is bordered to the west and 

south by existing commercial properties also zoned CB. Vehicular access to the property is 

provided by curb cuts on both Talbot Lane and South Lane 

 

Existing Conditions – The subject property is currently used as a public parking lot and contains 

35 free spaces, 2 of which are marked as ADA accessible. There is an existing stormwater 

management feature located along the eastern edge of the parking lot that consists of landscaping 

and a stone swale. The newly installed gas regulator is located within this stormwater 

management feature. 

 

 Surrounding Properties –  

 

 Land Use Zoning District(s) Future Planned 

Land Use 

West Commercial CB Commercial 

East Residential R7A Commercial 

South Institutional CB Commercial 
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Item 3B, V-1332, Easton Utilities 

Board of Zoning Appeals 

December 17, 2024 

Page 3 

 

  
Figure 1 Vicinity Map 

 

PROPOSAL: The applicant is seeking a variance for the construction of an eight (8) feet tall 

wooden fence, located in what is best described as a front yard. §28-1006.D of the Zoning 

Ordinance only permits fences exceeding four (4) feet in height to be constructed in rear and side 

yards.  

 

 

POLICY ANALYSIS (VARIANCE): 

a. Granting the application: (i) will not be contrary to the public interest, (ii) will be in 

harmony with the purpose and intent of the Ordinance and (iii) will not be injurious to 

the neighborhood or otherwise detrimental to the public welfare; 

 

Analysis – The proposed fence provides required security for a vital public facility. A four (4) 

foot tall fence as permitted by the Zoning Ordinance, would not satisfy the federal requirements 

for securing natural gas equipment. The fence will be located in an existing landscaped area 

which will aid in softening the visual impact of the new fencing. The proposed fencing has been 

presented to the Historic District Commission and received positive feedback. 

 

b. Owing to conditions peculiar to the property, which conditions are not the result of any 

action taken by the applicant, a literal enforcement of the Ordinance will result in 

practical difficulty to the applicant. 
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Item 3B, V-1332, Easton Utilities 

Board of Zoning Appeals 

December 17, 2024 

Page 4 

 

Analysis – Because there is no primary structure on this lot and there is frontage on both Talbot 

Lane and South Lane, the entire lot is considered a front yard. This makes the installation of any 

fencing exceeding four (4) feet in height impossible without obtaining a variance. Easton 

Utilities has indicated that this site is an ideal location for the installation of the gas regulator 

because of the location of existing utilities and the fact that the property is owned by the Town of 

Easton. A literal enforcement of the Zoning Ordinance would mean that Easton Utilities would 

not be able to conform with federal law regarding securing natural gas equipment. 

 

DRAFT MOTIONS: 

 

1. I move that the Board of Zoning Appeals approve Variance 1332 as submitted based 

on staff’s draft findings. 

 

OR 

  

2. I move that the Board of Zoning Appeals approve Variance 1310 based on the following 

findings... 

 

OR 

 

3.   I move an alternate motion. 
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V-1332
V 24-12

10/29/2024
12/17/2024

-

11/30/2024

12/02/2024

12/02/2024

-
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201 N. Washington Street  |  Easton, Maryland 21601 

Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

1 

Talbot Lane Gas Regulator Station Fence Height Variance Application October 29, 2024 

Easton Utilities is constructing a natural gas regulator station in the landscape area/rain 

garden of the Town-Owned parking lot at 23 Talbot Lane.  The station, approximately 16 feet x 

20 feet in size, will be centered between the two southerly trees, preserving the existing shade 

trees.  As required by federal regulation, the station will be surrounded by a wood security fence 

that is 8 feet high, with gates for maintenance access.  The proposed fence outline was painted at 

the landscape area, see Figure 1.  A variance is requested to construct a fence that is 8 feet in 

height on all sides, in lieu of the 4 feet in height allowed in front yards in section 1006, 

paragraph D.1 of the Zoning Code.  This additional height is necessary to provide adequate 

physical security for the gas regulator station’s above-ground natural gas piping and valves.   

Figure 1:  Overall Layout of Fence.  

Single Gate, North Wall 

Double Gate, West Wall 

Page 82 of 383



 

 

 

 

 

 

 

 

 

201 N. Washington Street  |  Easton, Maryland 21601 

Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

 2 

 

The federal code for natural gas equipment (49 CFR 192.1007) and Easton Utilities’ 

Natural Gas Distribution Integrity Management Plan require a security fence.  The proposed 

security fence will have access gates at the locations shown in Figure 1, one of them is larger (8 

feet wide) for maintenance access, the smaller gate (4 feet wide) is a secondary/emergency 

egress required when the station is occupied.  To be consistent with Easton’s Historic District 

Design Guidelines, it is proposed that the security fence be a wooden fence with a cap board, see 

Figure 2.  The proposed fence height of 8 feet provides both physical security, and visual 

screening of the above-ground natural gas equipment that is nearly 8 feet tall.  The fence posts 

will be inside the fence, such that Figure 2 is a representation of the view from outside the fence.   

 

 
Figure 2:  Photograph of a Fence of Similar Construction and Materials.   

(Note:  This fence is 6 feet tall, ours will be 8 feet.) 
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201 N. Washington Street  |  Easton, Maryland 21601 

Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

 3 

 

Barbed wire brackets will be attached to the posts on the inside of the fence, at a height 

such that the upper strand of barbed wire is below the cap board, and the barbed wire is not 

visible to someone standing in the street, see Figure 3.  This interior / hidden barbed wire design 

is provided for aesthetic purposes.   

 

 

 

 

 

 

 

 

 

 

 

 
 

Figure 3.  Barbed Wire Bracket, Mounted on Inside of Fence Post. 

 

No-smoking signs will be placed on the fence exterior, one on each face (N., S., W., E.).  

The signs will be similar to the sign at the regulator station on South St, see Figure 4.  Additional 

shrubs and grasses will be planted in the area outside of the fence, see Figure 5. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4.  No Smoking Sign near the intersection of South Street and Hanson Street.   
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201 N. Washington Street  |  Easton, Maryland 21601 

Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

4 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

      

   

    

              Note:  New plantings shown in color. 

Figure 5.  Landscape Plan. 
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201 N. Washington Street  |  Easton, Maryland 21601 

Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

5 

 

Findings of Fact 

 

1. The granting of the variance will enable Easton Utilities to continue to provide 

safe, reliable natural gas service to the Town.  The granting of the variance 

requested would not impede or in any way be detrimental to satisfying any of 

the following objectives of the Zoning Ordinance. 

  

●  help accomplish the coordinated, adjusted, and harmonious development 

of the Town and its environs in accordance with present and future needs,  

 

●  promote health, safety, morals, order, convenience, prosperity, and general 

welfare; including among other things, adequate provisions for traffic, the 

promotion of public safety, adequate provision for light and air, 

conservation of natural resources, the prevention of environmental 

pollution, and the promotion of the healthful and convenient distribution 

of population; 

 

●  encourage and, where necessary, require land use development and 

useswhich exemplify good civic design and arrangement and the 

stewardship of the Chesapeake Bay and the land as a universal ethic; 

 

●  encourage the conservation of resources, including a reduction in resource 

consumption; 

 

●  locate development in locations suitable for it given existing and 

reasonably foreseeable development; and 

 

●  encourage appropriate and sustainable economic growth. 

 

2. Describe how the proposed variance will be in harmony with the Town’s 

Zoning Ordinance, Comprehensive Plan, and any applicable small area plans. 

 

The proposed fence is located within Easton’s Historic District.  The 

design of the utility equipment, fence and landscaping plan is consistent with 

Easton’s Historic District Design Guidelines, specifically:  

Guideline 123.b (Mechanical Equipment) “…screened with fences or 

plantings.”   

Guideline 14.e (Fences) “…Simple, unobtrusive fences in traditional 

designs...” 
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Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

 6 

 

Guideline 19.a (Trees)  “Preserve existing shade trees.”  

Guideline 19.d (Street Plantings) “Stormwater management features 

and rain gardens should be unobtrusive and compatible with the 

surrounding district.” 

 

The Town-Owned parking lot (Lot # 11) is within the jurisdiction of 

the Town Engineer for Historic District Approval.  The Town Engineer’s 

office approved the plans as being consistent with the Historic District Design 

Guidelines, and presented the plans as such to the Historic District 

Commission on September 9, 2024.  The Historic District Commission did not 

object to the plans.   

 

The Town’s Comprehensive Plan provides that “Easton’s public 

services and utilities are of vital importance to the continued physical, 

economic, and social improvement of the Town and the surrounding region.” 

(Comp. Plan p. 190).  It further states that “[a] major goal of the Town is to 

ensure the continued adequate maintenance and expansion of community 

facilities and public services necessary to guarantee public health, safety and 

welfare and enhance resident’s quality of life.” (Comp. Plan p. 190).  The gas 

regulator station will help Easton Utilities continue to provide natural gas 

service to the residents of Easton in a safe and efficient manner.   

 

3. Describe how the proposed variance will not be harmful to the neighborhood 

or endanger public safety, health, or welfare. 

 

The proposed security fence will enhance the neighborhood and public 

safety, health and welfare by providing physical security of the natural gas 

regulator station. The regulator station will enable Easton Utilities to continue 

to provide safe, reliable natural gas service to the Town. 

 

4. What conditions are peculiar to the property? (ie, an unusual or extraordinary 

circumstance regarding your property that warrants a variance being granted.) 

 

The property is Owned by the Town of Easton, and is located exactly 

in the area of the Town where the regulator station will provide reliable 

natural gas service to the residences and businesses of the Town.  The lot is a 

corner lot and under the Zoning Ordinance the frontage along both Talbot 

Lane and South Lane are considered front yards. Under Section 1006.D of the 

Ordinance fence heights are limited to four (4) feet in the front yard, but may 
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be eight (8) feet in the rear or side yard.  Section 1006.H of the Ordinance 

does allow accessory mechanical equipment to be located in setbacks and to 

be screened, but the gas regulator station is not accessory to any structure.  

However, the variance requested is consistent with what Section 1006.H is 

intending to address to allow screening and equipment closer to the property 

line.     

 

5. Did you (the applicant) take any action that resulted in the need for a variance 

to be granted? 

 

No, the vairance is necessary to provide adequate physical security and 

does not result from any action of the applicant.   

Page 88 of 383



 

 

 

 

 

 

 

 

 

201 N. Washington Street  |  Easton, Maryland 21601 

Telephone:  410-822-6110  |  Fax:  410-822-0743  |  eastonutilities.com 

 8 

 

 

6. Please describe how a literal enforcement of the Ordinance you are requesting 

a variance from as written would place a practical hardship or difficulty upon 

you. 

 

If the variance is not granted, Easton’s Natural Gas Public Service 

Commission inspector could find our system to be in non-compliance with the 

requirements of 49 CFR 192.1007 and Easton Utilities’ Natural Gas 

Distribution Integrity Management Plan, and could impose fees and penalties 

until such time as the non-compliance is corrected.   

 

If the variance is not granted, unauthorized persons could more easily 

obtain access to the gas regulator station’s above-ground natural gas valves 

and piping, potentially causing significant property damage and danger to life 

and safety.   
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TOWN OF EASTON
P.O. Box 520

Easton, Maryland 21601

December 2, 2024

Easton Utilities
℅ Paul Moffett
201 N. Washington Street
Easton, Maryland 21601

Re: BOZA Application V - 1332 / V 24 - 12
23 Talbot Lane
Tax Map 0104, Grid 00EA, Parcel 1536
Easton, Maryland 21601

Mr. Moffett,

The above matter has been scheduled for a public hearing before the Town of Easton
Board of Zoning Appeals on Tuesday, December 17th at 9:00 A. M. in the Chambers of the
Mayor and Council of Easton. You should appear at the above time and place, together with any
witnesses you may care to present and be prepared to submit evidence, which will establish:

1. That granting the application will not be contrary to the public interest;

2. that granting the application will be in harmony with the purpose and intent of the
Ordinance;

3. that granting the application will not be injurious to the neighborhood or otherwise
detrimental to the public welfare;

4. that owing to conditions peculiar to the property, which conditions are not the result of
any action taken by the applicant, a literal enforcement of the Ordinance will result in
practical difficulty to the applicant.

Please be prepared to answer the four listed items above at the time of the Hearing. If there are
any restrictions attached to the deed of the property subject to this application, please advise the
Board thereof.

Samantha N. Smith, Administrative Specialist
Planning and Zoning Department
410-822-1943 ssmith@eastonMD.gov

Page 105 of 383

mailto:ssmith@eastonMD.gov


TOWN OF EASTON
14 South Harrison Street
Easton, Maryland 21601

December 2, 2024

Dear Resident,

The Easton Board of Zoning Appeals will hold a public meeting on Tuesday, December
17, 2024 at 9:00 a.m. in the Easton Town Council Chambers located on the second floor
of 14 South Harrison Street. The Town of Easton Zoning Ordinance requires that owners
of property located within 400 feet of a parcel on which certain types of applications are
pending be given notice of upcoming meetings or hearings. If you are a tenant in or an
owner of a multi-unit building, please distribute or post this notice in a visible location
for all other tenants or owners to view. If you are a tenant of a rental property, please
notify the property owner that this notice letter has been distributed to their property.
Notice has also been sent to the Star Democrat, a sign has been posted at the subject
property and the hearing agenda has been posted on the Town of Easton website:
http://eastonmd.gov/.

This letter is sent to inform you that Application V - 1332 / V 24 - 12 has been filed by
Paul Moffett on behalf of Easton Utilities (Applicant), pursuant to Section 28-1303.5.C
of the Town of Easton Zoning Ordinance (Ordinance) to obtain a Variance from Section
28-1006.D.1, the maximum 4' height for all fences, walls and hedges above the elevation
of the surface of the ground located in any front yard area. The Applicant is seeking to
construct a wooden fence that is 8' in height to secure a newly constructed gas regulator
station. Through the approval of the requested Variance, the Applicant shall also be in
compliance with the applicable requirements of the Code of Federal Regulations (CFR).
The property is located at 23 Talbot Lane, Easton, Maryland, also known as Tax Map
0104, Grid 00EA, Parcel 1536, and is situated in the CB – Commercial Business zoning
district. The property is owned by the Town of Easton.

Copies of the proposed application are on file and available for public review in the
Town’s Planning Office at 14 South Harrison Street between the hours of 8:30 a.m. and
4:00 p.m., Monday through Friday. In addition, digital copies will be available for
review one week prior to the scheduled meeting via the Town’s website at
https://www.eastonmd.gov/129/Agendas-Minutes. If you have any questions regarding
this application, please contact the Planning Office at (410) 822-1943 or via email at
ssmith@eastonMD.gov.

Samantha N. Smith, Administrative Specialist 
Planning & Zoning Department
410-822-1943 ssmith@eastonMD.gov
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Subject property posting pursuant to Section 
28-901.2.H.2 of the Town of Easton Zoning Code -

December 2, 2024.

Page 107 of 383



THE STAR DEMOCRAT - ONE TIME - SATURDAY, NOVEMBER 30, 2024

NOTICE

Notice is hereby given that Application V - 1332 / V 24 - 12 has been filed by

Paul Moffett on behalf of Easton Utilities (Applicant), pursuant to Section 28-1303.5.C

of the Town of Easton Zoning Ordinance (Ordinance) to obtain a Variance from Section

28-1006.D.1, the maximum 4' height for all fences, walls and hedges above the elevation

of the surface of the ground located in any front yard area. The Applicant is seeking to

construct a wooden fence that is 8' in height to secure a newly constructed gas regulator

station. Through the approval of the requested Variance, the Applicant shall also be in

compliance with the applicable requirements of the Code of Federal Regulations (CFR).

The property is located at 23 Talbot Lane, Easton, Maryland, also known as Tax Map

0104, Grid 00EA, Parcel 1536, and is situated in the CB – Commercial Business zoning

district. The property is owned by the Town of Easton.

A copy of the application may be inspected during normal business hours in the

Department of Planning and Zoning. The undersigned Board will hold a public hearing

with respect to said application on Tuesday, December 17, 2024 at 9:00 A.M. in the Town

Council Chambers, second floor, located at 14 S. Harrison Street. All interested parties

are invited to attend. Please continue to check our website at

https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS

Notice to Star Democrat: Please publish as indicated above and send Certificate of
Publication to Planning and Zoning, Town of Easton, P.O. Box 520, Easton, Maryland
21601, prior to date of hearing.
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This is to certify that the annexed legal 
advertisement has been published in the  
publications and insertions listed below.  
"Application V - 1332 / V 24 - 12..." was pub-
lished in the:

	 The Star Democrat	 11/30/24

James F. Normandin
President & Publisher

CERTIFICATE OF 
PUBLICATION

APG Media of Chesapeake, LLC	 12/02/24
	 3068600
29088 Airpark Drive
Easton, MD 21601

STATE OF : MARYLAND
COUNTY OF: Talbot County

NOTICE
 Notice is hereby given that Application V - 1332 / V 24 - 12 
has been filed by Paul Moffett on behalf of Easton Utilities  
(Applicant), pursuant to Section 28-1303.5.C of the Town of Easton 
Zoning Ordinance (Ordinance) to obtain a Variance from Section  
28-1006.D.1, the maximum 4’ height for all fences, walls and 
hedges above the elevation of the surface of the ground  
located in any front yard area. The Applicant is seeking to  
construct a wooden fence that is 8’ in height to secure a newly  
constructed gas regulator station. Through the approval of the  
requested Variance, the Applicant shall also be in  
compliance with the applicable requirements of the Code of 
Federal Regulations (CFR). The property is located at 23  
Talbot Lane, Easton, Maryland, also known as Tax Map 0104, 
Grid 00EA, Parcel 1536, and is situated in the CB – Commercial 
Business Zoning District. The property is owned by the Town of 
Easton. 
 A copy of the application may be inspected during normal  
business hours in the Department of Planning and Zoning. The 
undersigned Board will hold a public hearing with respect to 
said application on Tuesday, December 17, 2024 at 9:00 A.M. 
in the Town Council Chambers, second floor, located at 14 S.  
Harrison Street.  All interested parties are invited to attend. Please  
continue to check our website at 
https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS

3068600 SD                                                    11/30/2024
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TOWN OF EASTON
Planning & Zoning Department

14 South Harrison Street
P.O. Box 520

Easton, Maryland 21601

EXHIBIT SUMMARY
for 410 N. WASHINGTON STREET

V - 1339 / V 24 - 13
2024-12-17

Applicant notified of hearing date: Email: 2024-12-02 – 15 days

Exhibit A: Staff Review

Planning and Zoning Report: 2024-10-10 – 7 days

Exhibit B: Application

Application: 2024-11-13 – 34 days
Variance Application
Written Variance Request and Findings of Fact
Signage Design
Site Plan
Owner Authorization Letter
State of MD Out of State Contractor License
Deed

Proof of Payment: 2024-11-19 – 28 days

Exhibit C: Notices

Applicant Hearing Letter: 2024-12-02 – 15 days
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400’ Notices Distributed: 2024-12-02 – 15 days

Picture of Property Sign Posting: 2024-12-02 – 15 days

Exhibit D: Public Advertisement

Advertisement sent to the Star Democrat: 2024-11-22 – 25 days

Advertisement run in Star Democrat: 2024-11-30 – 17 days
Star Democrat Proof
Certificate of Publication
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Date of Hearing: December 17, 2024 

# 3c 
BOARD OF ZONING APPEALS 

PUBLIC HEARING 

STAFF REPORT 

SUBJECT: VARIANCE 1339 

ELECTION WARD:     Ward 1 

CRITICAL ACTION DATE:   At the pleasure of the Board. 

STAFF CONTACTS:   Nicholas Johnson, AICP Candidate – Town Planner 

Miguel Salinas - Director of Planning and Zoning 

APPLICANT: Interstate Sign Company on behalf of Washington 

Springdale LLC 

PURPOSE: The applicant is seeking after-the-fact variances from §28-1101.7.B.1 and §28-

1101.7.B.2 of the Town’s Zoning Ordinance to permit a freestanding sign to remain which 

exceeds the maximum height and minimum landscape area requirements. The existing sign was 

erected without a signage permit in violation of §28-1101.3.A which requires a permit to be 

issued before any sign is erected, displayed, altered, or enlarged. 

RECOMMENDATION:  

Staff supports a Board denial of the variance request from the maximum permitted height and a 

granting of the variance request from the minimum landscape area. 

APPLICATION INFORMATION: 

APPLICANTS: 

Washington Springdale LLC 

PO Box 8603 

Reston VA, 20195 

REPRESENTATIVE: 

Michelle Hobbs 

Interstate Sign Company 

PARCELS/ACREAGE: 

Parcel Information Acres 
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Item 3C, V-1339, Hobbs 

Board of Zoning Appeals 

December 17, 2024 

Page 2 

Map 101, Grid 17, Parcel 281 0.35 

ACCEPTANCE DATE: 

November 13, 2024 

LOCATION: 

410 N Washington Street 

EXISTING ZONING 

CB 

EXISTING LAND USE: 

Commercial 

HISTORIC DISTRICT: 

No 

FUTURE LAND USE: 

Commercial 

CONTEXT: 

Location/Site Access – The subject property is a 0.35-acre property located at the corner of N. 

Washington Street and Springdale Street and is zoned Central Business (CB). Vehicular access 

to the site is facilitated through curb cuts on both N Washington Street and Springdale Street. 

Existing Conditions – The subject property includes a 5,040 square foot commercial structure 

and associated off-street parking facility. Existing signage includes a roof-mounted sign and an 

internally illuminated freestanding sign. 

Surrounding Properties – 

Land Use Zoning District(s) Future Planned 

Land Use 

South Commercial CB Commercial 

North Residential R10A Residential 

East Residential R10A Residential 
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Item 3C, V-1339, Hobbs 

Board of Zoning Appeals 

December 17, 2024 

Page 3 

 

 
Figure 1: Vicinity Map 

 

 

BACKGROUND INFORMATION: On January 3, 2024 a Code Enforcement officer captured 

a photograph showing that the existing non-conforming freestanding sign had been removed 

from the property (Figure 2). On April 24, 2024 Code Enforcement Case #24-760 was opened 

after it was discovered that a freestanding sign had been erected in the location of the previous 

sign that was removed, without a permit in violation of §28-1101.3.A (Figure 2). 

  
Figure 2: Code Enforcement Photographs 

 

The Code Enforcement notice, and subsequent notices sent on 5/15/24 and 5/31/24, directed the 

property owner to either submit an application for a signage permit or remove the sign from the 
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Item 3C, V-1339, Hobbs 

Board of Zoning Appeals 

December 17, 2024 

Page 4 

 

site. On July 1, 2024, the applicant submitted an application for a signage permit. The Planning 

and Zoning Department provided comments on July 2, 2024 noting that the sign exceeds the 

maximum permitted height and lacks the required landscape area around the base of the sign and 

directed the applicant to either apply for the necessary variances or revise their application. On 

August 20, 2024 and September 18, 2024 additional Code Enforcement notices were sent to the 

property owner directing them to either remove the illegal sign or apply for all necessary 

variances. 

 
Figure 3: Timeline of Code Enforcement Action 

 

OUTSTANDING ISSUE(S): The internal illumination of this sign is currently prohibited by the 

Zoning Ordinance. The Town currently only permits internal illumination of signs under three 

distinct circumstances1. These circumstances are: 

i. individual back lit letters which are silhouetted against a softly illuminated wall; 

ii. Individual letters with translucent faces, containing soft lighting elements inside 

each letter; and 

iii. Metal-faced box signs with cut-out letters and soft-glow fluorescent tubes. 

 

The first two circumstances deal exclusively with individual letters, where each letter is 

illuminated either from within or from behind. The third circumstance deals with signs that have 

a metal, non-translucent face where the light escapes through cut out letters. 
 

PROPOSAL: The applicant is seeking an after-the-fact variance for the erection of a 

freestanding sign that violates the maximum height (§28-1101.7.B.1) and minimum landscape 

area requirements ( §28-1101.7.B.2) of the Zoning Ordinance. §28-1101.7.B.1 states that one 

 
1 A Package of Zoning Code amendments was forwarded to the Town Council that includes expanding the types of 

permitted internal illumination signs. 

  

 

Existing 
Sign 

Removed 
- 

1/3/202
4 

 

 

Sign Installed 
without 

Permit/ 1st 
Code 

Enforcement 
Notice-

4/25/24 

 

 2nd Code 
Enforcem

ent 
Notice - 
5/15/24 

 

 

3rd Code 
Enforcem

ent 
Notice - 
5/31/24 

 

 

P&Z 
Provides 
Comment

s on 
Permit 

Applicati
on -

7/2/24 

 

 

Final Code 
Enforcement 

Notice -
8/20/24 

 

 
2nd Final 

Code 
Enforcement 

Notice -
9/18/24 
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Item 3C, V-1339, Hobbs 

Board of Zoning Appeals 
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freestanding sign may permitted on a building lot as long as “the top of (the sign) is not more 

than ten (10) feet in height.” The proposed sign is eighteen (18) feet in height above the surface 

of the ground. §28-1101.7.B.2 requires that a landscaped area be included around the base of any 

freestanding sign. The area is based on the area of each face of the sign. In this case, the 

minimum required landscape area would be 176.6 square feet. The applicant is requesting a 

variance from the entirety of this landscape requirement. 

 

 Allowed Proposed 

Sign Height 10 feet (Maximum) 18 feet 

Landscape Area 176.6 square feet (Minimum) 0 square feet 

 

 POLICY ANALYSIS (VARIANCE): 

a. Granting the application: (i) will not be contrary to the public interest, (ii) will be in 

harmony with the purpose and intent of the Ordinance and (iii) will not be injurious to 

the neighborhood or otherwise detrimental to the public welfare; 

 

Analysis –  

The Zoning Ordinance's ten-foot height limitation on freestanding signs is designed to 

protect the aesthetic character of the Town and promote a visually appealing streetscape. 

Excessively tall freestanding signs can overwhelm the streetscape, creating visual clutter where 

signage becomes the dominant feature. The Community Character chapter of the Comprehensive 

Plan reinforces this principle, stating that “signs should inform but not dominate.” By capping 

the height of freestanding signs at ten feet, the ordinance strikes a balance between ensuring 

signs are visible and preventing them from dominating the surrounding environment, aligning 

with the Town's goal of maintaining a cohesive and attractive community aesthetic. 

 

 The signage chapter of the Zoning Ordinance is also intended to require all signs to 

ultimately come into compliance. The Non-Conforming Signs section of the Ordinance requires 

that non-conforming signs be either removed or replaced with a conforming sign when “a 

nonconforming sign, or a substantial part of a nonconforming sign, is blown down, destroyed, or 

for any reason or by any means taken down.” (§28-1101.3.D.1(a)) Since this sign was removed 

from the site, (Figure 2) the intent of the Zoning Ordinance is for it to either be brought into 

conformity before it is re-installed or replaced with a conforming sign. 

 

b. Owing to conditions peculiar to the property, which conditions are not the result of any 

action taken by the applicant, a literal enforcement of the Ordinance will result in 

practical difficulty to the applicant. 

 

Analysis –  
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There are conditions peculiar to this property that make the inclusion of a 176.6 square 

foot landscape base impractical. Incorporating a large landscape base around the sign may 

interfere with vehicular access to the site and movement within the off-street parking area. Staff 

notes that there is precedence within the Town for the inclusion of a landscaped base around 

existing freestanding signs located in an off-street parking area. The freestanding sign located at 

518 Dover Road met this requirement by creating a raised garden bed around the base of the 

existing sign in order to bring the sign into conformity. However, there are no conditions 

peculiar to this property that preclude the sign from meeting the Zoning Ordinance’s maximum 

height requirements. 

 

 The current conditions stem from actions taken by the applicant, as the sign was removed 

and reinstalled without a permit, violating the Town’s permitting requirements for signs outlined 

in §28-1101.3A. When the sign was removed, there was an opportunity to retrofit it to comply 

with the Zoning Ordinance's maximum height requirements, which was not pursued. 

 

Removing the sign does not pose any practical difficulty for the applicant. The business 

already has a roof-mounted sign and retains the option to install other types of signage, such as a 

freestanding, hanging, or pole-mounted sign, provided they comply with the Zoning Ordinance 

requirements. 

 

DRAFT MOTIONS: 

 

1. I move that the Board of Zoning Appeals deny the variance request from the maximum 

height requirement for freestanding signs and grant the variance request from the 

minimum landscaped base requirement based on staff’s draft findings. 

 

OR 

  

2. I move that the Board of Zoning Appeals approve Variance 1315 based on the following 

findings... 

 

OR 

 

3.   I move an alternate motion. 
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V 24 - 13
V - 1339

11/13/2024
12/17/2024

-

$250.00
12/02/2024
12/02/2024
11/30/2024
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RECEIPT
TOWN OF EASTON
Planning & Zoning Department
P.O. BOX 520
Easton, Maryland 21601

APPLICATION # DATE
2024 - 1339 11/19/2024

PROJECT ID Receipt #
V 24 - 13 6559

TO: RE:  Application 2024 - 1339 / V 24 - 13
Interstate Sign Company 410 N. Washington Street (7-Eleven)
c/o Michelle Hobbs Tax Map 0101, Grid 0017, Parcel 0281
1990 Rockford Street Easton, Maryland 21601
Mount Airy, North Carolina 27030

Date Description Transaction  Amount 

11/13/2024 BOZA - COMMERCIAL VARIANCE Check # 6537 ( 250.00)
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         
( - )                         

Thank you! TOTAL $250.00

 Paid in full. Thank you! 

If you have any questions about this receipt, please contact
Samantha N. Smith, Administrative Specialist (410) 822-1943, ssmith@eastonmd.gov
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TOWN OF EASTON
P.O. Box 520

Easton, Maryland 21601

December 2, 2024

Interstate Sign Company
℅ Michelle Hobbs
1990 Rockford Street
Mount Airy, NC 27030

Re: BOZA Application V - 1339 / V 24 - 13
410 N. Washington Street (7 Eleven)
Tax Map 0101, Grid 0017, Parcel 0281
Easton, MD 21601

Ms. Hobbs,

The above matter has been scheduled for a public hearing before the Town of Easton
Board of Zoning Appeals on Tuesday, December 17th at 9:00 A. M. in the Chambers of the
Mayor and Council of Easton. You should appear at the above time and place, together with any
witnesses you may care to present and be prepared to submit evidence, which will establish:

1. That granting the application will not be contrary to the public interest;

2. that granting the application will be in harmony with the purpose and intent of the
Ordinance;

3. that granting the application will not be injurious to the neighborhood or otherwise
detrimental to the public welfare;

4. that owing to conditions peculiar to the property, which conditions are not the result of
any action taken by the applicant, a literal enforcement of the Ordinance will result in
practical difficulty to the applicant.

Please be prepared to answer the four listed items above at the time of the Hearing. If there are
any restrictions attached to the deed of the property subject to this application, please advise the
Board thereof.

Samantha N. Smith, Administrative Specialist
Planning and Zoning Department
410-822-1943 ssmith@eastonMD.gov
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TOWN OF EASTON
14 South Harrison Street
Easton, Maryland 21601

December 2, 2024

Dear Resident,

The Easton Board of Zoning Appeals will hold a public meeting on Tuesday, December
17, 2024 at 9:00 a.m. in the Easton Town Council Chambers located on the second floor
of 14 South Harrison Street. The Town of Easton Zoning Ordinance requires that owners
of property located within 400 feet of a parcel on which certain types of applications are
pending be given notice of upcoming meetings or hearings. If you are a tenant in or an
owner of a multi-unit building, please distribute or post this notice in a visible location
for all other tenants or owners to view. If you are a tenant of a rental property, please
notify the property owner that this notice letter has been distributed to their property.
Notice has also been sent to the Star Democrat, a sign has been posted at the subject
property and the hearing agenda has been posted on the Town of Easton website:
http://eastonmd.gov/.

This letter is sent to inform you that Application V - 1339 / V 24 - 13 has been filed by
Michelle Hobbs on behalf of Interstate Sign Company (Applicant), pursuant to Section
28-1303.5.C of the Town of Easton Zoning Ordinance (Ordinance) to obtain an
after-the-fact Variance from Section 28-1101.7.B.1, the maximum height requirement for
freestanding signs; and from Section 28-1001.7.B.2, the minimum landscape area
requirements for freestanding signs. The property is located at 410 N. Washington Street,
Easton, Maryland, also known as Tax Map 0101, Grid 0017, Parcel 0281, and is situated
in the CB – Commercial Business zoning district. The property is owned by Washington
Springdale, LLC.

Copies of the proposed application are on file and available for public review in the
Town’s Planning Office at 14 South Harrison Street between the hours of 8:30 a.m. and
4:00 p.m., Monday through Friday. In addition, digital copies will be available for
review one week prior to the scheduled meeting via the Town’s website at
https://www.eastonmd.gov/129/Agendas-Minutes. If you have any questions regarding
this application, please contact the Planning Office at (410) 822-1943 or via email at
ssmith@eastonMD.gov.

Samantha N. Smith, Administrative Specialist
Planning & Zoning Department
410-822-1943 ssmith@eastonMD.gov
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Subject property posting pursuant to Section 
28-901.2.H.2 of the Town of Easton Zoning Code -

December 2, 2024.
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THE STAR DEMOCRAT - ONE TIME - SATURDAY, NOVEMBER 30, 2024

NOTICE

Notice is hereby given that Application V - 1339 / V 24 - 13 has been filed by 

Michelle Hobbs on behalf of Interstate Sign Company (Applicant), pursuant to Section 

28-1303.5.C of the Town of Easton Zoning Ordinance (Ordinance) to obtain an

after-the-fact Variance from Section 28-1101.7.B.1, the maximum height requirement for 

freestanding signs; and from Section 28-1001.7.B.2, the minimum landscape area 

requirements for freestanding signs. The property is located at 410 N. Washington Street, 

Easton, Maryland, also known as Tax Map 0101, Grid 0017, Parcel 0281, and is situated 

in the CB – Commercial Business zoning district. The property is owned by Washington 

Springdale, LLC.

A copy of the application may be inspected during normal business hours in the 

Department of Planning and Zoning. The undersigned Board will hold a public hearing 

with respect to said application on Tuesday, December 17, 2024 at 9:00 A.M. in the Town 

Council Chambers, second floor, located at 14 S. Harrison Street.  All interested parties 

are invited to attend. Please continue to check our website at 

https://eastonmd.gov/129/Agendas-Minutes for agenda updates.​

TOWN OF EASTON BOARD OF ZONING APPEALS

Notice to Star Democrat:  Please publish as indicated above and send Certificate of 
Publication to Planning and Zoning, Town of Easton, P.O. Box 520, Easton, Maryland 
21601, prior to date of hearing.
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This is to certify that the annexed legal 
advertisement has been published in the  
publications and insertions listed below.  
"Application V - 1339 / V 24 - 13..." was pub-
lished in the:

	 The Star Democrat	 11/30/24

James F. Normandin
President & Publisher

CERTIFICATE OF 
PUBLICATION

APG Media of Chesapeake, LLC	 12/02/24
	 3068598
29088 Airpark Drive
Easton, MD 21601

STATE OF : MARYLAND
COUNTY OF: Talbot County

NOTICE
 Notice is hereby given that Application V - 1339 / V 24 - 13 
has been filed by Michelle Hobbs on behalf of Interstate Sign 
Company (Applicant), pursuant to Section 28-1303.5.C of the 
Town of Easton Zoning Ordinance (Ordinance) to obtain an  
after-the-fact Variance from Section 28-1101.7.B.1, the  
maximum height requirement for freestanding signs; and 
from Section 28-1001.7.B.2, the minimum landscape area  
requirements for freestanding signs. The property is located at 
410 N. Washington Street, Easton, Maryland, also known as Tax 
Map 0101, Grid 0017, Parcel 0281, and is situated in the CB – 
Commercial Business Zoning District. The property is owned by 
Washington Springdale, LLC.
 A copy of the application may be inspected during normal  
business hours in the Department of Planning and  
Zoning. The undersigned Board will hold a public  
hearing with respect to said application on Tuesday,  
December 17, 2024 at 9:00 A.M. in the Town Council  
Chambers, second floor, located at 14 S. Harrison Street. Please  
continue to check our website at 
https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS
3068598 SD                                                    11/30/2024
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TOWN OF EASTON
Planning & Zoning Department

14 South Harrison Street
P.O. Box 520

Easton, Maryland 21601

EXHIBIT SUMMARY
for 8223 ELLIOTT ROAD
SE - 1346 / SE 24 - 09

2024-12-17

Applicant notified of hearing date: Email: 2024-12-02 – 15 days

Exhibit A: Staff Report: 2024-10-10 – 7 days

Exhibit B: Application

Application: 2024-11-19 – 28 days
Special Exception Application and Attachment A
October 1, 2024 Conditional License Letter
Special Exception Findings of Fact
Cannabis Dispensary Statement of Use
Site Plan Exhibit
November 2024 Traffic Impact Study
Owner Authorization Letter
Deed
Covenants and Restrictions
Subject Property Exterior Photographs

Proof of Payment: 2024-11-19 – 28 days

Exhibit C: Notices

Applicant Hearing Letter: 2024-12-02 – 15 days
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400’ Notices Distributed: 2024-12-02 – 15 days

Picture of Property Sign Posting: 2024-12-02 – 15 days

Exhibit D: Public Advertisement

Advertisement sent to the Star Democrat: 2024-11-22 – 25 days

Advertisement run in Star Democrat: 2024-11-30 – 17 days
Star Democrat Proof
Certificate of Publication
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Date of Hearing: December 17, 2024 

# 3d 
BOARD OF ZONING APPEALS 

PUBLIC HEARING 

STAFF REPORT 

SUBJECT: SPECIAL EXCEPTION 1346 

ELECTION WARD:     Ward 2 

CRITICAL ACTION DATE:   At the pleasure of the Board. 

STAFF CONTACTS:   Nicholas Johnson, AICP Candidate - Town Planner 

Lynn Thomas, AICP – Town Planner 

Miguel Salinas – Director of Planning and Zoning 

APPLICANT: Zachary A. Smith Esq. on behalf of BGFY LLC. 

PURPOSE: The applicant is seeking a special exception to permit a cannabis dispensary on a 

property located in a Planned Unit Development (PUD) with an underlying zoning district of 

Commercial General (CG) zoning district. 

RECOMMENDATION: 

Staff supports a Board approval with conditions of this application. 

APPLICATION INFORMATION: 

APPLICANT: 

BGFY LLC 

REPRESENTATIVE: 

Zachary A. Smith, Esq. 

Armistead, Lee, Rust, & Wright 

114 Bay Street, Building C 

Easton MD, 21601 

PARCELS/ACREAGE: 

Parcel Information Acreage 

Map 109, Parcel 4582, Lot 3 13.9 
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Item 3d, SE-1346, BGFY LLC 

Board of Zoning Appeals 

December 17, 2024 

Page 2 

 

ACCEPTANCE DATE: 

November 19, 2024 

LOCATION: 

8223 Elliott Road 

EXISTING ZONING 

CG 

PUD 

EXISTING LAND USE: 

Commercial 

HISTORIC DISTRICT: 

No 

FUTURE LAND USE: 

Commercial 

   

CONTEXT: 

Location/Site Access – The subject property is bounded to the east by Elliott Road and to the north 

and east by Teal Drive. Vehicular access points are provided on both Elliott Road and Teal Drive 

while pedestrian access is provided through a newly constructed sidewalk on Elliott Road. The site 

is served by public transportation through Maryland Upper Shore Transit (MUST). 

 

Existing Conditions – The subject 

property is best described as an 

existing 112,985 square foot shopping 

center. In addition to the primary 

commercial structure, there is an 

existing 2,700 square foot commercial 

building located in the south-western 

corner of the property that was 

previously used as a bank (Figure 1). 

There is a large off-street parking area 

serving both the 112,985 square foot 

structure and the former bank. There 

are nineteen (19) off-street parking 

spaces located directly adjacent to the 

former bank as well as 622 off-street 

spaces serving the entire property. 

 

      Figure 1: St. Michaels Bank Site Plan - 1993 
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Item 3d, SE-1346, BGFY LLC 

Board of Zoning Appeals 

December 17, 2024 

Page 3 

 

 
Figure 2: The Shoppes at Eaton – PUD Site Plan 1993 

 

Surrounding Properties –  

 

 Land Use Zoning District(s) Future Planned 

Land Use 

South Commercial CG Commercial 

East Commercial CG Commercial 

North Commercial CG Commercial 

West Commercial CG Commercial 
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Item 3d, SE-1346, BGFY LLC 

Board of Zoning Appeals 

December 17, 2024 

Page 4 

 

 
Figure 3: Vicinity Map  

PROPOSAL: The applicant is proposing to operate a cannabis dispensary on a property zoned 

PUD with an underlying CG zoning district. Within PUDs, §28-701.D establishes the process for 

establishing uses that are permitted by special exception in the underlying Zoning District. 

Requests to establish any use that is permitted by special exception in the underlying Zoning 

District are reviewed through the normal special exception process for pre-existing PUD’s.  The 

location of the proposed dispensary is within the vacant 2,700 square foot bank building located 

in the south western corner of the property. The applicant has obtained a conditional license from 

the Maryland Cannabis Administration to operate a standard dispensary within Talbot County. 

The dispensary will be open to the public Monday through Sunday from 9:00 am to 9:00 pm and 

will employ an estimated 30 individuals. Odor control technology will be installed as required by 

the Town of Easton Zoning Ordinance. 

 

BACKGROUND:  

Town Ordinance 809 1passed by the Town Council in April of 2024, amended the Zoning 

Ordinance to permit cannabis dispensaries by special exception within the Central Business (CB) 

and Commercial General (CG) Zoning District subject to supplemental standards. These 

supplemental standards are as follows (§28-1007.2.A.18): 

 

 
1 In addition to regulating cannabis dispensaries, Ordinance 809 also introduced requirements for other cannabis 

related uses including cannabis growing and processing facilities. The Ordinance also prohibits cannabis 

establishments with on-site consumption. 
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Item 3d, SE-1346, BGFY LLC 

Board of Zoning Appeals 

December 17, 2024 

Page 5 

 

a. A cannabis dispensary shall be licensed and operate in accordance with State of 

Maryland regulations for such use pursuant to COMAR 10.62.01 to 10.62.35. 

 

b. No medical cannabis dispensary shall be permitted within five hundred feet (500')   

(measured from the closest portion of the affected properties) of any of the following 

uses: Pre-existing Schools, Colleges & Universities, Pre-existing Houses of Worship, 

Pre-existing Family Day Care, Day Care Group, Day Care Small Group, Pre-

existing Public Park, playground, recreation center or library, one-half mile of 

another cannabis dispensary, or one hundred feet (100') of any property zoned for 

residential use. 

 

c. Owners/operators of a cannabis dispensary shall provide the Town with an up-to-

date local contact person (based in Talbot County) who shall be available and 

authorized to respond to complaints concerning any operational issues associated 

with the dispensary.  

 

d. All cannabis dispensaries shall install odor control technology, as necessary, in order 

to control ventilation at the establishment in such a manner that no odor from 

cannabis products can be detected outside the building on the same property or on 

adjacent properties or public rights-of-way, or within any other unit located within 

the same building as the cannabis dispensary, if the use occupies only a portion of the 

building. The Operator shall properly maintain all odor mitigation equipment to 

ensure maximum efficiency. Applicant shall provide certification by a Professional 

Engineer, Certified Industrial Hygienist, or other equivalently qualified professional 

that proposed odor control measures will effectively eliminate outdoor odors for all 

odor sources. 

 

e. A cannabis dispensary may not be open to the public prior to 9:00 a.m. or after 9:00 

p.m. Operations not involving the public, such as stocking of shelves, completion of 

booking, etc., may occur outside this window. 

 

f. The parking requirement for cannabis dispensaries shall be determined by a detailed 

traffic impact analysis provided by a petitioner for said use that is based on the following 

information provided by the dispensary: 

* Sales data - data which includes a sales transaction timestamp (hour, minute, 

day of week) at a comparable location for that brand. 

* Hours of operation - intended hours of operation for the development. 

* Number of employees - intended employees, staffing levels, and scheduling 

information. It should be emphasized that this information will likely be collected 

from another location or franchise owned by the petitioner.  

 

In no case shall a cannabis dispensary provide parking at a ratio of less than 2 spaces 

for every three employees on the maximum shift plus 7 spaces for every 1,000 SF unless a 

parking deviation is requested by the Applicant and approved by the Planning 

Commission pursuant to the provisions of Section 28-1001.3C of the Zoning Code. 
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Item 3d, SE-1346, BGFY LLC 

Board of Zoning Appeals 

December 17, 2024 

Page 6 

 

 

OUTSTANDING ISSUE: 

1. There is an existing house of worship located at 29512 Canvasback Drive. Per 

supplemental standard b for cannabis dispensaries, no such use shall be permitted within 

500 feet of an existing house of worship. This distance is measured from the closest 

portion of the affected properties. The property that the proposed cannabis dispensary 

will be located upon is located within 500 feet of a property containing a pre-existing 

house of worship (Figure 4). Note that the former bank is located well in excess of 500’ 

from the House of Worship, but because the Zoning Code specifies that measurements 

are from the edge of property and the property involves the whole shopping center, it 

does not satisfy this separation requirement.  A subdivision which carves out the site of 

the proposed dispensary would meet the distance requirement. 

 

 
Figure 4: House of Worship 500’ Buffer 

 

POLICY ANALYSIS (SPECIAL EXCEPTION): 

a. The proposed use conforms in all aspects to minimum requirements of the district in 

which it is located. 

 

Analysis – Cannabis dispensaries are regulated through supplemental standards found in §28-

1007.2.A.18 of the Town Code (See Background Section). Of these supplemental standards, the 

applicant’s proposal meets all of these requirements with the exception of the 500-foot 

separation between a property containing a pre-existing house of worship. In regards to 

conformance with standards specific to the CG zoning district, the existing structure meets this 

zoning district’s minimum setback, height, and lot coverage requirements.  
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b. The proposed use is not adversely affecting the health, safety, and general welfare of 

residents of the area. 

 

Analysis – The surrounding area is commercial in nature with the nearest residential property 

being located approximately 1,200 feet from the structure. The proposed use is consistent with 

the commercial nature of this property as well as the surrounding properties. 

 

c. The proposed use will not interfere with the adequate and orderly provision of public 

facilities necessary to service the area or the proposed special exceptions; 

 

Analysis – The proposed use should not generate any additional demand for public facilities. 

This structure has previously been used for commercial purposes that place a compatible demand 

on public facilities.  

 

d. The proposed use will not create congestion in the streets or undue traffic hazards, and 

that adequate egress and ingress are provided; 

 

Analysis – A traffic impact analysis was performed by Lenhart Traffic Consulting Inc. that finds 

“the proposed redevelopment will not significantly increase traffic volume on any road segment 

or intersection within the study area.” There is more than adequate off-street parking to serve this 

use located directly adjacent to the structure and elsewhere within the shopping center. 

 

e. The proposed use will not adversely affect the area and surrounding property due to 

adverse environmental characteristics including undue smoke, odor, noise, improper 

drainage, or inadequate access; 

 

Analysis – Odor is the major concern typically associated with cannabis related uses, though 

more common with processing and/or grow facilities than a dispensary. The Town’s standards 

for cannabis dispensaries require that the applicant install odor control technologies to mitigate 

this potential adverse effect. Staff supports a condition requiring the applicant to provide 

certification from a qualified professional that proposed odor control technologies will 

effectively mitigate any odors associated with this use. The proposed use is commercial in nature 

and is not proposing any additional development that would affect drainage or access. 

 

f. The proposed use will not adversely affect the established character of the area. 

 

Analysis – The surrounding area is overwhelmingly commercial in nature which is consistent 

with the proposed use. 

 

g. The proposed use shall be in conformity with the provisions of the Easton 

Comprehensive Plan including those provisions of the Comprehensive Plan relating to 

design and performance standards for the development or redevelopment of land. In 

addition to the criteria set forth elsewhere herein when considering an application for 

additional principal uses upon an approved lot, the proposed additional uses shall be 

compatible and complementary and uses customarily found near or in conjunction with 
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one another. This provision may not be used to permit shopping centers which are 

governed by other provisions of this Ordinance. 

 

Analysis - The Comprehensive Plan’s future land use map identifies this property as appropriate 

for commercial uses which is consistent with what is proposed. 

 

RECOMMENDED CONDITIONS: 

1. Prior to the issuance of an occupancy permit, the applicant shall provide the Town with an 

up-to-date local contact person (based in Talbot County) who shall be available and 

authorized to respond to complaints concerning any operational issues associated with the 

dispensary. 

2. Prior to the issuance of an occupancy permit, the applicant shall provide certification by a 

Professional Engineer, Certified Industrial Hygienist, or other equivalently qualified 

professional that proposed odor control measures will effectively eliminate outdoor odors 

for all odor sources.  

3. The cannabis dispensary shall not be open to the public prior to 9:00 a.m. or after 9:00 

p.m. Operations not involving the public, such as stocking of shelves, completion of 

booking, etc., may occur outside this window. 

4. A subdivision plat shall be recorded prior to issuance of a building permit. The newly 

created lot upon which the cannabis dispensary will operate must meet the minimum 

separation requirements for cannabis dispensaries found in §28-1007.2.A.18 of the Town 

Code. 

5. Any subsequent change in ownership, tenancy, or operation will require a new application 

and approval for the continuation of the special exception use. 

6. The applicant shall obtain a certificate of occupancy within two (2) years after the date the 

special exception is granted. Failure to obtain a certificate of occupancy by December 17, 

2026 shall void this approval. 

 

DRAFT MOTIONS: 

 

1. I move that the Board of Zoning Appeals approve with staff’s recommended 

conditions Special Exception 1346 based on the following findings… 

 

OR 

  

2. I move that the Board of Zoning Appeals deny Special Exception 1184 based on the 

following findings… 

 

OR 

  

3. I move an alternate motion. 
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‭TOWN OF‬

‭EASTON‬
‭ENGINEERING DEPARTMENT‬

‭DATE:‬ ‭December 16, 2024‬

‭TO:‬ ‭Mike Lenhart - Lenhart Traffic Consulting, Inc.‬

‭cc:‬ ‭Sierra Clem - Town of Easton‬

‭FROM:‬ ‭Rick Van Emburgh, P.E. – Town Engineer‬

‭SUBJECT:‬ ‭Easton Dispensary‬
‭Traffic Impact Analysis Review‬

‭I reviewed the Application for the Subject project received on November 21, 2024.‬

‭The‬‭Traffic Impact Analysis‬‭is‬‭Acceptable to the Engineering Department.‬

‭Please contact me if you have any questions. Thank you.‬

‭END OF DOCUMENT‬

‭P.O. Box 520, Easton, Maryland 21601‬
‭410-820-8822‬

‭Engineering@EastonMD.gov‬‭- www.EastonMD.gov‬
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  Wes Moore, Governor  -  Aruna Miller, Lt. Governor - William Tilburg, Director 

RR10/1/2024 

Noah Alan Matten 
BGFY LLC 
bgfyllc@gmail.com 

Dear Noah Alan Matten 

Congratulations!  This letter is to inform you that BGFY LLC has been awarded a Conditional 
License to operate a Standard Dispensary - Talbot by the Maryland Cannabis Administration! 

Next Steps 

The next step in the licensing process is to complete and submit a Supplemental Application. A 
Conditional Licensee must complete the Supplemental Application and provide any requested 
supporting documentation in order to be considered for final licensure. The Supplemental 
Application must be submitted to the Maryland Cannabis Administration (MCA) within six 
months of the award of a Conditional License, or 4/3/2025. Additionally, under statute 
conditional licensees must be operational within 18 months from the award of a Conditional 
License, or 4/3/2026. Failure to submit the Supplemental Application within 6 months of award, 
or become operational within 18 months of award, may result in recession of the conditional 
license.     

During the Conditional License period you must also secure a location for the business and 
complete any necessary build-out of the premises in coordination with your assigned MCA 
investigator, Tyson Brice at tyson.brice1@maryland.gov.  

The location of a licensed cannabis business is limited to the region or jurisdiction in which the 
business applied and was awarded. A Conditional Licensee must notify the MCA, through their 
assigned investigator, once legal control of a location has been established. This means upon 
signing a Letter of Intent or lease, whichever occurs first, a conditional licensee must notify the 
MCA and provide a copy of the letter or lease. The licensee must also demonstrate planning 
and zoning approval by the relevant county or municipal zoning authority prior to MCA issuing a 
final license. The MCA has developed this tool to assist with conditionally licensed standard 
dispensaries in exploring which areas may comply with the current statutory restrictions on 
licensed locations. This tool should only be used for educational purposes, and does not 
constitute local approval, as the local planning and zoning authorities may reduce, or in certain 
instances increase these limitations.   

A Conditional Licensee may bring on additional equity investors, provided that any transfers 
comply with the guidance issued by MCA on April 17, 2024. 
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Important Reminders 

• During the Conditional License phase, the conditional licensee may not grow, process,
or distribute cannabis.

• A Conditional License is not transferable - it may not be sold, gifted, or
otherwise       transferred.

• Any changes to the business ownership, name, structure or other material aspects of the
conditional licensee’s application must be submitted to MCA for review and approval.

o For any proposed changes to ownership, please submit this form to MCA for
review and approval.

o For any other proposed changes (e.g., legal name, business name), please
complete and return Attachment A (included below) to your assigned MCA
investigator. Any necessary supporting documentation should accompany the
submission of Attachment A.

• The Cannabis Reform Act requires that a conditional licensee become operational within
18 months of the date of this letter.  If the conditional licensee fails to become
operational in that time period, the MCA may rescind the conditional license.

• A complete Supplemental Application includes demonstrating that you have obtained
adequate capitalization as described in the Application Instructions.

MCA will contact you in the next few weeks with information on a webinar to discuss the 
requirements of the supplemental application. The webinar will include information on avoiding 
or troubleshooting common challenges and issues businesses face in completing the 
supplemental application and becoming operational, and responses to frequently asked 
questions.    

Questions should be sent via email to your assigned MCA investigator, Tyson Brice at 
tyson.brice1@maryland.gov. 

Thank you for your continued collaboration. MCA looks forward to working with you, 

Will Tilburg 
Director 
Maryland Cannabis Administration 

Attachment A: Updated Information Form 
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Date: _______________________________________ 

Entity Name: ________________________________ 

Lottery Number:______________________________ 

Primary Contact Name:________________________ 

Primary Contact Email:________________________ 

Brief description of Change: 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

________________________________________________________________________________ 

Does this change affect any document(s) previously submitted to the MCA? If so - please identify 

which document, and provide as a separate attachment to the MCA updated document(s): 

□ Yes

□ No

Document Name:_______________________________________________________ 
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Special Exception Findings 

a. The proposed use conforms in all aspects to minimum requirements of the district in which

it is located;

Applicant Response: 

The building and other site improvements already exist and are in conformance with applicable 

standards.  The existing building was built and most recently used as a bank.  This application 

seeks to adaptively reuse the existing building for a cannabis dispensary use.  The building will be 

cleaned up and fitted out as necessary to accommodate the new use, all in accordance with all 

applicable building requirements.  The renovations will include the installation of systems required 

to comply with the odor control requirements for this type of use as stated in §28-1007.2 A. 18. D. 

of the Code.  The planned dispensary will also meet the separation requirements set forth in the 

Code, requiring that the use be located more than 500’ from any church, school, daycare, park, 

recreation center or library; more than ½ mile from another cannabis dispensary; and more than 

100’ from any residentially zoned property.  Operationally the dispensary will be open from 9:00 

AM to 9:00 PM, and will provide more than the minimum number of parking spaces required for 

this use under the Code.  

b. The proposed use is not adversely affecting the health, safety, and general welfare of

residents of the area;

Applicant Response: 

The proposed retail use will be located within an established commercial shopping center.  No 

adverse impact to health, safety or general welfare will occur.  The proposed dispensary will offer 

products that are desirable to many Easton residents, and that are currently not available through 

a licensed dispensary located within the Town or even Talbot County.  The shopping center was 

approved by the town and built for the purpose of accommodating retail establishments.  The 

planned reuse of this vacant building will fill an empty storefront, enhance the vibrancy of the 

existing shopping center and avoid additional greenfield development.   

c. The proposed use will not interfere with the adequate and orderly provision of public

facilities necessary to service the area or the proposed special exceptions;

Applicant Response: 

No change to the demands on public facilities or services are anticipated.  The site is already 

developed, and is already served by public streets and utilities – no changes are proposed.  The 

shopping center is already covered by existing municipal services such as police and fire services, 

no changes are proposed.  The commercial use will not impact other public facilities such as 

schools and/or parks.     
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d. The proposed use will not create congestion in the streets or undue traffic hazards, and 

that adequate egress and ingress are provided; 

 

Applicant Response:  

 

The submitted traffic impact study confirms that the use will not degrade traffic conditions.  The 

re-tenanting of the building is projected to produce less traffic than the former bank.  No adverse 

change is anticipated to occur to any nearby street and/or intersection as a result of the proposed 

use.  

 

 

e. The proposed use will not adversely affect the area and surrounding property due to 

adverse environmental characteristics including undue smoke, odor, noise, improper 

drainage, or inadequate access; 

 

Applicant Response:  

 

The dispensary will be located within an existing building within an established shopping center.  

The nature and level of activity will be consistent with other retail uses within this center and the 

surrounding context.  For any new dispensary, the Code requires that a special odor control system 

be installed to eliminate odors that may otherwise leave the building – the Applicant will install 

such a system in compliance with the regulations.  The use does not produce smoke.  Drainage and 

access patterns associated with the shopping center are established and are not proposed to be 

modified or adversely impacted by the proposed use.      

 

 

f. The proposed use will not adversely affect the established character of the area. 

 

Applicant Response:  

 

The character of this area is defined by the existing retail shopping center, including the existing 

building.  This Application merely proposes to fill and existing commercial building with a retail 

use.  The approval of this application will not adversely affect the character of the area, and in fact 

will benefit the center by filling a vacant space and providing additional retail goods to patrons of 

the center.   

 

 

g. The proposed use shall be in conformity with the provisions of the Easton Comprehensive 

Plan including those provisions of the Comprehensive Plan relating to design and 

performance standards for the development or redevelopment of land. In addition to the 

criteria set forth elsewhere herein when considering an application for additional principal 

uses upon an approved lot, the proposed additional uses shall be compatible and 

complimentary and uses customarily found near or in conjunction with one another. This 

provision may not be used to permit shopping centers which are governed by other 

provisions of this Ordinance. 
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Applicant Response:  

 

The proposed cannabis dispensary will be located within an existing building within an existing 

shopping center.  The subject area is shown in the Comprehensive Plan as a commercial area, 

which this use is consistent with.  The Comprehensive Plan strongly supports infill development 

and the adaptive reuse of existing buildings.  The use of an existing building avoids the additional 

development of an existing greenfield and fills a vacancy in an existing shopping center – thereby 

making the center more vibrant. 
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Statement of Use for Cannabis Dispensary Special Exception 

The dispensary will provide medical and adult use cannabis products to qualified patients in 
accordance with all state and local regulations. Below is a detailed explanation of how the business 
will be operated, including hours of operation, employee and clientele expectations, traffic impacts, 
and any special equipment or conditions proposed. 

Hours of Operation 

The proposed dispensary will be open to the public during the following hours: 

• Monday through Sunday: 9:00 AM to 9:00 PM

Number of Anticipated Employees and Occupants 

The dispensary will employ an estimated 30 individuals, including: 

• Operations Staff: 5 part and full time employees who will assist with receiving and managing
inventory of cannabis.

• Sales Staff: 20 part and full time employees who will assist customers with selecting
appropriate products and completing transactions.

• Management and Administrative Staff: 5 full-time individuals handling employee
management, operations, record-keeping, and regulatory compliance.

Clientele and Traffic Impact 

The dispensary will serve medical cannabis patients who are registered with the State of Maryland’s 
Medical Cannabis Commission along with adults who have state ID proving they are over 21 years of 
age. We anticipate an average of 300 patient visits per day, with peak times occurring in the late 
morning and early evening. 

We have carefully considered the location's proximity to nearby roads and other businesses. We 
expect minimal disruption to local traffic as there are multiple entries off of Elliott Road and the 
location houses both a Giant Foot and Walmart which sees much higher traffic of customers than we 
expect to.  

Special Equipment, Conditions, or Limitations 

The dispensary will be equipped with the following specialized systems and safety measures: 

• Security Systems: The dispensary will feature state-of-the-art security systems, including
video surveillance cameras, alarm systems, and access control systems, to ensure the
safety of patients, customers, employees, and the facility.

• Product Storage and Handling: Cannabis products will be stored in compliance with all
state and local regulations, including locked, climate-controlled areas for storage. Following
state regulations, there will be no cannabis products on the sales floor and all product will be
locked up in our vault outside of business hours. We will utilize safe and secure dispensing
equipment to ensure that all products are handled safely and accurately.
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• Compliance with Local Regulations: The dispensary will comply with all zoning, health, and 
safety regulations, and will undergo regular inspections by local and state authorities to 
ensure ongoing compliance. In addition, we will adhere to all hours-of-operation restrictions, 
signage requirements, and any other conditions imposed 

Conclusion 

We are committed to operating the dispensary in a manner that is respectful to the surrounding 
community while providing safe, legal, and compassionate access to medical cannabis for those in 
need. We will take all necessary steps to minimize any potential impacts on traffic, parking, and 
neighborhood quality of life, and are prepared to work collaboratively with local officials to ensure 
our operations meet all regulatory requirements. 

We appreciate your consideration of this Special Exception request and look forward to working with 
the Town of Easton to bring this valuable service to the community. 
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November 18, 2024 

Easton Board of Zoning Appeals 
Town of Easton 
14 South Harrison Street 
P.O. Box 520 
Easton, Maryland 21601 

Re: Easton Board of Zoning Appeals Special Exception Application 
8223 Elliott Road, Easton, Maryland 

Ladies and Gentlemen: 

Please be advised that 8223 Elliot RD, LLC, the owner of the above captioned 
property (the “Property”), supports the Application by BGFY, LLC, as contract purchaser, 
seeking a Special Exception to authorize the operation of a cannabis dispensary on a 
portion of the Property (with such property, the former PNC Bank, to be subdivided as its 
own stand-alone parcel, creating a new parcel separate from the shopping center).  This 
letter shall also confirm that in addition to the nineteen (19) parking spaces located upon 
the site where the dispensary is proposed, 8223 Elliot RD, LLC has agreed to allow 
overflow parking within the shopping center parking lot authorizing the use of an additional 
twenty-five (25) adjacent parking spaces located within the Shoppes at Easton Shopping 
Center, or however many spaces would be required.  

Sincerely,  

8223 ELLIOT RD, LLC 

By: 

            Name: William C. Prentice 

Title: Director of Development 

 8223 ELLIOT RD LLC 
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Section 1 Introduction 

1.1 

1.2 

Project Description 

This Traffic Impact Analysis (TIA) has been prepared for the proposed re-
tenanting of a previous bank building at the Shoppes at Easton shopping center, in 
Easton, Maryland.  This study is not a requirement of the Town of Easton, but 
rather is a requirement by the State of Maryland for the issuance of a dispensary 
permit.

The site was previously developed with a 2,700 square foot bank with a drive-
through lane and is proposed to be re-leased with a 2,700 square foot marijuana 
dispensary. The subject site is accessed via the driveways for the overall shopping 
center along Elliott Road. 

Scope of Study 

This TIA has been prepared in accordance with a scoping agreement coordinated 
with the Town of Easton. The Highway Capacity Manual (HCM) and Critical 
Lane Volume (CLV) methodologies were utilized to evaluate the study 
intersections per Town of Easton requirements.  
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Exhibit Map
1

Trip Generation Memo Site Location

2

1

4

Site
(Old PNC Bank)

5

3

Study Intersections:
1. MD 328 at Elliott Road
2. Elliott Road at Teal Drive
3. Elliott Road at N. Shopping Center Driveway
4. Elliott Road at Main Shopping Center Driveway
5. MD 331 at Elliott Road
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Section 2 Existing Conditions 

2.1 Description of Road Network 

The key roads in the study area are: 
• MD 328 (Matthewstown Road) – a two-lane roadway classified as a major

collector. The posted speed limit is 30 MPH.
• MD 331 (Dover Road) – a two-lane roadway classified as a minor arterial. The

posted speed limit is 30 MPH.
• Elliott Road – a two-lane roadway classified as a local road. The roadway has

a posted speed limit of 30 MPH.

2.2 Existing Lane Configurations 

The Lane Use & Traffic Control Devices are shown on Exhibit 2. 

2.3 Existing Traffic Counts 

Peak hour turning movement counts were conducted and are shown on Exhibits 3a 

and 3b for the weekday and Saturday peak hours, respectively. 
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Section 3 Background Conditions 

3.1 Annual Growth 

A 1.0% growth rate was confirmed for use in the scoping coordination for this 
report. The resulting background peak hour volumes are shown on Exhibits 4a and 

4b for the weekday and Saturday peak hours, respectively.  

3.2 Background Developments 

No background developments were identified that will impact the intersections 
within the study area. However, the previous use for the subject pad site, the 2,700 
square foot bank, is currently vacant, thus not generating any vehicular trips. Trips 
associated with the previous bank use are generated and assigned in Appendix C. 
Exhibits C-2a and C-2b provide the trip assignment for the previous bank use for 
the weekday and Saturday peak hours, respectively.  

3.3 Background Traffic Volumes 

The background peak hour volumes are shown on Exhibits 5a and 5b. These 
volumes were obtained by combining the base peak hour volumes (Exhibits 4a and 
4b) with the trips associated with the previous bank use on the subject site (Exhibits 
C-2a and C-2b). By including the trips associated with the previous bank use in the
background peak hour volumes, this traffic impact analysis evaluates the true
impacts of the proposed development on what was previously developed on the
subject site.

10 of 121

Page 263 of 383



 () 0 (0)

 () 506 (304)

Goldsborough St  () MD 328 127 (161)

() (0) 0 MD 328

() (378) 198

() (411) 195

77 (89)

0 (0)

7 (29)

(0) 0 Teal Dr

(0) 0

(0) 0

29 (94)

0 (0)

6 (32)

(0) 0 Shopping Center

(0) 0

(0) 0

53 (142)

 () 33 (39) 0 (0)

 () 735 (392) 73 (160)

Dover Rd  () MD 331 0 (0) Shopping Center

() (318) 186 MD 331

() (498) 325 (0) 0

() (0) 0

(0
) 

0

(0
) 

0

(3
4

) 
1

4

0
 (

0
)

6
4

 (
1

6
0

)

6
6

 (
1

6
6

)

(2
5

) 
2

8

(0
) 

0

(2
8

0
) 

1
3

9

Traffic Impact Analysis Weekday Base
Exhibit Peak Hour Volumes

Lenhart Traffic Consulting, Inc. 4a
Key:    xx = AM Peak Vol's    (xx) = PM Peak Vol's

Traffic Engineering & Transportation Planning

E
lli

o
tt
 R

d

(0
) 

0

(1
7

1
) 

1
0

5

(1
8

0
) 

1
1

5

U
S

 5
0

()
 

()
 

()
 

(0
) 

0

 (
)

 (
)

 (
)

U
S

 5
0

1
4

5
 (

3
4

7
)

0
 (

0
)

(0
) 

0

(3
4

8
) 

1
4

0

0
 (

0
)

E
lli

o
tt
 R

d

0
 (

0
)

1
2

8
 (

3
0

2
)

3
5

 (
1

3
3

) E
lli

o
tt
 R

d

(0
) 

0

(2
0

7
) 

5
3

0
 (

0
)

1
6

1
 (

4
0

7
)

1
3

4
 (

1
9

5
)

0
 (

0
)

M
ill

s
tr

e
a

m
 D

r

U
S

 5
0

()
 

()
 

()
 

E
lli

o
tt
 R

d (2
5

4
) 

1
4

6

 (
)

 (
)

 (
)

U
S

 5
0

0
 (

0
)

0
 (

0
)

Growth Rate

Years of Growth

Total Growth

1%

3

1.030

1

2

5

3

4

3

4

6

7

11 of 121

Page 264 of 383



 ()  [0]

 ()  [356]

Goldsborough St  () MD 328  [150]

() [0] MD 328

() [203] 

() [303] 

 [79]

 [0]

 [31]

[0] Teal Dr

[0] 

[0] 

 [68]

 [0]

 [27]

[0] Shopping Center

[0] 

[0] 

 [134]

 ()  [40]  [0]

 ()  [454]  [162]

Dover Rd  () MD 331  [0] Shopping Center

() [266] MD 331

() [265] [0] 

() [0] [0
] 

[0
] 

[3
3

] 

 [
0

]

 [
1

2
9

]

 [
1

4
3

]

[3
3

] 

[0
] 

[2
2

5
] 

Traffic Impact Analysis Weekend Base
Exhibit Peak Hour Volumes

Lenhart Traffic Consulting, Inc. 4b
Key:    [xx] = Midday Saturday Peak Vol's

Traffic Engineering & Transportation Planning

E
lli

o
tt
 R

d

[0
] 

[1
2

9
] 

[1
6

6
] 

U
S

 5
0

()
 

()
 

()
 

[0
] 

 (
)

 (
)

 (
)

U
S

 5
0

 [
2

9
8

]

 [
0

]

[0
] 

[2
6

0
] 

 [
0

]

E
lli

o
tt
 R

d

 [
0

]

 [
2

6
4

]

 [
9

5
]

E
lli

o
tt
 R

d

[0
] 

[1
0

7
] 

 [
0

]

 [
3

2
8

]

 [
1

2
9

]
 [
0

]

M
ill

s
tr

e
a

m
 D

r

U
S

 5
0

()
 

()
 

()
 

E
lli

o
tt
 R

d

[2
3

0
] 

 (
)

 (
)

 (
)

U
S

 5
0

 [
0

]

 [
0

]

1% Growth Rate

3 Years of Growth

1.030 Total Growth

1

2

5

3

4

3

4

6

7

12 of 121

Page 265 of 383



 () 0 (0)

 () 506 (304)

Goldsborough St  () MD 328 129 (163)

() (0) 0 MD 328

() (378) 198

() (424) 202

77 (89)

0 (0)

7 (29)

(0) 0 Teal Dr

(0) 0

(0) 0

34 (106)

0 (0)

7 (35)

(0) 0 Shopping Center

(0) 0

(0) 0

54 (146)

 () 33 (39) 0 (0)

 () 735 (392) 77 (170)

Dover Rd  () MD 331 0 (0) Shopping Center

() (331) 193 MD 331

() (498) 325 (0) 0

() (0) 0

(0
) 

0

(0
) 

0

Traffic Impact Analysis Weekday Background
Exhibit Peak Hour Volumes

Lenhart Traffic Consulting, Inc. 5a
Key:    xx = AM Peak Vol's    (xx) = PM Peak Vol's

Traffic Engineering & Transportation Planning

U
S

 5
0

()
 

()
 

()
 

(0
) 

0

E
lli

o
tt
 R

d

(0
) 

0

(1
7

1
) 

1
0

5

(1
9

3
) 

1
2

2
(3

4
) 

1
4

0
 (

0
)

6
5

 (
1

6
3

)

6
8

 (
1

7
0

)

 (
)

 (
)

 (
)

U
S

 5
0

1
5

0
 (

3
6

0
)

0
 (

0
)

(2
8

4
) 

1
4

0

(0
) 

0

(3
6

4
) 

1
4

6

(2
5

) 
2

8

(0
) 

0

0
 (

0
)

E
lli

o
tt
 R

d

0
 (

0
)

1
3

0
 (

3
0

6
)

4
2

 (
1

4
4

) E
lli

o
tt
 R

d

(2
6

7
) 

1
5

1

(0
) 

0

(2
1

0
) 

5
4

0
 (

0
)

1
7

0
 (

4
2

2
)

1
3

4
 (

1
9

5
)

U
S

 5
0

()
 

()
 

()
 

E
lli

o
tt
 R

d

 (
)

 (
)

 (
)

U
S

 5
0

0
 (

0
)

0
 (

0
)

0
 (

0
)

M
ill

s
tr

e
a

m
 D

r

1

2

5

3

4

3

4

6

7

13 of 121

Page 266 of 383



 ()  [0]

 ()  [356]

Goldsborough St  () MD 328  [153]

() [0] MD 328

() [203] 

() [319] 

 [79]

 [0]

 [31]

[0] Teal Dr

[0] 

[0] 

 [83]

 [0]

 [31]

[0] Shopping Center

[0] 

[0] 

 [139]

 ()  [40]  [0]

 ()  [454]  [174]

Dover Rd  () MD 331  [0] Shopping Center

() [282] MD 331

() [265] [0] 

() [0] 

Traffic Impact Analysis Weekend Background
Exhibit Peak Hour Volumes

Lenhart Traffic Consulting, Inc. 5b
Key:    [xx] = Midday Saturday Peak Vol's

Traffic Engineering & Transportation Planning

 (
)

 (
)

 (
)

U
S

 5
0

 [
3

1
4

]

 [
0

]

E
lli

o
tt
 R

d

[0
] 

[1
2

9
] 

[1
8

2
] 

U
S

 5
0

()
 

()
 

()
 

[0
] 

[0
] 

[0
] 

[0
] 

[2
3

0
] 

 [
0

]

E
lli

o
tt
 R

d

[3
3

] 

 [
0

]

 [
1

3
3

]

 [
1

4
8

]

U
S

 5
0

()
 

()
 

()
 

E
lli

o
tt
 R

d

[2
4

6
] 

 [
0

]

 [
2

6
9

]

 [
1

0
9

]

E
lli

o
tt
 R

d

[0
] 

[1
1

1
] 

 [
0

]

 [
3

4
7

]

 [
1

2
9

]

[0
] 

[2
8

0
] 

[3
3

] 

 (
)

 (
)

 (
)

U
S

 5
0

 [
0

]

 [
0

]

 [
0

]

M
ill

s
tr

e
a

m
 D

r

1

2

5

3

4

3

4

6

7

14 of 121

Page 267 of 383



Section 4 Projected Conditions with Site 

4.1 

4.2 

4.3 

4.4 

Site Trip Generation 

The site is proposed to be re-tenanted with a 2,700 square foot marijuana 
dispensary. The net trip generation for the proposed re-tenanting is detailed on 
Exhibit 6.  Trip generation rates were obtained from the ITE Trip Generation 
Manual, 11th Edition. The trip generation exhibit was reviewed and approved 
during the scoping coordination for this project. 

Site Trip Distribution & Trip Assignment 

The trip distribution and assignment is shown on Exhibit 7a and 7b for the 
weekday and Saturday peak hours, respectively. Note that the trips associated with 
the previous use were included in the background conditions, and as such the net 
peak hour trips were assigned on these exhibits. In some cases, the previous use 
generated more in/out trips than the proposed dispensary so some movements have 
reduced volume with the redevelopment. These movements have negative trip 
assignment values to account for this reduction in trips. 

Total Traffic Volumes 

The Total Peak Hour Volumes are shown on Exhibits 8a and 8b for the weekday 
and Saturday peak hours, respectively.   

Projected Level of Service 

The total peak hour traffic volumes shown on Exhibits 8a and 8b were evaluated 
using the CLV and HCM methodologies. The results of the CLV analyses are 
shown on Exhibit 9 and indicate that all intersections operate at LOS A under total 
conditions. The results of the HCM analyses are shown on Exhibit 10 and indicate 
that each study intersection operates with LOS B or better, and each stop-controlled 
approach operates with LOS D or better, with the exception of the westbound left-
turn movement at Elliott Road & Shopping Center South Driveway during the 
evening peak hour. This movement operates with LOS E under background 
conditions with a delay of 38.9 seconds/vehicle. As discussed in Section 4.2, the 
previous bank use generated more trips than the proposed use for some of the in/out 
directional trip generation splits during the peak hours. Specifically, during the 
evening peak hour, the proposed use generates 3 fewer inbound and 3 fewer 
outbound trips than the previous bank use. This reduction is shown in the HCM 
results, as the delay of the westbound left-turn movement reduces to 38.3 
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seconds/vehicle under total conditions. Since the movement exceeds LOS D under 
background conditions, and is improved by the inherent trip reduction of the 
redevelopment, the proposed site should not be required to provide mitigation for 
this movement. 

The trip assignments on Exhibits 7a and 7b show how much vehicular traffic the 
proposed redevelopment will add on each roadway and intersection in the study 
area. As shown, the proposed redevelopment results has very little impact on the 
study intersections, and results in a reduction in vehicular traffic for some 
movements. 

The table below shows the total number of vehicles passing through each study 
intersection during the background (without the proposed development) and total 
(with the proposed development) conditions, along with the net increase in volume 
at each intersection due to the redevelopment. 

Intersection 
Peak Hour 

AM PM Sat. 

Int. 
1 

Total 1241 1744 1392 

Background 1240 1746 1388 

Net 1 -2 4 

Int. 
2 

Total 563 1122 903 

Background 562 1124 899 

Net 1 -2 4 

Int. 
3 

Total 368 907 759 

Background 367 909 755 

Net 1 -2 4 

Int. 
4 

Total 491 1009 908 

Background 491 1013 905 

Net 0 -4 3 

Int. 
5 

Total 1436 1616 1358 

Background 1436 1620 1355 

Net 0 -4 3 

As shown, the maximum increase in vehicular traffic at any of the study 
intersections is 15 vehicles, which occurs at Study Intersections 1 and 4 during the 
Saturday peak hour. For context, 15 additional vehicles per hour averages to only 1 
additional vehicle every 4 minutes during the peak hour.  

Based on the results of the level of service analyses, and the negligible increases in 
traffic volume expected with the redevelopment of the site, the proposed 
redevelopment will have minimal impact on the surrounding roadway and will not 
degrade the level of service at the study intersections. 
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Drive-in Bank (ksf, ITE-912) Trip Distribution (In/Out)

Morning Trips = 9.95 x ksf 58/42

Evening Trips = 21.01 x ksf 50/50

Midday Sat. Trips = 26.35 x ksf 51/49

Marijuana Dispensary (ksf, ITE-882) Trip Distribution (In/Out)

Morning Trips = 10.54 x ksf 52/48

Evening Trips = 18.92 x ksf 50/50

Midday Sat. Trips = 28.85 x ksf 50/50

In Out Total In Out Total In Out Total

Previous Drive-in Bank (ksf, ITE-912) 2,700 sq.ft. 16 11 27 28 29 57 36 35 71

Proposed Marijuana Dispensary (ksf, ITE-882) 2,700 sq.ft. 15 13 28 25 26 51 39 39 78

Net Total Trips: -1 2 1 -3 -3 -6 3 4 7

NOTE: Trip Generation Rates obtained from the ITE Trip Generation Manual, 11th Edition

6

Trip Generation Rates 

Trip Generation Totals

AM Peak PM Peak Sat Mid-Day Peak

Traffic Impact Analysis Trip Generation for
Exhibit Site
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Traffic Impact Analysis Weekday Trip Assignment for
Exhibit Site

Lenhart Traffic Consulting, Inc. 7a
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Notes:
1. As shown on Exhibit 6, the
proposed development
generates fewer directional trips 
than the previous bank use
during the morning and evening 
peak hours. As such, some 
movements have fewer trips 
than the background conditions 
and therefore have negative 
volume to account for the 
decrease in trips to the site.

2. It is assumed that 75% of the
trips to/from the north along
Elliott Road will use Intersection
3 to enter/exit the site and 25%
will use Intersection 4.

3. It is assumed that 75% of
outbound trips to the south
along Elliott Road will use
Intersection 4 and 25% will use
Intersection 3. It is assumed that
all inbound trips from the south
will use Intersection 4.
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Traffic Impact Analysis Weekend Trip Assignment for
Exhibit Site

Lenhart Traffic Consulting, Inc. 7b
Key:    [xx] = Midday Saturday Peak Vol's
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Notes:

1. It is assumed that 75% of the
trips to/from the north along
Elliott Road will use Intersection
3 to enter/exit the site and 25%
will use Intersection 4.

2. It is assumed that 75% of
outbound trips to the south 
along Elliott Road will use 
Intersection 4 and 25% will use 
Intersection 3. It is assumed that 
all inbound trips from the south 
will use Intersection 4.
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1). MD 328 & Elliott Road A / A / A / Y

2). Elliott Road & Teal Drive A / A / A / Y

3). Elliott Road & Shopping Center (North) A / A / A / Y

4). Elliott Road & Shopping Center (South) A / A / A / Y

5). MD 331 & Elliott Road A / A / A / Y

1). MD 328 & Elliott Road A / A / A / Y

2). Elliott Road & Teal Drive A / A / A / Y

3). Elliott Road & Shopping Center (North) A / A / A / Y

4). Elliott Road & Shopping Center (South) A / A / A / Y

5). MD 331 & Elliott Road A / A / A / Y

1). MD 328 & Elliott Road A / A / A / Y

2). Elliott Road & Teal Drive A / A / A / Y

3). Elliott Road & Shopping Center (North) A / A / A / Y

4). Elliott Road & Shopping Center (South) A / A / A / Y

5). MD 331 & Elliott Road A / A / A / Y

582 633 636

769 808 810

675 715 717

466 518 522

569 602 605

Saturday Midday Peak Hour
Existing

CLV

Background

CLV

Total

CLV

L
O

S
 D

 o
r 

b
e

tt
e

r?

Critical Lane Volume (CLV) Level-of-Service Results

Level-of-Service Analyses

770 808 807

887 930 929

582
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S
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e

tt
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r?
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O
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 D

 o
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b
e

tt
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r?

203

Total

CLV

381

Results of CLV

Morning Peak Hour
Existing

CLV

Background

CLV

Traffic Impact Analysis 

Evening Peak Hour
Existing

CLV

Background

CLV

629

203189

Exhibit 

9

Total

CLV

627

401 401

633 657 658

349 372 372

926 961 960

657 704 700

755 791 789
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1). MD 328 & Elliott Road B / B / B /

2). Elliott Road & Teal Drive A / A / A /

Westbound Left/Right B / B / B /

Southbound Left/Through A / A / A /

3). Elliott Road & Shopping Center (North) A / A / A /

Westbound Left B / B / B /

Westbound Right A / A / A /

Southbound Left/Through A / A / A /

4). Elliott Road & Shopping Center (South) A / A / A /

Westbound Left B / B / B /

Westbound Right A / A / A /

Southbound Left/Through A / A / A /

5). MD 331 & Elliott Road A / A / A /

Eastbound Left B / B / B /

Southbound Right C / C / C /

1). MD 328 & Elliott Road B / B / B /

2). Elliott Road & Teal Drive A / A / A /

Westbound Left/Right C / C / C /

Southbound Left/Through A / A / A /

3). Elliott Road & Shopping Center (North) A / A / A /

Westbound Left C / C / C /

Westbound Right B / B / B /

Southbound Left/Through A / A / A /

4). Elliott Road & Shopping Center (South) A / A / A /

Westbound Left D / E / E /

Westbound Right B / B / B /

Southbound Left/Through A / A / A /

5). MD 331 & Elliott Road A / A / A /

Eastbound Left A / A / A /

Southbound Right C / C / C /

1). MD 328 & Elliott Road B / B / B /

2). Elliott Road & Teal Drive A / A / A /

Westbound Left/Right B / C / C /

Southbound Left/Through A / A / A /

3). Elliott Road & Shopping Center (North) A / A / A /

Westbound Left C / C / C /

Westbound Right B / B / B /

Southbound Left/Through A / A / A /

4). Elliott Road & Shopping Center (South) A / A / A /

Westbound Left C / D / D /

Westbound Right B / B / B /

Southbound Left/Through A / A / A /

5). MD 331 & Elliott Road A / A / A /

Eastbound Left A / A / A /

Southbound Right C / C / C /

14.0 14.1 14.1

Highway Capacity Manual (HCM) Level-of-Service Results

Morning Peak Hour
Existing

Delay

Background

Delay

Total

Delay

3.7 3.7 3.7

1.8 2.1 2.1

10.1 10.2 10.2

4.0

15.5 15.7 15.7

4.0 4.1 4.2

3.5 3.8 3.8

4.2 4.3 4.3

4.4 4.4

3.6 3.9 3.9

4.3 4.6 4.6

18.9 21.3 21.2

Traffic Impact Analysis Results of HCM
Exhibit Level-of-Service Analyses

10

10.7

9.7 9.9 9.9

18.7 20.7 20.6

5.0 5.2 5.2

6.0 6.6 6.6

30.4 38.9 38.3

4.0 4.0

10.9 11.2 11.2

1.8 2.1 2.1

9.2 9.2

10.8 11.1 11.1

20.1 21.7 21.7

8.2

12.0 12.4 12.4

9.4 9.5 9.5

3.6

8.2 9.8 9.7

Midday Saturday Peak Hour
Existing

Delay

Background

Delay

Total

Delay

Evening Peak Hour
Existing

Delay

Background

Delay

Total

Delay

20.3 22.5

10.9 11.1 11.1

22.4

11.0 11.0

3.3 3.6

4.2

3.5 3.6 3.6

14.4 15.4 15.5

14.3 14.4 14.4

15.9 17.4 17.6

10.1 10.3 10.3

3.1 3.2 3.2

2.9 3.3 3.4

22.4 26.8 27.1

10.3 10.5 10.5

2.7 3.0 3.0

7.3 8.3 8.4

9.7 10.0 10.0

18.7 20.9 21.1

4.9 5.0 5.0

6.2 6.9 7.0
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Section 5 Conclusions / Recommendations 

5.1 Results of Analyses 

This Traffic Impact Analysis (TIA) has been prepared for the proposed re-
tenanting of a previous bank building at the Shoppes at Easton shopping center,
in Easton, Maryland.  This study is not a requirement of the Town of Easton, but 
rather is a requirement by the State of Maryland for the issuance of a dispensary 
permit.

The site was previously developed with a 2,700 square foot bank with a drive-
through lane and is proposed to be re-leased with a 2,700 square foot marijuana
dispensary. The subject site is accessed via the driveways for the overall 
shopping center along Elliott Road. 

Based on the analyses contained in this report: 

• All study intersections operate at LOS A under existing, background, and
total conditions using the CLV methodology.

• All study intersections operate at LOS B or better and each stop-controlled
approach operates with LOS D or better under existing, background, and
total conditions, with the exception of the westbound left-turn movement at
Elliott Road & Shopping Center South Driveway during the evening peak
hour.

o The LOS exceeds LOS D under background conditions and actually
improves under total conditions as the proposed use generates fewer
trips than the previous use during the evening peak hour.

• As demonstrated, the proposed re-tenanting does not degrade the level of
service at the study intersections, and therefore meets the Town of Easton
requirements.

• The proposed redevelopment will not significantly increase traffic volume
on any road segment or intersection within the study area.

It should be reiterated that the 2,700 square foot building is existing and there is 
no requirement for an adequacy assessment to simply re-tenant an existing 
building within a shopping center.  However, these findings show the proposed
re-tenanting with a dispensary would meet the adequacy requirements of the
Town of Easton and has minimal impact on the surrounding road network. 
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Supplemental Information

Turning Movement Counts

Appendix A
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1

Robert Engel

From: Nick Driban
Sent: Monday, November 11, 2024 11:50 AM
To: Robert Engel
Subject: FW: TIA Scoping Exhibits for Easton Dispensary at Shoppes at Easton
Attachments: TIA Scoping Exhibits.pdf

From: Rick VanEmburgh <rvanemburgh@eastonmd.gov>  
Sent: Monday, November 11, 2024 10:05 AM 
To: Rich Baker <rbaker@mdot.maryland.gov> 
Cc: mlenhart <mlenhart@LENHARTTRAFFIC.COM>; Nick Driban <ndriban@LENHARTTRAFFIC.COM>; bgfyllc@gmail.com; 
Sierra Clem <sclem@eastonmd.gov>; Kody Cario <kcario@eastonmd.gov> 
Subject: Fwd: TIA Scoping Exhibits for Easton Dispensary at Shoppes at Easton 

Rich - 

Please see below. 

I spoke to Mike Lenhart and agree with his Scoping approach. I also agree with the 
comparison between the original bank use and proposed dispensary shown on the 
Exhibits. 

We will forward the Traffic Impact Analysis to you and your office when it is complete, 
but please let me know if there is anything you need at this time or anything specific 
you want Mike to look at. 

Thank you. 

Rick Van Emburgh, P.E. 
Town Engineer 
Town of Easton 
Engineering Department 
410-820-8822

---------- Forwarded message --------- 
From: mlenhart <mlenhart@lenharttraffic.com> 
Date: Wed, Nov 6, 2024 at 12:58 PM 
Subject: TIA Scoping Exhibits for Easton Dispensary at Shoppes at Easton 
To: Rick VanEmburgh <rvanemburgh@eastonmd.gov> 
Cc: mlenhart <mlenhart@lenharttraffic.com>, Nick Driban <ndriban@lenharttraffic.com>, 
bgfyLLC@gmail.com <bgfyLLC@gmail.com> 

Hi Rick, 
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2

  

As you may be aware, Noah Matton with BGFY LLC is pursuing a license for a dispensary in the old PNC bank 
building located within the Shoppes at Easton. 

  

The State of Maryland requires the inclusion of a Traffic Impact Analysis in the license application, and Mr. 
Matton has contracted with us to prepare this study.  I have attached a pdf containing the proposed scope of the 
Traffic Impact Study.  Please confirm this is acceptable based on the following. 

  

Exhibit 1 This contains the proposed study intersections and the site location map. 
    
Exhibit 2 This contains the trip generation rates and totals for the previous PNC bank 

and for the proposed dispensary.  You can see that this results in an increase 
in 1 AM peak hour trip, a reduction of 6 PM peak hour trips, and an increase 
of 7 Saturday peak hour trips.  This would not ordinarily require a Traffic 
Impact Study except that the license application with the State requires 
one.  This use will have no substantial impact as compared to the prior use, 
therefore this scope should be acceptable. 

  

I’ve also attached SHA historical data showing the growth in traffic along MD 328 and MD 331 between 2014 
and 2023, and the growth in traffic has been roughly 0%, however, we will propose to use a 1% growth for a 3 
year study period. 

  

We are not proposing the inclusion of any approved but unbuilt background developments for the following 
reason.  The PNC bank is an existing building within an existing shopping center and can be re-leased to any 
tenant subject to a building permit to re-tenant the space.  This is an existing and approved building, therefore, 
we are not proposing the inclusion of any background development. 

  

Thanks, 

Mike 

  

Mike Lenhart, P.E., PTOE 

President 

  

Office:    (410) 216-3333 (Ext. 1) 
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Trip Generation Memo Site Location
Exhibit Map

1

2

1

4

Site
(Old PNC Bank)

5

3

Study Intersections:
1. MD 328 at Elliott Road
2. Elliott Road at Teal Drive
3. Elliott Road at N. Shopping Center D/W
4. Elliott Road at Main Shopping Center D/W
5. MD 331 at Elliott Road
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Drive-in Bank (ksf, ITE-912) Trip Distribution (In/Out)

Morning Trips = 9.95 x ksf 58/42

Evening Trips = 21.01 x ksf 50/50

Midday Sat. Trips = 26.35 x ksf 51/49

Marijuana Dispensary (ksf, ITE-882) Trip Distribution (In/Out)

Morning Trips = 10.54 x ksf 52/48

Evening Trips = 18.92 x ksf 50/50

Midday Sat. Trips = 28.85 x ksf 50/50

In Out Total In Out Total In Out Total

Previous Drive-in Bank (ksf, ITE-912) 2,700 sq.ft. 16 11 27 28 29 57 36 35 71

Proposed Marijuana Dispensary (ksf, ITE-882) 2,700 sq.ft. 15 13 28 25 26 51 39 39 78

AM Increase = 1 PM Decrease = -6 Sat Increase = 7

NOTE: Trip Generation Rates obtained from the ITE Trip Generation Manual, 11th Edition

Trip Generation Rates 

Trip Generation Totals

AM Peak PM Peak

Traffic Impact Analysis Trip Generation for
Exhibit Site

2

Sat Mid-Day Peak
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TRAFFIC GROWTH PROJECTION
LOCATION: MD 331 - 1/4 Mile E of US 50

         REPORT DATE: 06-Nov-24
AVERAGE GROWTH: 0.20%

MATHEMATICAL GROWTH: -0.09%

Year ADT Volume Vol. increase % increase Average %
2014 11,812
2015 11,640 -172 -1.46% -1.46%
2016 11,861 221 1.90% 0.22%
2017 12,152 291 2.45% 0.97%
2018 12,330 178 1.46% 1.09%
2019 12,331 1 0.01% 0.87%
2020 10,302 -2,029 -16.45% -2.01%
2021 11,793 1,491 14.47% 0.34%
2022 11,864 71 0.60% 0.37%
2023 11,720 -144 -1.21% 0.20%
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TRAFFIC GROWTH PROJECTION
LOCATION: MD 328 - 1/2 Mile E of US 50

         REPORT DATE: 06-Nov-24
AVERAGE GROWTH: 0.02%

MATHEMATICAL GROWTH: -0.25%

Year ADT Volume Vol. increase % increase Average %
2014 10,132
2015 10,010 -122 -1.20% -1.20%
2016 10,201 191 1.91% 0.35%
2017 10,452 251 2.46% 1.05%
2018 10,240 -212 -2.03% 0.28%
2019 10,241 1 0.01% 0.23%
2020 8,552 -1,689 -16.49% -2.56%
2021 9,690 1,138 13.31% -0.29%
2022 9,751 61 0.63% -0.18%
2023 9,902 151 1.55% 0.02%

TRAFFIC GROWTH
MD 328 - 1/2 Mile E of US 50
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Elliott Road N/A MD 328 MD 328

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:00-7:15 0 24 0 6 0 0 0 0 0 0 0 0 38 28 0 0 23 92 0 0 211

7:15-7:30 0 30 0 11 0 0 0 0 0 0 0 0 27 29 0 0 21 125 0 0 243

7:30-7:45 0 30 0 10 0 0 0 0 0 0 0 0 40 37 0 0 27 132 0 0 276

7:45-8:00 0 40 0 11 0 0 0 0 0 0 0 0 47 57 0 0 39 161 0 0 355

8:00-8:15 0 20 0 5 0 0 0 0 0 0 0 0 42 45 0 0 21 110 0 0 243

8:15-8:30 0 40 0 23 0 0 0 0 0 0 0 0 51 41 0 0 31 121 0 0 307

8:30-8:45 0 42 0 12 0 0 0 0 0 0 0 0 52 46 0 0 32 99 0 0 283

8:45-9:00 1 54 0 18 0 0 0 0 0 0 0 0 45 40 0 0 27 97 0 0 282

## 7:00-8:00 0 124 0 38 0 0 0 0 0 0 0 0 152 151 0 0 110 510 0 0 1085

## 7:15-8:15 0 120 0 37 0 0 0 0 0 0 0 0 156 168 0 0 108 528 0 0 1117

## 7:30-8:30 0 130 0 49 0 0 0 0 0 0 0 0 180 180 0 0 118 524 0 0 1181

## 7:45-8:45 0 142 0 51 0 0 0 0 0 0 0 0 192 189 0 0 123 491 0 0 1188

## 8:00-9:00 1 156 0 58 0 0 0 0 0 0 0 0 190 172 0 0 111 427 0 0 1115

AM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:45-8:45 0 142 0 51 0 0 0 0 0 0 0 0 192 189 0 0 123 491 0 0 1188

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.08

Elliott Road N/A MD 328 MD 328

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:00-4:15 0 70 0 53 0 0 0 0 0 0 0 0 85 98 0 0 26 74 0 0 406

4:15-4:30 0 54 0 44 0 0 0 0 0 0 0 0 85 106 0 0 37 73 0 0 399

4:30-4:45 0 73 0 44 1 0 0 0 0 0 0 0 86 101 0 0 41 71 0 0 416

4:45-5:00 0 48 0 49 0 0 0 0 0 0 0 0 100 90 0 0 29 74 0 0 390

5:00-5:15 0 72 0 64 0 0 0 0 0 0 0 0 96 102 0 0 49 77 0 0 460

5:15-5:30 0 55 0 41 0 0 0 0 0 0 0 0 101 93 0 0 43 63 0 0 396

5:30-5:45 0 49 0 52 0 0 0 0 0 0 0 0 90 80 0 0 40 76 0 0 387

5:45-6:00 0 39 0 45 0 0 0 0 0 0 0 0 70 76 0 0 33 63 0 0 326

## 4:00-5:00 0 245 0 190 1 0 0 0 0 0 0 0 356 395 0 0 133 292 0 0 1612

## 4:15-5:15 0 247 0 201 1 0 0 0 0 0 0 0 367 399 0 0 156 295 0 0 1666

## 4:30-5:30 0 248 0 198 1 0 0 0 0 0 0 0 383 386 0 0 162 285 0 0 1663

## 4:45-5:45 0 224 0 206 0 0 0 0 0 0 0 0 387 365 0 0 161 290 0 0 1633

## 5:00-6:00 0 215 0 202 0 0 0 0 0 0 0 0 357 351 0 0 165 279 0 0 1569

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:15-5:15 0 247 0 201 1 0 0 0 0 0 0 0 367 399 0 0 156 295 0 0 1666

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.91

Intersection: MD 328 & Elliott Road

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Weekday Evening Peak Hour (4:00 pm - 6:00 pm)

  Hourly Totals

Peak Hour

Turning Movement Count

Friday, November 8, 2024

Weekday Morning Peak Hour (7:00 am - 9:00 am)
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6 #REF!

Elliott Road N/A MD 328 MD 328

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:00-10:15 0 48 0 21 0 0 0 0 0 0 0 0 49 54 0 0 33 74 0 0 279

10:15-10:30 0 47 0 24 0 0 0 0 0 0 0 0 52 66 0 0 32 104 0 0 325

10:30-10:45 0 62 0 29 0 0 0 0 0 0 0 0 38 71 0 0 47 78 0 0 325

10:45-11:00 0 57 0 23 0 0 0 0 0 0 0 0 52 66 0 0 35 89 0 0 322

11:00-11:15 0 57 0 28 0 0 0 0 0 0 0 0 55 91 0 0 32 75 0 0 338

11:15-11:30 0 57 0 21 0 0 0 0 0 0 0 0 51 71 0 0 30 78 0 0 308

11:30-11:45 0 51 0 33 0 0 0 0 0 0 0 0 61 55 0 0 24 84 0 0 308

11:45-12:00 0 57 0 26 0 0 0 0 0 0 0 0 50 80 0 0 23 77 0 0 313

12:00-12:15 0 49 0 29 0 0 0 0 0 0 0 0 40 74 0 0 27 89 0 2 308

12:15-12:30 0 59 0 26 0 0 0 0 0 0 0 0 54 71 0 0 25 71 0 0 306

12:30-12:45 0 55 0 31 0 0 0 0 0 0 0 0 45 71 0 0 25 74 0 0 301

12:45-1:00 0 64 0 30 0 0 0 0 0 0 0 0 56 62 0 0 25 75 0 0 312

1:00-1:15 0 43 0 27 0 0 0 0 0 0 0 0 58 77 0 0 24 63 0 0 292

1:15-1:30 0 57 0 30 0 0 0 0 0 0 0 0 51 71 0 0 29 70 0 0 308

1:30-1:45 0 48 0 24 0 0 0 0 0 0 0 0 61 81 0 0 31 80 0 0 325

1:45-2:00 0 51 0 26 0 0 0 0 0 0 0 0 57 63 0 0 23 71 0 0 291

## 10:00-11:00 0 214 0 97 0 0 0 0 0 0 0 0 191 257 0 0 147 345 0 0 1251

## 10:15-11:15 0 223 0 104 0 0 0 0 0 0 0 0 197 294 0 0 146 346 0 0 1310

## 10:30-11:30 0 233 0 101 0 0 0 0 0 0 0 0 196 299 0 0 144 320 0 0 1293

## 10:45-11:45 0 222 0 105 0 0 0 0 0 0 0 0 219 283 0 0 121 326 0 0 1276

## 11:00-12:00 0 222 0 108 0 0 0 0 0 0 0 0 217 297 0 0 109 314 0 0 1267

## 11:15-12:15 0 214 0 109 0 0 0 0 0 0 0 0 202 280 0 0 104 328 0 2 1239

## 11:30-12:30 0 216 0 114 0 0 0 0 0 0 0 0 205 280 0 0 99 321 0 2 1237

## 11:45-12:45 0 220 0 112 0 0 0 0 0 0 0 0 189 296 0 0 100 311 0 2 1230

## 12:00-1:00 0 227 0 116 0 0 0 0 0 0 0 0 195 278 0 0 102 309 0 2 1229

## 12:15-1:15 0 221 0 114 0 0 0 0 0 0 0 0 213 281 0 0 99 283 0 0 1211

## 12:30-1:30 0 219 0 118 0 0 0 0 0 0 0 0 210 281 0 0 103 282 0 0 1213

## 12:45-1:45 0 212 0 111 0 0 0 0 0 0 0 0 226 291 0 0 109 288 0 0 1237

## 1:00-2:00 0 199 0 107 0 0 0 0 0 0 0 0 227 292 0 0 107 284 0 0 1216

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:15-11:15 0 223 0 104 0 0 0 0 0 0 0 0 197 294 0 0 146 346 0 0 1310

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.05

Intersection: MD 328 & Elliott Road

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Peak Hour

Turning Movement Count

Saturday, November 9, 2024

Weekend Peak Hour (10:00 am - 2:00 pm)
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Elliott Road Elliott Road N/A Teal Drive

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:00-7:15 0 0 29 2 0 0 20 29 0 0 0 0 0 0 0 0 0 0 10 1 90

7:15-7:30 0 0 26 4 0 0 17 32 0 0 0 0 0 0 0 0 0 0 16 0 95

7:30-7:45 0 0 29 5 0 0 33 30 0 0 0 0 0 0 0 0 1 0 12 1 110

7:45-8:00 0 0 24 5 0 0 35 49 0 0 0 0 0 0 0 0 2 0 31 0 146

8:00-8:15 0 0 19 5 0 0 37 30 0 0 0 0 0 0 0 0 2 0 10 0 103

8:15-8:30 0 0 37 9 0 0 29 41 0 0 0 0 0 0 0 0 0 0 24 0 140

8:30-8:45 0 0 30 5 0 0 31 46 0 1 0 0 0 0 0 0 2 0 23 0 137

8:45-9:00 0 0 50 8 0 0 33 39 0 0 0 0 0 0 0 0 3 0 18 0 151

## 7:00-8:00 0 0 108 16 0 0 105 140 0 0 0 0 0 0 0 0 3 0 69 2 443

## 7:15-8:15 0 0 98 19 0 0 122 141 0 0 0 0 0 0 0 0 5 0 69 1 455

## 7:30-8:30 0 0 109 24 0 0 134 150 0 0 0 0 0 0 0 0 5 0 77 1 500

## 7:45-8:45 0 0 110 24 0 0 132 166 0 1 0 0 0 0 0 0 6 0 88 0 527

## 8:00-9:00 0 0 136 27 0 0 130 156 0 1 0 0 0 0 0 0 7 0 75 0 532

AM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

8:00-9:00 0 0 136 27 0 0 130 156 0 1 0 0 0 0 0 0 7 0 75 0 532

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.21

Elliott Road Elliott Road N/A Teal Drive

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:00-4:15 0 0 81 8 0 0 54 78 0 0 0 0 0 0 0 0 7 0 31 0 259

4:15-4:30 0 0 77 6 0 0 55 79 0 0 0 0 0 0 0 0 7 0 19 1 243

4:30-4:45 0 0 88 8 0 0 46 109 0 0 0 0 0 0 0 0 11 0 27 0 289

4:45-5:00 0 0 73 5 0 0 36 91 0 0 0 0 0 0 0 0 5 0 20 0 230

5:00-5:15 0 0 100 5 0 0 52 116 0 0 0 0 0 0 0 0 5 0 20 0 298

5:15-5:30 0 0 80 6 0 0 41 86 0 0 0 0 0 0 0 0 1 0 15 0 229

5:30-5:45 0 0 84 5 1 0 34 83 0 0 0 0 0 0 0 0 2 0 11 0 219

5:45-6:00 0 0 75 3 0 0 37 74 0 0 0 0 0 0 0 0 2 0 15 0 206

## 4:00-5:00 0 0 319 27 0 0 191 357 0 0 0 0 0 0 0 0 30 0 97 1 1022

## 4:15-5:15 0 0 338 24 0 0 189 395 0 0 0 0 0 0 0 0 28 0 86 1 1061

## 4:30-5:30 0 0 341 24 0 0 175 402 0 0 0 0 0 0 0 0 22 0 82 0 1046

## 4:45-5:45 0 0 337 21 1 0 163 376 0 0 0 0 0 0 0 0 13 0 66 0 977

## 5:00-6:00 0 0 339 19 1 0 164 359 0 0 0 0 0 0 0 0 10 0 61 0 953

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:15-5:15 0 0 338 24 0 0 189 395 0 0 0 0 0 0 0 0 28 0 86 1 1061

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.89

Intersection: Elliott Road & Teal Drive

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Weekday Evening Peak Hour (4:00 pm - 6:00 pm)

  Hourly Totals

Peak Hour

Turning Movement Count

Friday, November 8, 2024

Weekday Morning Peak Hour (7:00 am - 9:00 am)
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6 #REF!

Elliott Road Elliott Road N/A Teal Drive

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:00-10:15 0 0 58 11 0 0 21 59 0 0 0 0 0 0 0 0 14 0 12 1 175

10:15-10:30 0 0 39 11 0 0 25 74 0 0 0 0 0 0 0 0 8 0 17 0 174

10:30-10:45 0 0 71 3 0 0 29 79 0 0 0 0 0 0 0 0 7 0 16 0 205

10:45-11:00 0 0 67 7 0 0 37 67 0 0 0 0 0 0 0 0 9 0 17 1 204

11:00-11:15 0 0 62 13 0 0 36 90 0 0 0 0 0 0 0 0 8 0 24 0 233

11:15-11:30 0 0 52 9 0 0 23 82 0 0 0 0 0 0 0 0 6 0 20 0 192

11:30-11:45 0 0 74 4 0 0 24 57 0 0 0 0 0 0 0 1 6 0 17 1 183

11:45-12:00 0 0 55 7 0 0 26 80 0 0 0 0 0 0 0 0 3 0 19 1 190

12:00-12:15 0 0 63 9 0 0 34 77 0 0 0 0 0 0 0 0 9 0 19 2 211

12:15-12:30 0 0 58 3 0 0 25 73 0 0 0 0 0 0 0 0 1 0 19 1 179

12:30-12:45 0 0 61 1 0 0 26 71 0 0 0 0 0 0 0 0 3 0 22 1 184

12:45-1:00 0 0 78 5 0 0 22 64 0 0 0 0 0 0 0 0 1 0 16 1 186

1:00-1:15 0 0 51 5 0 0 26 78 0 0 0 0 0 0 0 0 8 0 15 0 183

1:15-1:30 0 0 58 1 0 0 14 84 0 0 0 0 0 0 0 0 3 0 16 0 176

1:30-1:45 0 0 80 5 0 0 18 65 0 0 0 0 0 0 0 0 0 0 5 2 173

1:45-2:00 0 0 65 1 0 0 11 69 0 0 0 0 0 0 0 0 2 0 9 0 157

## 10:00-11:00 0 0 235 32 0 0 112 279 0 0 0 0 0 0 0 0 38 0 62 2 760

## 10:15-11:15 0 0 239 34 0 0 127 310 0 0 0 0 0 0 0 0 32 0 74 1 817

## 10:30-11:30 0 0 252 32 0 0 125 318 0 0 0 0 0 0 0 0 30 0 77 1 835

## 10:45-11:45 0 0 255 33 0 0 120 296 0 0 0 0 0 0 0 1 29 0 78 2 814

## 11:00-12:00 0 0 243 33 0 0 109 309 0 0 0 0 0 0 0 1 23 0 80 2 800

## 11:15-12:15 0 0 244 29 0 0 107 296 0 0 0 0 0 0 0 1 24 0 75 4 780

## 11:30-12:30 0 0 250 23 0 0 109 287 0 0 0 0 0 0 0 1 19 0 74 5 768

## 11:45-12:45 0 0 237 20 0 0 111 301 0 0 0 0 0 0 0 0 16 0 79 5 769

## 12:00-1:00 0 0 260 18 0 0 107 285 0 0 0 0 0 0 0 0 14 0 76 5 765

## 12:15-1:15 0 0 248 14 0 0 99 286 0 0 0 0 0 0 0 0 13 0 72 3 735

## 12:30-1:30 0 0 248 12 0 0 88 297 0 0 0 0 0 0 0 0 15 0 69 2 731

## 12:45-1:45 0 0 267 16 0 0 80 291 0 0 0 0 0 0 0 0 12 0 52 3 721

## 1:00-2:00 0 0 254 12 0 0 69 296 0 0 0 0 0 0 0 0 13 0 45 2 691

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:30-11:30 0 0 252 32 0 0 125 318 0 0 0 0 0 0 0 0 30 0 77 1 835

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.99

Intersection: Elliott Road & Teal Drive

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Peak Hour

Turning Movement Count

Saturday, November 9, 2024

Weekend Peak Hour (10:00 am - 2:00 pm)
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Elliott Road Elliott Road N/A Shopping Center North Driveway

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:00-7:15 0 0 14 2 0 0 3 27 0 0 0 0 0 0 0 0 2 0 6 0 54

7:15-7:30 0 0 24 8 0 0 9 22 0 0 0 0 0 0 0 0 1 0 7 0 71

7:30-7:45 0 0 22 3 0 0 11 17 0 0 0 0 0 0 0 0 0 0 9 0 62

7:45-8:00 0 0 25 4 0 0 11 40 0 0 0 0 0 0 0 0 2 0 3 0 85

8:00-8:15 0 0 20 2 0 0 11 20 0 0 0 0 0 0 0 0 0 0 3 0 56

8:15-8:30 0 0 37 5 0 0 6 34 0 0 0 0 0 0 0 0 2 0 10 0 94

8:30-8:45 0 0 28 5 0 0 9 39 0 0 0 0 0 0 0 0 2 0 8 0 91

8:45-9:00 0 0 50 2 0 0 8 31 0 0 0 0 0 0 0 0 2 0 7 0 100

## 7:00-8:00 0 0 85 17 0 0 34 106 0 0 0 0 0 0 0 0 5 0 25 0 272

## 7:15-8:15 0 0 91 17 0 0 42 99 0 0 0 0 0 0 0 0 3 0 22 0 274

## 7:30-8:30 0 0 104 14 0 0 39 111 0 0 0 0 0 0 0 0 4 0 25 0 297

## 7:45-8:45 0 0 110 16 0 0 37 133 0 0 0 0 0 0 0 0 6 0 24 0 326

## 8:00-9:00 0 0 135 14 0 0 34 124 0 0 0 0 0 0 0 0 6 0 28 0 341

AM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

8:00-9:00 0 0 135 14 0 0 34 124 0 0 0 0 0 0 0 0 6 0 28 0 341

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.20

Elliott Road Elliott Road N/A Shopping Center North Driveway

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:00-4:15 0 0 66 9 0 0 27 57 0 0 0 0 0 0 0 0 9 0 24 0 192

4:15-4:30 0 0 64 10 0 0 29 60 0 0 0 0 0 0 0 0 6 0 21 0 190

4:30-4:45 0 0 69 7 0 0 26 90 0 0 0 0 0 0 0 0 7 0 23 0 222

4:45-5:00 0 0 61 9 0 0 29 70 0 0 0 0 0 0 0 0 9 0 18 0 196

5:00-5:15 0 0 80 12 0 0 40 77 0 0 0 0 0 0 0 0 5 0 25 0 239

5:15-5:30 0 0 62 5 0 0 34 56 0 0 0 0 0 0 0 0 10 0 25 0 192

5:30-5:45 0 0 61 6 0 0 25 57 0 0 0 0 0 0 0 0 11 0 27 0 187

5:45-6:00 0 0 49 6 0 0 30 37 0 0 0 0 0 0 0 0 9 0 30 0 161

## 4:00-5:00 0 0 260 35 0 0 111 277 0 0 0 0 0 0 0 0 31 0 86 0 800

## 4:15-5:15 0 0 274 38 0 0 124 297 0 0 0 0 0 0 0 0 27 0 87 0 847

## 4:30-5:30 0 0 272 33 0 0 129 293 0 0 0 0 0 0 0 0 31 0 91 0 849

## 4:45-5:45 0 0 264 32 0 0 128 260 0 0 0 0 0 0 0 0 35 0 95 0 814

## 5:00-6:00 0 0 252 29 0 0 129 227 0 0 0 0 0 0 0 0 35 0 107 0 779

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:30-5:30 0 0 272 33 0 0 129 293 0 0 0 0 0 0 0 0 31 0 91 0 849

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.89

Intersection: Elliott Road & Shopping Center North Driveway

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Weekday Evening Peak Hour (4:00 pm - 6:00 pm)

  Hourly Totals

Peak Hour

Turning Movement Count

Friday, November 8, 2024

Weekday Morning Peak Hour (7:00 am - 9:00 am)
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6 #REF!

Elliott Road Elliott Road N/A Shopping Center North Driveway

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:00-10:15 0 0 56 7 0 0 10 61 0 0 0 0 0 0 0 0 4 0 11 0 149

10:15-10:30 0 0 36 11 0 0 27 55 0 0 0 0 0 0 0 0 5 0 16 1 150

10:30-10:45 0 0 57 9 0 0 23 64 0 0 0 0 0 0 0 0 7 0 15 0 175

10:45-11:00 0 0 58 10 0 0 21 54 0 0 0 0 0 0 0 0 8 0 20 1 171

11:00-11:15 0 0 59 7 0 0 28 69 0 0 0 0 0 0 0 0 6 0 13 0 182

11:15-11:30 0 0 44 6 0 0 20 69 0 0 0 0 0 0 0 0 5 0 18 0 162

11:30-11:45 0 0 65 7 0 0 16 47 0 0 0 0 0 0 0 0 9 0 14 1 158

11:45-12:00 0 0 51 12 0 0 24 57 0 0 0 0 0 0 0 0 6 0 9 0 159

12:00-12:15 0 0 55 5 0 0 22 65 0 0 0 0 0 0 0 0 6 0 18 0 171

12:15-12:30 0 0 49 3 0 0 15 57 0 0 0 0 0 0 0 0 5 0 14 0 143

12:30-12:45 0 0 42 11 0 0 23 52 0 0 0 0 0 0 0 0 12 0 20 1 160

12:45-1:00 0 0 63 6 0 0 16 48 0 0 0 0 0 0 0 0 3 0 20 0 156

1:00-1:15 0 0 46 8 0 0 30 55 0 0 0 0 0 0 0 0 6 0 12 0 157

1:15-1:30 0 0 38 8 0 0 31 56 0 0 0 0 0 0 0 0 7 0 20 0 160

1:30-1:45 0 0 60 8 0 0 21 48 0 0 0 0 0 0 0 0 7 0 26 0 170

1:45-2:00 0 0 39 6 0 0 22 48 0 3 0 0 0 0 0 0 7 0 26 0 148

## 10:00-11:00 0 0 207 37 0 0 81 234 0 0 0 0 0 0 0 0 24 0 62 2 647

## 10:15-11:15 0 0 210 37 0 0 99 242 0 0 0 0 0 0 0 0 26 0 64 2 680

## 10:30-11:30 0 0 218 32 0 0 92 256 0 0 0 0 0 0 0 0 26 0 66 1 691

## 10:45-11:45 0 0 226 30 0 0 85 239 0 0 0 0 0 0 0 0 28 0 65 2 675

## 11:00-12:00 0 0 219 32 0 0 88 242 0 0 0 0 0 0 0 0 26 0 54 1 662

## 11:15-12:15 0 0 215 30 0 0 82 238 0 0 0 0 0 0 0 0 26 0 59 1 651

## 11:30-12:30 0 0 220 27 0 0 77 226 0 0 0 0 0 0 0 0 26 0 55 1 632

## 11:45-12:45 0 0 197 31 0 0 84 231 0 0 0 0 0 0 0 0 29 0 61 1 634

## 12:00-1:00 0 0 209 25 0 0 76 222 0 0 0 0 0 0 0 0 26 0 72 1 631

## 12:15-1:15 0 0 200 28 0 0 84 212 0 0 0 0 0 0 0 0 26 0 66 1 617

## 12:30-1:30 0 0 189 33 0 0 100 211 0 0 0 0 0 0 0 0 28 0 72 1 634

## 12:45-1:45 0 0 207 30 0 0 98 207 0 0 0 0 0 0 0 0 23 0 78 0 643

## 1:00-2:00 0 0 183 30 0 0 104 207 0 3 0 0 0 0 0 0 27 0 84 0 638

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:30-11:30 0 0 218 32 0 0 92 256 0 0 0 0 0 0 0 0 26 0 66 1 691

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.01

Intersection: Elliott Road & Shopping Center North Driveway

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Peak Hour

Turning Movement Count

Saturday, November 9, 2024

Weekend Peak Hour (10:00 am - 2:00 pm)
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Elliott Road Elliott Road N/A Shopping Center (South Driveway)

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:00-7:15 0 0 17 11 0 0 11 17 0 0 0 0 0 0 0 0 15 0 7 0 78

7:15-7:30 0 0 22 16 0 0 6 15 0 0 0 0 0 0 0 0 15 0 10 0 84

7:30-7:45 0 0 16 17 0 0 11 8 0 0 0 0 0 0 0 0 9 0 12 1 73

7:45-8:00 0 0 17 19 0 0 20 21 0 0 0 0 0 0 0 0 13 0 12 0 102

8:00-8:15 0 0 14 24 0 0 13 9 0 0 0 0 0 0 0 0 17 0 9 0 86

8:15-8:30 0 0 32 26 0 0 15 19 0 0 0 0 0 0 0 0 14 0 12 0 118

8:30-8:45 0 0 21 37 0 0 21 18 0 0 0 0 0 0 0 0 19 0 12 0 128

8:45-9:00 0 0 35 25 0 0 15 16 0 0 0 0 0 0 0 0 21 0 18 0 130

## 7:00-8:00 0 0 72 63 0 0 48 61 0 0 0 0 0 0 0 0 52 0 41 1 338

## 7:15-8:15 0 0 69 76 0 0 50 53 0 0 0 0 0 0 0 0 54 0 43 1 346

## 7:30-8:30 0 0 79 86 0 0 59 57 0 0 0 0 0 0 0 0 53 0 45 1 380

## 7:45-8:45 0 0 84 106 0 0 69 67 0 0 0 0 0 0 0 0 63 0 45 0 434

## 8:00-9:00 0 0 102 112 0 0 64 62 0 0 0 0 0 0 0 0 71 0 51 0 462

AM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

8:00-9:00 0 0 102 112 0 0 64 62 0 0 0 0 0 0 0 0 71 0 51 0 462

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.38

Elliott Road Elliott Road N/A Shopping Center (South Driveway)

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:00-4:15 0 0 39 43 0 0 30 34 0 0 0 0 0 0 0 0 31 0 35 0 212

4:15-4:30 0 0 44 44 0 0 30 32 0 0 0 0 0 0 0 0 28 0 31 0 209

4:30-4:45 0 0 42 39 1 0 47 46 0 0 0 0 0 0 0 0 34 0 32 0 240

4:45-5:00 0 0 37 46 0 0 40 36 0 0 0 0 0 0 0 0 35 0 33 0 227

5:00-5:15 0 0 44 44 0 0 46 38 0 0 0 0 0 0 0 0 43 0 48 0 263

5:15-5:30 0 0 43 46 0 0 28 35 0 0 0 0 0 0 0 0 43 0 25 0 220

5:30-5:45 0 0 38 43 0 0 31 36 0 0 0 0 0 0 0 0 33 0 32 0 213

5:45-6:00 0 0 27 44 0 0 22 26 0 0 0 0 0 0 0 0 37 0 24 0 180

## 4:00-5:00 0 0 162 172 1 0 147 148 0 0 0 0 0 0 0 0 128 0 131 0 889

## 4:15-5:15 0 0 167 173 1 0 163 152 0 0 0 0 0 0 0 0 140 0 144 0 940

## 4:30-5:30 0 0 166 175 1 0 161 155 0 0 0 0 0 0 0 0 155 0 138 0 951

## 4:45-5:45 0 0 162 179 0 0 145 145 0 0 0 0 0 0 0 0 154 0 138 0 923

## 5:00-6:00 0 0 152 177 0 0 127 135 0 0 0 0 0 0 0 0 156 0 129 0 876

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:30-5:30 0 0 166 175 1 0 161 155 0 0 0 0 0 0 0 0 155 0 138 0 951

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.90

Intersection: Elliott Road & Shopping Center South Driveway

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Weekday Evening Peak Hour (4:00 pm - 6:00 pm)

  Hourly Totals

Peak Hour

Turning Movement Count

Friday, November 8, 2024

Weekday Morning Peak Hour (7:00 am - 9:00 am)
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6 #REF!

Elliott Road Elliott Road N/A Shopping Center South Driveway

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:00-10:15 0 0 37 46 0 0 32 33 0 0 0 0 0 0 0 0 26 0 26 0 200

10:15-10:30 0 0 25 38 0 0 33 24 0 0 0 0 0 0 0 0 33 0 23 0 176

10:30-10:45 0 0 32 25 0 0 38 36 0 1 0 0 0 0 0 0 37 0 33 0 201

10:45-11:00 0 0 35 40 0 0 29 29 0 0 0 0 0 0 0 0 30 0 35 0 198

11:00-11:15 0 0 34 33 0 0 39 38 0 0 0 0 0 0 0 0 34 0 30 0 208

11:15-11:30 0 0 32 48 0 0 36 38 0 0 0 0 0 0 0 0 37 0 18 0 209

11:30-11:45 0 0 36 38 0 0 25 27 0 0 0 0 0 0 0 0 34 0 47 1 207

11:45-12:00 0 0 29 31 0 0 37 29 0 0 0 0 0 0 0 0 49 0 31 0 206

12:00-12:15 0 0 28 44 0 0 41 31 0 0 0 0 0 0 0 0 37 0 34 0 215

12:15-12:30 0 0 16 32 0 0 39 23 0 0 0 0 0 0 0 0 36 0 37 0 183

12:30-12:45 0 0 23 41 0 0 31 33 0 0 0 0 0 0 0 0 34 0 31 0 193

12:45-1:00 0 0 28 32 0 0 32 19 0 0 0 0 0 0 0 0 33 0 41 0 185

1:00-1:15 0 0 28 30 0 0 27 31 0 0 0 0 0 0 0 0 38 0 27 0 181

1:15-1:30 0 0 14 33 0 0 41 22 0 0 0 0 0 0 0 0 37 0 29 1 176

1:30-1:45 0 0 30 29 0 0 32 24 0 0 0 0 0 0 0 0 31 0 40 0 186

1:45-2:00 0 0 18 37 0 0 28 25 0 0 0 0 0 0 0 0 47 0 26 1 181

## 10:00-11:00 0 0 129 149 0 0 132 122 0 1 0 0 0 0 0 0 126 0 117 0 776

## 10:15-11:15 0 0 126 136 0 0 139 127 0 1 0 0 0 0 0 0 134 0 121 0 784

## 10:30-11:30 0 0 133 146 0 0 142 141 0 1 0 0 0 0 0 0 138 0 116 0 817

## 10:45-11:45 0 0 137 159 0 0 129 132 0 0 0 0 0 0 0 0 135 0 130 1 823

## 11:00-12:00 0 0 131 150 0 0 137 132 0 0 0 0 0 0 0 0 154 0 126 1 831

## 11:15-12:15 0 0 125 161 0 0 139 125 0 0 0 0 0 0 0 0 157 0 130 1 838

## 11:30-12:30 0 0 109 145 0 0 142 110 0 0 0 0 0 0 0 0 156 0 149 1 812

## 11:45-12:45 0 0 96 148 0 0 148 116 0 0 0 0 0 0 0 0 156 0 133 0 797

## 12:00-1:00 0 0 95 149 0 0 143 106 0 0 0 0 0 0 0 0 140 0 143 0 776

## 12:15-1:15 0 0 95 135 0 0 129 106 0 0 0 0 0 0 0 0 141 0 136 0 742

## 12:30-1:30 0 0 93 136 0 0 131 105 0 0 0 0 0 0 0 0 142 0 128 1 736

## 12:45-1:45 0 0 100 124 0 0 132 96 0 0 0 0 0 0 0 0 139 0 137 1 729

## 1:00-2:00 0 0 90 129 0 0 128 102 0 0 0 0 0 0 0 0 153 0 122 2 726

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

11:15-12:15 0 0 125 161 0 0 139 125 0 0 0 0 0 0 0 0 157 0 130 1 838

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.97

Intersection: Elliott Road & Shopping Center South Driveway

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Peak Hour

Turning Movement Count

Saturday, November 9, 2024

Weekend Peak Hour (10:00 am - 2:00 pm)
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N/A Elliott Road MD 331 MD 331

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:00-7:15 0 0 0 0 0 0 0 0 30 0 0 24 52 0 0 0 0 141 5 0 252

7:15-7:30 0 0 0 0 0 0 0 0 22 0 0 31 68 0 0 0 0 179 11 0 311

7:30-7:45 0 0 0 0 0 0 0 0 25 0 0 30 59 0 0 0 0 198 7 0 319

7:45-8:00 0 0 0 0 0 0 0 0 36 0 0 32 82 0 0 0 0 223 7 0 380

8:00-8:15 0 0 0 0 0 0 0 0 28 0 0 38 77 0 0 0 0 173 7 0 323

8:15-8:30 0 0 0 0 0 0 1 0 35 0 0 58 78 0 0 0 0 162 7 0 341

8:30-8:45 0 0 0 0 0 0 0 0 42 0 0 53 78 0 0 0 0 155 11 0 339

8:45-9:00 0 0 0 0 0 0 0 0 37 1 0 48 76 0 1 0 0 152 12 0 325

## 7:00-8:00 0 0 0 0 0 0 0 0 113 0 0 117 261 0 0 0 0 741 30 0 1262

## 7:15-8:15 0 0 0 0 0 0 0 0 111 0 0 131 286 0 0 0 0 773 32 0 1333

## 7:30-8:30 0 0 0 0 0 0 1 0 124 0 0 158 296 0 0 0 0 756 28 0 1363

## 7:45-8:45 0 0 0 0 0 0 1 0 141 0 0 181 315 0 0 0 0 713 32 0 1383

## 8:00-9:00 0 0 0 0 0 0 1 0 142 1 0 197 309 0 1 0 0 642 37 0 1330

AM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

7:45-8:45 0 0 0 0 0 0 1 0 141 0 0 181 315 0 0 0 0 713 32 0 1383

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 1.08

N/A Elliott Road MD 331 MD 331

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:00-4:15 0 0 0 0 0 0 0 0 80 0 0 77 133 0 0 0 0 86 7 0 383

4:15-4:30 0 0 0 0 0 0 1 0 58 0 0 75 116 0 0 0 0 81 6 0 337

4:30-4:45 0 0 0 0 0 0 0 0 81 0 0 71 118 0 0 0 0 91 7 0 368

4:45-5:00 0 0 0 0 0 0 0 0 86 0 0 78 115 0 0 0 0 91 9 0 379

5:00-5:15 0 0 0 0 0 0 0 0 93 0 0 82 120 0 0 0 0 100 11 0 406

5:15-5:30 0 0 0 0 0 0 0 0 77 0 0 78 130 0 0 0 0 98 11 0 394

5:30-5:45 0 0 0 0 0 0 0 0 69 0 0 77 99 0 0 0 0 91 7 0 343

5:45-6:00 0 0 0 0 0 0 0 0 68 0 0 68 89 0 0 0 0 76 5 0 306

## 4:00-5:00 0 0 0 0 0 0 1 0 305 0 0 301 482 0 0 0 0 349 29 0 1467

## 4:15-5:15 0 0 0 0 0 0 1 0 318 0 0 306 469 0 0 0 0 363 33 0 1490

## 4:30-5:30 0 0 0 0 0 0 0 0 337 0 0 309 483 0 0 0 0 380 38 0 1547

## 4:45-5:45 0 0 0 0 0 0 0 0 325 0 0 315 464 0 0 0 0 380 38 0 1522

## 5:00-6:00 0 0 0 0 0 0 0 0 307 0 0 305 438 0 0 0 0 365 34 0 1449

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

4:30-5:30 0 0 0 0 0 0 0 0 337 0 0 309 483 0 0 0 0 380 38 0 1547

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.95

Intersection: MD 331 & Elliott Road

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Weekday Evening Peak Hour (4:00 pm - 6:00 pm)

  Hourly Totals

Peak Hour

Turning Movement Count

Friday, November 8, 2024

Weekday Morning Peak Hour (7:00 am - 9:00 am)
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6 #REF!

N/A Elliott Road MD 331 MD 331

Northbound Southbound Eastbound Westbound

Time: U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

10:00-10:15 0 0 0 0 0 0 0 0 53 0 0 74 58 0 0 0 0 96 7 0 288

10:15-10:30 0 0 0 0 0 0 1 0 56 0 0 57 60 0 0 0 0 107 5 0 286

10:30-10:45 0 0 0 0 0 0 0 0 67 2 0 51 58 0 0 0 0 118 7 0 301

10:45-11:00 0 0 0 0 0 0 1 0 51 0 0 59 63 0 0 0 0 129 9 0 312

11:00-11:15 0 0 0 0 0 0 1 0 77 0 0 58 68 0 0 0 0 117 12 0 333

11:15-11:30 0 0 0 0 0 0 0 0 66 0 0 69 59 0 0 0 0 115 13 0 322

11:30-11:45 0 0 0 0 0 0 1 0 73 0 0 66 60 0 0 0 0 100 3 0 303

11:45-12:00 0 0 0 0 0 0 0 0 73 0 1 64 70 0 0 0 0 109 11 0 328

12:00-12:15 0 0 0 0 0 0 3 0 76 0 0 61 59 0 0 0 0 117 5 0 321

12:15-12:30 0 0 0 0 0 0 1 0 51 0 0 39 60 0 0 0 0 105 6 0 262

12:30-12:45 0 0 0 0 0 0 0 0 70 0 0 59 55 0 0 0 0 93 9 0 286

12:45-1:00 0 0 0 0 0 0 0 0 60 0 0 58 72 0 0 0 0 89 3 0 282

1:00-1:15 0 0 0 0 0 0 0 0 65 0 0 49 92 0 0 0 0 83 7 0 296

1:15-1:30 0 0 0 0 0 0 0 0 60 0 0 49 55 0 0 0 0 104 6 0 274

1:30-1:45 0 0 0 0 0 0 2 0 51 0 0 45 55 0 0 0 0 81 7 0 241

1:45-2:00 0 0 0 0 0 0 0 0 78 1 0 51 62 0 0 0 0 85 8 0 284

## 10:00-11:00 0 0 0 0 0 0 2 0 227 2 0 241 239 0 0 0 0 450 28 0 1189

## 10:15-11:15 0 0 0 0 0 0 3 0 251 2 0 225 249 0 0 0 0 471 33 0 1234

## 10:30-11:30 0 0 0 0 0 0 2 0 261 2 0 237 248 0 0 0 0 479 41 0 1270

## 10:45-11:45 0 0 0 0 0 0 3 0 267 0 0 252 250 0 0 0 0 461 37 0 1270

## 11:00-12:00 0 0 0 0 0 0 2 0 289 0 1 257 257 0 0 0 0 441 39 0 1286

## 11:15-12:15 0 0 0 0 0 0 4 0 288 0 1 260 248 0 0 0 0 441 32 0 1274

## 11:30-12:30 0 0 0 0 0 0 5 0 273 0 1 230 249 0 0 0 0 431 25 0 1214

## 11:45-12:45 0 0 0 0 0 0 4 0 270 0 1 223 244 0 0 0 0 424 31 0 1197

## 12:00-1:00 0 0 0 0 0 0 4 0 257 0 0 217 246 0 0 0 0 404 23 0 1151

## 12:15-1:15 0 0 0 0 0 0 1 0 246 0 0 205 279 0 0 0 0 370 25 0 1126

## 12:30-1:30 0 0 0 0 0 0 0 0 255 0 0 215 274 0 0 0 0 369 25 0 1138

## 12:45-1:45 0 0 0 0 0 0 2 0 236 0 0 201 274 0 0 0 0 357 23 0 1093

## 1:00-2:00 0 0 0 0 0 0 2 0 254 1 0 194 264 0 0 0 0 353 28 0 1096

PM Northbound Southbound Eastbound Westbound

Peak Hour U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds U-Turn Left Thru Right Peds Total

11:00-12:00 0 0 0 0 0 0 2 0 289 0 1 257 257 0 0 0 0 441 39 0 1286

3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 0.98

Intersection: MD 331 & Elliott Road

Weather: Clear 

Count by: Count Cam DSS

Count Day/Date:

Jurisdiction: Town of Easton

  Hourly Totals

Peak Hour

Turning Movement Count

Saturday, November 9, 2024

Weekend Peak Hour (10:00 am - 2:00 pm)
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Level of Service (LOS) Worksheets 

Appendix B
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Critical Lane Volume (CLV) Methodology for MSHA

Main Line: MD 328     Analyst: Lenhart Traffic Consulting

Minor Street: Elliott Road

     Study Period: Existing Traffic

MD 328 ---T

---L T

L

T T---

R R--- MD 328

| |

L R

Critical Lane Volume Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

NB 142 1.00 142 142 NB 247 1.00 247 247

EB 192 1.00 192 123 1.00 123 EB 367 1.00 367 156 1.00 156

491 523

WB 491 1.00 491 WB 295 1.00 295

    CLV TOTAL= 633     CLV TOTAL= 770

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.4 PM V/C =0.48

201

Critical Lane Volume Analysis
MD 328 &

Elliott Road
(Existing Traffic)

399 189
E
ll
io
tt

 R
oa

d

L R

AM 142 51

PM 247

PM AM

367 192

AM PM

491 295

123 156

Intersection

1
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Critical Lane Volume (CLV) Methodology for MSHA

Main Line: MD 328     Analyst: Lenhart Traffic Consulting

Minor Street: Elliott Road

     Study Period: Existing Traffic

MD 328 ---T

---L T

L

T T---

R R--- MD 328

| |

L R

Critical Lane Volume Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

NB 223 1.00 223 223 NB 0 1.00 0 0

EB 197 1.00 197 146 1.00 146 EB 0 1.00 0 0 1.00 0

346 0

WB 346 1.00 346 WB 0 1.00 0

    CLV TOTAL= 569     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.36  V/C =0

0

Critical Lane Volume Analysis
MD 328 &

Elliott Road
(Existing Traffic)

0 294
E
ll
io
tt

 R
oa

d

L R

Sat 223 104

0

Sat

0 197

Sat

346 0

146 0

Intersection

1
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Critical Lane Volume (CLV) Methodology for MSHA

Main Line: MD 328     Analyst: Lenhart Traffic Consulting

Minor Street: Elliott Road

     Study Period: Background Traffic

MD 328 ---T

---L T

L

T T---

R R--- MD 328

| |

L R

Critical Lane Volume Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

NB 151 1.00 151 151 NB 267 1.00 267 267

EB 198 1.00 198 129 1.00 129 EB 378 1.00 378 163 1.00 163

506 541

WB 506 1.00 506 WB 304 1.00 304

    CLV TOTAL= 657     CLV TOTAL= 808

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.41 PM V/C =0.51

210

Critical Lane Volume Analysis
MD 328 &

Elliott Road
(Background Traffic)

424 202
E
ll
io
tt

 R
oa

d

L R

AM 151 54

PM 267

PM AM

378 198

AM PM

506 304

129 163

Intersection

1
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Critical Lane Volume (CLV) Methodology for MSHA

Main Line: MD 328     Analyst: Lenhart Traffic Consulting

Minor Street: Elliott Road

     Study Period: Background Traffic

MD 328 ---T

---L T

L

T T---

R R--- MD 328

| |

L R

Critical Lane Volume Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

NB 246 1.00 246 246 NB 0 1.00 0 0

EB 203 1.00 203 153 1.00 153 EB 0 1.00 0 0 1.00 0

356 0

WB 356 1.00 356 WB 0 1.00 0

    CLV TOTAL= 602     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.38  V/C =0

0

Critical Lane Volume Analysis
MD 328 &

Elliott Road
(Background Traffic)

0 319
E
ll
io
tt

 R
oa

d

L R

Sat 246 111

0

Sat

0 203

Sat

356 0

153 0

Intersection

1
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Critical Lane Volume (CLV) Methodology for MSHA

Main Line: MD 328   Analyst: Lenhart Traffic Consulting

Minor Street: Elliott Road

 Study Period: Total Traffic

MD 328 ---T

---L T

L

T T---

R R--- MD 328

| |

L R

Critical Lane Volume Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes + Opposing Lefts AM  Thru Volumes + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

NB 152 1.00 152 152 NB 266 1.00 266 266

EB 198 1.00 198 129 1.00 129 EB 378 1.00 378 163 1.00 163

506 541

WB 506 1.00 506 WB 304 1.00 304

    CLV TOTAL= 658     CLV TOTAL= 807

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.41 PM V/C =0.5

210

Critical Lane Volume Analysis
MD 328 &

Elliott Road
(Total Traffic)

423 202
E
ll
io
tt

 R
oa

d

L R

AM 152 54

PM 266

PM AM

378 198

AM PM

506 304

129 163

Intersection

1
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Critical Lane Volume (CLV) Methodology for MSHA

Main Line: MD 328     Analyst: Lenhart Traffic Consulting

Minor Street: Elliott Road

     Study Period: Total Traffic

MD 328 ---T

---L T

L

T T---

R R--- MD 328

| |

L R

Critical Lane Volume Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

NB 248 1.00 248 248 NB 0 1.00 0 0

EB 203 1.00 203 154 1.00 154 EB 0 1.00 0 0 1.00 0

357 0

WB 356 1.00 356 WB 0 1.00 0

    CLV TOTAL= 605     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.38  V/C =0

0

Critical Lane Volume Analysis
MD 328 &

Elliott Road
(Total Traffic)

0 320
E
ll
io
tt

 R
oa

d

L R

Sat 248 111

0

Sat

0 203

Sat

356 0

154 0

Intersection

1
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Teal Drive

     Conditions: Existing Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

395 189 PM 378

156 130 AM 143

T L adjusted lefts

TL

|

--- LR R 75 86

L 7 28

AM PM

| TEAL DRIVE

TR

T R

AM 136 27

PM 338 24

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 82 82 82 WB 114 114 114

NB 163 163 130 1.00 130 NB 362 362 189 1.00 189

299 773

SB 299 299 SB 773 773

    CLV TOTAL= 381     CLV TOTAL= 887

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.24 PM V/C =0.55

Critical Lane Volume Analysis
Elliott Road &

Teal Drive
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

2
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Teal Drive

     Conditions: Existing Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

318 125 Sat 250

T L adjusted lefts

TL

|

--- LR R 77

L 30

Sat

| TEAL DRIVE

TR

T R

Sat 252 32

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 107 107 107 WB 0 0 0

NB 284 284 125 1.00 125 NB 0 0 0 1.00 0

568 0

SB 568 568 SB 0 0

    CLV TOTAL= 675     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.42 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Teal Drive
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

2
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Teal Drive

     Conditions: Background Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

422 195 PM 390

170 134 AM 147

T L adjusted lefts

TL

|

--- LR R 77 89

L 7 29

AM PM

| TEAL DRIVE

TR

T R

AM 146 28

PM 364 25

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 84 84 84 WB 118 118 118

NB 174 174 134 1.00 134 NB 389 389 195 1.00 195

317 812

SB 317 317 SB 812 812

    CLV TOTAL= 401     CLV TOTAL= 930

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.25 PM V/C =0.58

Critical Lane Volume Analysis
Elliott Road &

Teal Drive
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

2
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Teal Drive

     Conditions: Background Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

347 129 Sat 258

T L adjusted lefts

TL

|

--- LR R 79

L 31

Sat

| TEAL DRIVE

TR

T R

Sat 280 33

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 110 110 110 WB 0 0 0

NB 313 313 129 1.00 129 NB 0 0 0 1.00 0

605 0

SB 605 605 SB 0 0

    CLV TOTAL= 715     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.45 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Teal Drive
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

2
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Teal Drive

     Conditions: Total Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

421 195 PM 390

170 134 AM 147

T L adjusted lefts

TL

|

--- LR R 77 89

L 7 29

AM PM

| TEAL DRIVE

TR

T R

AM 147 28

PM 363 25

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 84 84 84 WB 118 118 118

NB 175 175 134 1.00 134 NB 388 388 195 1.00 195

317 811

SB 317 317 SB 811 811

    CLV TOTAL= 401     CLV TOTAL= 929

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.25 PM V/C =0.58

Critical Lane Volume Analysis
Elliott Road &

Teal Drive
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

2
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Teal Drive

     Conditions: Total Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

349 129 Sat 258

T L adjusted lefts

TL

|

--- LR R 79

L 31

Sat

| TEAL DRIVE

TR

T R

Sat 282 33

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 110 110 110 WB 0 0 0

NB 315 315 129 1.00 129 NB 0 0 0 1.00 0

607 0

SB 607 607 SB 0 0

    CLV TOTAL= 717     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.45 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Teal Drive
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

2
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (North)

     Conditions: Existing Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

293 129 PM 258

124 34 AM 37

T L adjusted lefts

TL

|

--- R R 28 91

--- L L 6 31

AM PM

| SHOPPING CENTER (NORTH)

TR

T R

AM 135 14

PM 272 33

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 6 6 6 WB 31 31 31

NB 149 149 34 1.00 34 NB 305 305 129 1.00 129

183 551

SB 161 161 SB 551 551

    CLV TOTAL= 189     CLV TOTAL= 582

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.12 PM V/C =0.36

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (North)
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

3

55 of 121

Page 308 of 383



CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (North)

     Conditions: Existing Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

256 92 Sat 184

T L adjusted lefts

TL

|

--- R R 66

--- L L 26

Sat

| SHOPPING CENTER (NORTH)

TR

T R

Sat 218 32

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 26 26 26 WB 0 0 0

NB 250 250 92 1.00 92 NB 0 0 0 1.00 0

440 0

SB 440 440 SB 0 0

    CLV TOTAL= 466     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.29 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (North)
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

3
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (North)

     Conditions: Background Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

306 144 PM 288

130 42 AM 46

T L adjusted lefts

TL

|

--- R R 34 106

--- L L 7 35

AM PM

| SHOPPING CENTER (NORTH)

TR

T R

AM 140 14

PM 284 34

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 7 7 7 WB 35 35 35

NB 154 154 42 1.00 42 NB 318 318 144 1.00 144

196 594

SB 176 176 SB 594 594

    CLV TOTAL= 203     CLV TOTAL= 629

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.13 PM V/C =0.39

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (North)
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

3
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (North)

     Conditions: Background Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

269 109 Sat 218

T L adjusted lefts

TL

|

--- R R 83

--- L L 31

Sat

| SHOPPING CENTER (NORTH)

TR

T R

Sat 230 33

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 31 31 31 WB 0 0 0

NB 263 263 109 1.00 109 NB 0 0 0 1.00 0

487 0

SB 487 487 SB 0 0

    CLV TOTAL= 518     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.32 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (North)
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

3
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (North)

     Conditions: Total Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

306 143 PM 286

130 42 AM 46

T L adjusted lefts

TL

|

--- R R 35 105

--- L L 7 35

AM PM

| SHOPPING CENTER (NORTH)

TR

T R

AM 140 14

PM 284 34

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 7 7 7 WB 35 35 35

NB 154 154 42 1.00 42 NB 318 318 143 1.00 143

196 592

SB 176 176 SB 592 592

    CLV TOTAL= 203     CLV TOTAL= 627

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.13 PM V/C =0.39

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (North)
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

3
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (North)

     Conditions: Total Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

269 111 Sat 222

T L adjusted lefts

TL

|

--- R R 85

--- L L 31

Sat

| SHOPPING CENTER (NORTH)

TR

T R

Sat 230 33

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 31 31 31 WB 0 0 0

NB 263 263 111 1.00 111 NB 0 0 0 1.00 0

491 0

SB 491 491 SB 0 0

    CLV TOTAL= 522     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.33 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (North)
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

3

60 of 121

Page 313 of 383



CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (South)

     Conditions: Existing Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

155 161 PM 322

62 64 AM 128

T L adjusted lefts

LT

|

--- R R 51 138

--- L L 71 155

AM PM

| SHOPPING CENTER (SOUTH)

TR

T R

AM 102 112

PM 166 175

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 71 71 71 WB 155 155 155

NB 214 214 64 1.00 64 NB 341 341 161 1.00 161

278 502

SB 190 190 SB 477 477

    CLV TOTAL= 349     CLV TOTAL= 657

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.22 PM V/C =0.41

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (South)
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

4
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (South)

     Conditions: Existing Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

125 139 Sat 278

T L adjusted lefts

LT

|

--- R R 130

--- L L 157

Sat

| SHOPPING CENTER (SOUTH)

TR

T R

Sat 125 161

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 157 157 157 WB 0 0 0

NB 286 286 139 1.00 139 NB 0 0 0 1.00 0

425 0

SB 403 403 SB 0 0

    CLV TOTAL= 582     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.36 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (South)
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

4
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (South)

     Conditions: Background Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

163 170 PM 340

65 68 AM 136

T L adjusted lefts

LT

|

--- R R 54 146

--- L L 77 170

AM PM

| SHOPPING CENTER (SOUTH)

TR

T R

AM 105 122

PM 171 193

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 77 77 77 WB 170 170 170

NB 227 227 68 1.00 68 NB 364 364 170 1.00 170

295 534

SB 201 201 SB 503 503

    CLV TOTAL= 372     CLV TOTAL= 704

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.23 PM V/C =0.44

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (South)
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

4
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (South)

     Conditions: Background Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

133 148 Sat 296

T L adjusted lefts

LT

|

--- R R 139

--- L L 174

Sat

| SHOPPING CENTER (SOUTH)

TR

T R

Sat 129 182

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 174 174 174 WB 0 0 0

NB 311 311 148 1.00 148 NB 0 0 0 1.00 0

459 0

SB 429 429 SB 0 0

    CLV TOTAL= 633     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.4 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (South)
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

4
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (South)

     Conditions: Total Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

163 170 PM 340

65 68 AM 136

T L adjusted lefts

LT

|

--- R R 54 146

--- L L 78 168

AM PM

| SHOPPING CENTER (SOUTH)

TR

T R

AM 105 121

PM 171 191

ELLIOTT ROAD

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 78 78 78 WB 168 168 168

NB 226 226 68 1.00 68 NB 362 362 170 1.00 170

294 532

SB 201 201 SB 503 503

    CLV TOTAL= 372     CLV TOTAL= 700

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.23 PM V/C =0.44

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (South)
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

4
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
for MSHA

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: Shopping Center (South)

     Conditions: Total Traffic

Lane Use + Traffic Volumes
ELLIOTT ROAD

0

133 148 Sat 296

T L adjusted lefts

LT

|

--- R R 139

--- L L 176

Sat

| SHOPPING CENTER (SOUTH)

TR

T R

Sat 129 183

ELLIOTT ROAD

Capacity Analysis
Sat. Midday Peak Hour ERROR

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

WB 176 176 176 WB 0 0 0

NB 312 312 148 1.00 148 NB 0 0 0 1.00 0

460 0

SB 429 429 SB 0 0

    CLV TOTAL= 636     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.4 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

Shopping Center (South)
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

4
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
Choose your methodologies

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: MD 331

     Conditions: Existing Traffic

Lane Use + Traffic Volumes

Elliott Road

337 0 PM

141 0 AM

R L

R

|

MD 331 ---TR R 32 38

T 713 380

AM PM

PM AM

309 181 L L---

483 315 T T--- MD 331

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

SB 141 0 0 SB 28 28 28

EB 315 315 EB 483 483

926 727

WB 745 745 181 1.00 181 WB 418 418 309 1.00 309

    CLV TOTAL= 926     CLV TOTAL= 755

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.58 PM V/C =0.47

Critical Lane Volume Analysis
Elliott Road &

MD 331
(Existing Traffic)

0.00 1.00

1.00 1.00

1.00 1.00

Intersection

5
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
Choose your methodologies

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: MD 331

     Conditions: Existing Traffic

Lane Use + Traffic Volumes

Elliott Road

0 0

289 0 Sat

R L

R

|

MD 331 ---TR R 39 0

T 441 0

Sat

Sat

0 258 L L---

0 257 T T--- MD 331

Capacity Analysis
Sat. Midday Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

SB 31 31 31 SB 0 0 0

EB 257 257 EB 0 0

738 0

WB 480 480 258 1.00 258 WB 0 0 0 1.00 0

    CLV TOTAL= 769     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.48 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

MD 331
(Existing Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

5
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
Choose your methodologies

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: MD 331

     Conditions: Background Traffic

Lane Use + Traffic Volumes

Elliott Road

360 0 PM

150 0 AM

R L

R

|

MD 331 ---TR R 33 39

T 735 392

AM PM

PM AM

331 193 L L---

498 325 T T--- MD 331

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

SB 150 0 0 SB 29 29 29

EB 325 325 EB 498 498

961 762

WB 768 768 193 1.00 193 WB 431 431 331 1.00 331

    CLV TOTAL= 961     CLV TOTAL= 791

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.6 PM V/C =0.49

Critical Lane Volume Analysis
Elliott Road &

MD 331
(Background Traffic)

0.00 1.00

1.00 1.00

1.00 1.00

Intersection

5
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
Choose your methodologies

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: MD 331

     Conditions: Background Traffic

Lane Use + Traffic Volumes

Elliott Road

0 0

314 0 Sat

R L

R

|

MD 331 ---TR R 40 0

T 454 0

Sat

Sat

0 282 L L---

0 265 T T--- MD 331

Capacity Analysis
Sat. Midday Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

SB 32 32 32 SB 0 0 0

EB 265 265 EB 0 0

776 0

WB 494 494 282 1.00 282 WB 0 0 0 1.00 0

    CLV TOTAL= 808     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.51 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

MD 331
(Background Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

5
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
Choose your methodologies

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: MD 331

     Conditions: Total Traffic

Lane Use + Traffic Volumes

Elliott Road

358 0 PM

151 0 AM

R L

R

|

MD 331 ---TR R 33 39

T 735 392

AM PM

PM AM

329 192 L L---

498 325 T T--- MD 331

Capacity Analysis
Morning Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts AM  Thru Volumes  + Opposing Lefts PM

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

SB 151 0 0 SB 29 29 29

EB 325 325 EB 498 498

960 760

WB 768 768 192 1.00 192 WB 431 431 329 1.00 329

    CLV TOTAL= 960     CLV TOTAL= 789

Level of Service (LOS )= A Level of Service (LOS )= A

AM V/C =0.6 PM V/C =0.49

Critical Lane Volume Analysis
Elliott Road &

MD 331
(Total Traffic)

0.00 1.00

1.00 1.00

1.00 1.00

Intersection

5
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CRITICAL LANE VOLUME (CLV) METHODOLOGY
Choose your methodologies

Intersection of: Elliott Road     Analyst: Lenhart Traffic Consulting

            and: MD 331

     Conditions: Total Traffic

Lane Use + Traffic Volumes

Elliott Road

0 0

316 0 Sat

R L

R

|

MD 331 ---TR R 40 0

T 454 0

Sat

Sat

0 283 L L---

0 265 T T--- MD 331

Capacity Analysis
Sat. Midday Peak Hour Evening Peak Hour

 Thru Volumes  + Opposing Lefts Sat  Thru Volumes  + Opposing Lefts 0

Dir VOL x LUF = Total VOL x LUF = Total  CLV Dir VOL x LUF = Total VOL x LUF = Total  CLV

SB 33 33 33 SB 0 0 0

EB 265 265 EB 0 0

777 0

WB 494 494 283 1.00 283 WB 0 0 0 1.00 0

    CLV TOTAL= 810     CLV TOTAL= 0

Level of Service (LOS )= A Level of Service (LOS )= A

Sat V/C =0.51 0 V/C =0

Critical Lane Volume Analysis
Elliott Road &

MD 331
(Total Traffic)

1.00 1.00

1.00 1.00

1.00 1.00

Intersection

5
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 AM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 192 189 123 491 142 51
Future Volume (vph) 192 189 123 491 142 51
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.41 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 768 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 209 205 134 534 154 55
RTOR Reduction (vph) 0 70 0 0 0 31
Lane Group Flow (vph) 209 135 134 534 154 24
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 13.2 39.0 24.5 24.5 25.8 25.8
Effective Green, g (s) 13.2 39.0 24.5 24.5 25.8 25.8
Actuated g/C Ratio 0.22 0.66 0.41 0.41 0.44 0.44
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 414 1161 432 769 770 688
v/s Ratio Prot 0.11 0.05 0.04 c0.29 c0.09
v/s Ratio Perm 0.03 0.09 0.02
v/c Ratio 0.50 0.12 0.31 0.69 0.20 0.03
Uniform Delay, d1 20.2 3.8 11.4 14.3 10.4 9.6
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 1.0 0.0 0.4 2.7 0.6 0.1
Delay (s) 21.2 3.8 11.8 17.1 10.9 9.7
Level of Service C A B B B A
Approach Delay (s) 12.6 16.0 10.6
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 14.0 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.48
Actuated Cycle Length (s) 59.3 Sum of lost time (s) 13.5
Intersection Capacity Utilization 41.2% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive AM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 7 75 136 27 130 156
Future Volume (Veh/h) 7 75 136 27 130 156
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 8 82 148 29 141 170
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 614 162 177
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 614 162 177
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 91 90
cM capacity (veh/h) 409 882 1399

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 90 177 311
Volume Left 8 0 141
Volume Right 82 29 0
cSH 800 1700 1399
Volume to Capacity 0.11 0.10 0.10
Queue Length 95th (ft) 9 0 8
Control Delay (s) 10.1 0.0 4.0
Lane LOS B A
Approach Delay (s) 10.1 0.0 4.0
Approach LOS B

Intersection Summary
Average Delay 3.7
Intersection Capacity Utilization 39.2% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway AM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 6 28 135 14 34 124
Future Volume (Veh/h) 6 28 135 14 34 124
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 7 30 147 15 37 135
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 364 154 162
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 364 154 162
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 99 97 97
cM capacity (veh/h) 619 891 1417

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 7 30 162 172
Volume Left 7 0 0 37
Volume Right 0 30 15 0
cSH 619 891 1700 1417
Volume to Capacity 0.01 0.03 0.10 0.03
Queue Length 95th (ft) 1 3 0 2
Control Delay (s) 10.9 9.2 0.0 1.8
Lane LOS B A A
Approach Delay (s) 9.5 0.0 1.8
Approach LOS A

Intersection Summary
Average Delay 1.8
Intersection Capacity Utilization 29.7% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway AM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 71 51 102 112 64 62
Future Volume (Veh/h) 71 51 102 112 64 62
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 77 55 111 122 70 67
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 379 172 233
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 379 172 233
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 87 94 95
cM capacity (veh/h) 590 872 1335

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 77 55 233 137
Volume Left 77 0 0 70
Volume Right 0 55 122 0
cSH 590 872 1700 1335
Volume to Capacity 0.13 0.06 0.14 0.05
Queue Length 95th (ft) 11 5 0 4
Control Delay (s) 12.0 9.4 0.0 4.2
Lane LOS B A A
Approach Delay (s) 10.9 0.0 4.2
Approach LOS B

Intersection Summary
Average Delay 4.0
Intersection Capacity Utilization 33.0% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road AM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 181 315 713 32 0 141
Future Volume (Veh/h) 181 315 713 32 0 141
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 197 342 775 35 0 153
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 810 1528 792
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 810 1528 792
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 76 100 61
cM capacity (veh/h) 816 98 389

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 197 342 810 153
Volume Left 197 0 0 0
Volume Right 0 0 35 153
cSH 816 1700 1700 389
Volume to Capacity 0.24 0.20 0.48 0.39
Queue Length 95th (ft) 24 0 0 46
Control Delay (s) 10.8 0.0 0.0 20.1
Lane LOS B C
Approach Delay (s) 4.0 0.0 20.1
Approach LOS C

Intersection Summary
Average Delay 3.5
Intersection Capacity Utilization 56.2% ICU Level of Service B
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 AM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 198 202 129 506 151 54
Future Volume (vph) 198 202 129 506 151 54
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.41 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 758 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 215 220 140 550 164 59
RTOR Reduction (vph) 0 75 0 0 0 33
Lane Group Flow (vph) 215 145 140 550 164 26
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 13.5 39.3 24.8 24.8 25.8 25.8
Effective Green, g (s) 13.5 39.3 24.8 24.8 25.8 25.8
Actuated g/C Ratio 0.23 0.66 0.42 0.42 0.43 0.43
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 421 1163 430 775 766 685
v/s Ratio Prot 0.12 0.05 0.04 c0.30 c0.09
v/s Ratio Perm 0.04 0.10 0.02
v/c Ratio 0.51 0.12 0.33 0.71 0.21 0.04
Uniform Delay, d1 20.2 3.8 11.4 14.4 10.6 9.7
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 1.0 0.0 0.4 3.0 0.6 0.1
Delay (s) 21.2 3.8 11.8 17.4 11.2 9.8
Level of Service C A B B B A
Approach Delay (s) 12.4 16.3 10.8
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 14.1 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.50
Actuated Cycle Length (s) 59.6 Sum of lost time (s) 13.5
Intersection Capacity Utilization 42.5% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive AM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 7 77 146 28 134 170
Future Volume (Veh/h) 7 77 146 28 134 170
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 8 84 159 30 146 185
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 651 174 189
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 651 174 189
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 90 89
cM capacity (veh/h) 388 869 1385

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 92 189 331
Volume Left 8 0 146
Volume Right 84 30 0
cSH 785 1700 1385
Volume to Capacity 0.12 0.11 0.11
Queue Length 95th (ft) 10 0 9
Control Delay (s) 10.2 0.0 4.0
Lane LOS B A
Approach Delay (s) 10.2 0.0 4.0
Approach LOS B

Intersection Summary
Average Delay 3.7
Intersection Capacity Utilization 40.9% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway AM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 7 34 140 14 42 130
Future Volume (Veh/h) 7 34 140 14 42 130
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 8 37 152 15 46 141
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 392 160 167
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 392 160 167
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 99 96 97
cM capacity (veh/h) 592 886 1411

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 8 37 167 187
Volume Left 8 0 0 46
Volume Right 0 37 15 0
cSH 592 886 1700 1411
Volume to Capacity 0.01 0.04 0.10 0.03
Queue Length 95th (ft) 1 3 0 3
Control Delay (s) 11.2 9.2 0.0 2.1
Lane LOS B A A
Approach Delay (s) 9.6 0.0 2.1
Approach LOS A

Intersection Summary
Average Delay 2.1
Intersection Capacity Utilization 30.7% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway AM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 77 54 105 122 68 65
Future Volume (Veh/h) 77 54 105 122 68 65
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 84 59 114 133 74 71
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 400 180 247
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 400 180 247
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 85 93 94
cM capacity (veh/h) 572 862 1319

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 84 59 247 145
Volume Left 84 0 0 74
Volume Right 0 59 133 0
cSH 572 862 1700 1319
Volume to Capacity 0.15 0.07 0.15 0.06
Queue Length 95th (ft) 13 5 0 4
Control Delay (s) 12.4 9.5 0.0 4.3
Lane LOS B A A
Approach Delay (s) 11.2 0.0 4.3
Approach LOS B

Intersection Summary
Average Delay 4.1
Intersection Capacity Utilization 34.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road AM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 193 325 735 33 0 150
Future Volume (Veh/h) 193 325 735 33 0 150
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 210 353 799 36 0 163
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 835 1590 817
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 835 1590 817
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 74 100 57
cM capacity (veh/h) 798 87 376

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 210 353 835 163
Volume Left 210 0 0 0
Volume Right 0 0 36 163
cSH 798 1700 1700 376
Volume to Capacity 0.26 0.21 0.49 0.43
Queue Length 95th (ft) 26 0 0 53
Control Delay (s) 11.1 0.0 0.0 21.7
Lane LOS B C
Approach Delay (s) 4.1 0.0 21.7
Approach LOS C

Intersection Summary
Average Delay 3.8
Intersection Capacity Utilization 58.0% ICU Level of Service B
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 AM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 198 202 129 506 152 54
Future Volume (vph) 198 202 129 506 152 54
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.41 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 758 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 215 220 140 550 165 59
RTOR Reduction (vph) 0 75 0 0 0 33
Lane Group Flow (vph) 215 145 140 550 165 26
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 13.5 39.3 24.8 24.8 25.8 25.8
Effective Green, g (s) 13.5 39.3 24.8 24.8 25.8 25.8
Actuated g/C Ratio 0.23 0.66 0.42 0.42 0.43 0.43
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 421 1163 430 775 766 685
v/s Ratio Prot 0.12 0.05 0.04 c0.30 c0.09
v/s Ratio Perm 0.04 0.10 0.02
v/c Ratio 0.51 0.12 0.33 0.71 0.22 0.04
Uniform Delay, d1 20.2 3.8 11.4 14.4 10.6 9.7
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 1.0 0.0 0.4 3.0 0.6 0.1
Delay (s) 21.2 3.8 11.8 17.4 11.2 9.8
Level of Service C A B B B A
Approach Delay (s) 12.4 16.3 10.9
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 14.1 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.50
Actuated Cycle Length (s) 59.6 Sum of lost time (s) 13.5
Intersection Capacity Utilization 42.6% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive AM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 7 77 147 28 134 170
Future Volume (Veh/h) 7 77 147 28 134 170
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 8 84 160 30 146 185
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 652 175 190
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 652 175 190
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 90 89
cM capacity (veh/h) 387 868 1384

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 92 190 331
Volume Left 8 0 146
Volume Right 84 30 0
cSH 784 1700 1384
Volume to Capacity 0.12 0.11 0.11
Queue Length 95th (ft) 10 0 9
Control Delay (s) 10.2 0.0 4.0
Lane LOS B A
Approach Delay (s) 10.2 0.0 4.0
Approach LOS B

Intersection Summary
Average Delay 3.7
Intersection Capacity Utilization 40.9% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway AM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 7 35 140 14 42 130
Future Volume (Veh/h) 7 35 140 14 42 130
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 8 38 152 15 46 141
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 392 160 167
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 392 160 167
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 99 96 97
cM capacity (veh/h) 592 886 1411

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 8 38 167 187
Volume Left 8 0 0 46
Volume Right 0 38 15 0
cSH 592 886 1700 1411
Volume to Capacity 0.01 0.04 0.10 0.03
Queue Length 95th (ft) 1 3 0 3
Control Delay (s) 11.2 9.2 0.0 2.1
Lane LOS B A A
Approach Delay (s) 9.6 0.0 2.1
Approach LOS A

Intersection Summary
Average Delay 2.1
Intersection Capacity Utilization 30.7% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway AM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 78 54 105 121 68 65
Future Volume (Veh/h) 78 54 105 121 68 65
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 85 59 114 132 74 71
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 399 180 246
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 399 180 246
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 85 93 94
cM capacity (veh/h) 573 863 1320

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 85 59 246 145
Volume Left 85 0 0 74
Volume Right 0 59 132 0
cSH 573 863 1700 1320
Volume to Capacity 0.15 0.07 0.14 0.06
Queue Length 95th (ft) 13 5 0 4
Control Delay (s) 12.4 9.5 0.0 4.3
Lane LOS B A A
Approach Delay (s) 11.2 0.0 4.3
Approach LOS B

Intersection Summary
Average Delay 4.2
Intersection Capacity Utilization 34.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road AM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 192 325 735 33 0 151
Future Volume (Veh/h) 192 325 735 33 0 151
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 209 353 799 36 0 164
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 835 1588 817
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 835 1588 817
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 74 100 56
cM capacity (veh/h) 798 88 376

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 209 353 835 164
Volume Left 209 0 0 0
Volume Right 0 0 36 164
cSH 798 1700 1700 376
Volume to Capacity 0.26 0.21 0.49 0.44
Queue Length 95th (ft) 26 0 0 54
Control Delay (s) 11.1 0.0 0.0 21.7
Lane LOS B C
Approach Delay (s) 4.1 0.0 21.7
Approach LOS C

Intersection Summary
Average Delay 3.8
Intersection Capacity Utilization 58.0% ICU Level of Service B
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 PM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 367 399 156 295 247 201
Future Volume (vph) 367 399 156 295 247 201
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.21 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 400 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 399 434 170 321 268 218
RTOR Reduction (vph) 0 129 0 0 0 129
Lane Group Flow (vph) 399 305 170 321 268 89
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 20.8 50.6 34.6 34.6 29.8 29.8
Effective Green, g (s) 20.8 50.6 34.6 34.6 29.8 29.8
Actuated g/C Ratio 0.28 0.69 0.47 0.47 0.41 0.41
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 527 1188 362 878 718 642
v/s Ratio Prot c0.21 0.10 c0.06 0.17 c0.15
v/s Ratio Perm 0.09 0.16 0.06
v/c Ratio 0.76 0.26 0.47 0.37 0.37 0.14
Uniform Delay, d1 24.0 4.3 13.2 12.4 15.3 13.7
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 6.1 0.1 1.0 0.3 1.5 0.4
Delay (s) 30.1 4.4 14.2 12.7 16.7 14.2
Level of Service C A B B B B
Approach Delay (s) 16.7 13.2 15.6
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 15.5 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.52
Actuated Cycle Length (s) 73.4 Sum of lost time (s) 13.5
Intersection Capacity Utilization 52.9% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive PM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 28 86 338 24 189 395
Future Volume (Veh/h) 28 86 338 24 189 395
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 30 93 367 26 205 429
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 1219 380 393
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1219 380 393
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 82 86 82
cM capacity (veh/h) 164 667 1166

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 123 393 634
Volume Left 30 0 205
Volume Right 93 26 0
cSH 382 1700 1166
Volume to Capacity 0.32 0.23 0.18
Queue Length 95th (ft) 34 0 16
Control Delay (s) 18.9 0.0 4.2
Lane LOS C A
Approach Delay (s) 18.9 0.0 4.2
Approach LOS C

Intersection Summary
Average Delay 4.3
Intersection Capacity Utilization 67.3% ICU Level of Service C
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway PM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 31 91 272 33 129 293
Future Volume (Veh/h) 31 91 272 33 129 293
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 34 99 296 36 140 318
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 912 314 332
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 912 314 332
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 87 86 89
cM capacity (veh/h) 269 726 1227

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 34 99 332 458
Volume Left 34 0 0 140
Volume Right 0 99 36 0
cSH 269 726 1700 1227
Volume to Capacity 0.13 0.14 0.20 0.11
Queue Length 95th (ft) 11 12 0 10
Control Delay (s) 20.3 10.7 0.0 3.3
Lane LOS C B A
Approach Delay (s) 13.2 0.0 3.3
Approach LOS B

Intersection Summary
Average Delay 3.6
Intersection Capacity Utilization 52.2% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway PM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 155 138 166 175 161 155
Future Volume (Veh/h) 155 138 166 175 161 155
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 168 150 180 190 175 168
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 793 275 370
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 793 275 370
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 45 80 85
cM capacity (veh/h) 305 764 1189

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 168 150 370 343
Volume Left 168 0 0 175
Volume Right 0 150 190 0
cSH 305 764 1700 1189
Volume to Capacity 0.55 0.20 0.22 0.15
Queue Length 95th (ft) 78 18 0 13
Control Delay (s) 30.4 10.9 0.0 5.0
Lane LOS D B A
Approach Delay (s) 21.2 0.0 5.0
Approach LOS C

Intersection Summary
Average Delay 8.2
Intersection Capacity Utilization 55.1% ICU Level of Service B
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road PM Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 309 483 380 38 0 337
Future Volume (Veh/h) 309 483 380 38 0 337
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 336 525 413 41 0 366
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 454 1630 434
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 454 1630 434
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 70 100 41
cM capacity (veh/h) 1107 78 622

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 336 525 454 366
Volume Left 336 0 0 0
Volume Right 0 0 41 366
cSH 1107 1700 1700 622
Volume to Capacity 0.30 0.31 0.27 0.59
Queue Length 95th (ft) 32 0 0 96
Control Delay (s) 9.7 0.0 0.0 18.7
Lane LOS A C
Approach Delay (s) 3.8 0.0 18.7
Approach LOS C

Intersection Summary
Average Delay 6.0
Intersection Capacity Utilization 49.8% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 PM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 378 424 163 304 267 210
Future Volume (vph) 378 424 163 304 267 210
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.21 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 390 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 411 461 177 330 290 228
RTOR Reduction (vph) 0 122 0 0 0 137
Lane Group Flow (vph) 411 339 177 330 290 91
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 21.6 51.4 35.6 35.6 29.8 29.8
Effective Green, g (s) 21.6 51.4 35.6 35.6 29.8 29.8
Actuated g/C Ratio 0.29 0.69 0.48 0.48 0.40 0.40
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 540 1189 362 891 708 634
v/s Ratio Prot c0.22 0.11 c0.06 0.18 c0.16
v/s Ratio Perm 0.10 0.17 0.06
v/c Ratio 0.76 0.28 0.49 0.37 0.41 0.14
Uniform Delay, d1 24.0 4.4 13.2 12.3 16.0 14.2
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 6.3 0.1 1.0 0.3 1.8 0.5
Delay (s) 30.3 4.6 14.3 12.6 17.7 14.7
Level of Service C A B B B B
Approach Delay (s) 16.7 13.2 16.4
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 15.7 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.55
Actuated Cycle Length (s) 74.4 Sum of lost time (s) 13.5
Intersection Capacity Utilization 55.0% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive PM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 29 89 364 25 195 422
Future Volume (Veh/h) 29 89 364 25 195 422
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 32 97 396 27 212 459
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 1292 410 423
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1292 410 423
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 78 85 81
cM capacity (veh/h) 146 642 1136

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 129 423 671
Volume Left 32 0 212
Volume Right 97 27 0
cSH 349 1700 1136
Volume to Capacity 0.37 0.25 0.19
Queue Length 95th (ft) 42 0 17
Control Delay (s) 21.3 0.0 4.4
Lane LOS C A
Approach Delay (s) 21.3 0.0 4.4
Approach LOS C

Intersection Summary
Average Delay 4.6
Intersection Capacity Utilization 70.8% ICU Level of Service C
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway PM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 35 106 284 34 144 306
Future Volume (Veh/h) 35 106 284 34 144 306
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 38 115 309 37 157 333
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 974 328 346
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 974 328 346
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 84 84 87
cM capacity (veh/h) 243 714 1213

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 38 115 346 490
Volume Left 38 0 0 157
Volume Right 0 115 37 0
cSH 243 714 1700 1213
Volume to Capacity 0.16 0.16 0.20 0.13
Queue Length 95th (ft) 14 14 0 11
Control Delay (s) 22.5 11.0 0.0 3.6
Lane LOS C B A
Approach Delay (s) 13.9 0.0 3.6
Approach LOS B

Intersection Summary
Average Delay 3.9
Intersection Capacity Utilization 54.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway PM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 170 146 171 193 170 163
Future Volume (Veh/h) 170 146 171 193 170 163
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 185 159 186 210 185 177
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 838 291 396
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 838 291 396
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 35 79 84
cM capacity (veh/h) 283 748 1163

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 185 159 396 362
Volume Left 185 0 0 185
Volume Right 0 159 210 0
cSH 283 748 1700 1163
Volume to Capacity 0.65 0.21 0.23 0.16
Queue Length 95th (ft) 105 20 0 14
Control Delay (s) 38.9 11.1 0.0 5.2
Lane LOS E B A
Approach Delay (s) 26.1 0.0 5.2
Approach LOS D

Intersection Summary
Average Delay 9.8
Intersection Capacity Utilization 58.2% ICU Level of Service B
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road PM Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 331 498 392 39 0 360
Future Volume (Veh/h) 331 498 392 39 0 360
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 360 541 426 42 0 391
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 468 1708 447
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 468 1708 447
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 67 100 36
cM capacity (veh/h) 1094 67 612

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 360 541 468 391
Volume Left 360 0 0 0
Volume Right 0 0 42 391
cSH 1094 1700 1700 612
Volume to Capacity 0.33 0.32 0.28 0.64
Queue Length 95th (ft) 36 0 0 114
Control Delay (s) 9.9 0.0 0.0 20.7
Lane LOS A C
Approach Delay (s) 4.0 0.0 20.7
Approach LOS C

Intersection Summary
Average Delay 6.6
Intersection Capacity Utilization 52.0% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 PM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 378 423 163 304 266 210
Future Volume (vph) 378 423 163 304 266 210
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.21 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 390 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 411 460 177 330 289 228
RTOR Reduction (vph) 0 122 0 0 0 137
Lane Group Flow (vph) 411 338 177 330 289 91
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 21.6 51.4 35.6 35.6 29.8 29.8
Effective Green, g (s) 21.6 51.4 35.6 35.6 29.8 29.8
Actuated g/C Ratio 0.29 0.69 0.48 0.48 0.40 0.40
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 540 1189 362 891 708 634
v/s Ratio Prot c0.22 0.11 c0.06 0.18 c0.16
v/s Ratio Perm 0.10 0.17 0.06
v/c Ratio 0.76 0.28 0.49 0.37 0.41 0.14
Uniform Delay, d1 24.0 4.4 13.2 12.3 16.0 14.2
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 6.3 0.1 1.0 0.3 1.7 0.5
Delay (s) 30.3 4.6 14.3 12.6 17.7 14.7
Level of Service C A B B B B
Approach Delay (s) 16.7 13.2 16.4
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 15.7 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.55
Actuated Cycle Length (s) 74.4 Sum of lost time (s) 13.5
Intersection Capacity Utilization 54.9% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive PM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 29 89 363 25 195 421
Future Volume (Veh/h) 29 89 363 25 195 421
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 32 97 395 27 212 458
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 1290 408 422
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 1290 408 422
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 78 85 81
cM capacity (veh/h) 147 643 1137

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 129 422 670
Volume Left 32 0 212
Volume Right 97 27 0
cSH 350 1700 1137
Volume to Capacity 0.37 0.25 0.19
Queue Length 95th (ft) 41 0 17
Control Delay (s) 21.2 0.0 4.4
Lane LOS C A
Approach Delay (s) 21.2 0.0 4.4
Approach LOS C

Intersection Summary
Average Delay 4.6
Intersection Capacity Utilization 70.7% ICU Level of Service C
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway PM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 35 105 284 34 143 306
Future Volume (Veh/h) 35 105 284 34 143 306
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 38 114 309 37 155 333
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 970 328 346
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 970 328 346
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 84 84 87
cM capacity (veh/h) 245 714 1213

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 38 114 346 488
Volume Left 38 0 0 155
Volume Right 0 114 37 0
cSH 245 714 1700 1213
Volume to Capacity 0.16 0.16 0.20 0.13
Queue Length 95th (ft) 14 14 0 11
Control Delay (s) 22.4 11.0 0.0 3.6
Lane LOS C B A
Approach Delay (s) 13.8 0.0 3.6
Approach LOS B

Intersection Summary
Average Delay 3.9
Intersection Capacity Utilization 54.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway PM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 168 146 171 191 170 163
Future Volume (Veh/h) 168 146 171 191 170 163
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 183 159 186 208 185 177
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 837 290 394
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 837 290 394
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 35 79 84
cM capacity (veh/h) 283 749 1165

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 183 159 394 362
Volume Left 183 0 0 185
Volume Right 0 159 208 0
cSH 283 749 1700 1165
Volume to Capacity 0.65 0.21 0.23 0.16
Queue Length 95th (ft) 103 20 0 14
Control Delay (s) 38.3 11.1 0.0 5.2
Lane LOS E B A
Approach Delay (s) 25.6 0.0 5.2
Approach LOS D

Intersection Summary
Average Delay 9.7
Intersection Capacity Utilization 58.0% ICU Level of Service B
Analysis Period (min) 15

101 of 121

Page 354 of 383



HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road PM Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 329 498 392 39 0 358
Future Volume (Veh/h) 329 498 392 39 0 358
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 358 541 426 42 0 389
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 468 1704 447
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 468 1704 447
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 67 100 36
cM capacity (veh/h) 1094 68 612

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 358 541 468 389
Volume Left 358 0 0 0
Volume Right 0 0 42 389
cSH 1094 1700 1700 612
Volume to Capacity 0.33 0.32 0.28 0.64
Queue Length 95th (ft) 36 0 0 113
Control Delay (s) 9.9 0.0 0.0 20.6
Lane LOS A C
Approach Delay (s) 3.9 0.0 20.6
Approach LOS C

Intersection Summary
Average Delay 6.6
Intersection Capacity Utilization 51.8% ICU Level of Service A
Analysis Period (min) 15

102 of 121

Page 355 of 383



HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 Saturday Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 197 294 146 346 223 104
Future Volume (vph) 197 294 146 346 223 104
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.36 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 662 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 214 320 159 376 242 113
RTOR Reduction (vph) 0 105 0 0 0 59
Lane Group Flow (vph) 214 215 159 376 242 54
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 13.3 47.0 27.4 27.4 33.7 33.7
Effective Green, g (s) 13.3 47.0 27.4 27.4 33.7 33.7
Actuated g/C Ratio 0.19 0.67 0.39 0.39 0.48 0.48
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 353 1162 410 728 850 761
v/s Ratio Prot 0.11 0.09 0.05 c0.20 c0.14
v/s Ratio Perm 0.05 0.10 0.03
v/c Ratio 0.61 0.18 0.39 0.52 0.28 0.07
Uniform Delay, d1 26.0 4.3 14.8 16.3 10.9 9.8
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 2.9 0.1 0.6 0.6 0.8 0.2
Delay (s) 28.9 4.4 15.4 16.9 11.8 10.0
Level of Service C A B B B A
Approach Delay (s) 14.2 16.5 11.2
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 14.3 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.42
Actuated Cycle Length (s) 70.1 Sum of lost time (s) 13.5
Intersection Capacity Utilization 42.1% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive Saturday Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 30 77 252 32 125 318
Future Volume (Veh/h) 30 77 252 32 125 318
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 33 84 274 35 136 346
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 910 292 309
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 910 292 309
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 88 89 89
cM capacity (veh/h) 272 748 1252

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 117 309 482
Volume Left 33 0 136
Volume Right 84 35 0
cSH 501 1700 1252
Volume to Capacity 0.23 0.18 0.11
Queue Length 95th (ft) 22 0 9
Control Delay (s) 14.4 0.0 3.1
Lane LOS B A
Approach Delay (s) 14.4 0.0 3.1
Approach LOS B

Intersection Summary
Average Delay 3.5
Intersection Capacity Utilization 55.3% ICU Level of Service B
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway Saturday Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 26 66 218 32 92 256
Future Volume (Veh/h) 26 66 218 32 92 256
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 28 72 237 35 100 278
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 732 254 272
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 732 254 272
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 92 91 92
cM capacity (veh/h) 358 784 1291

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 28 72 272 378
Volume Left 28 0 0 100
Volume Right 0 72 35 0
cSH 358 784 1700 1291
Volume to Capacity 0.08 0.09 0.16 0.08
Queue Length 95th (ft) 6 8 0 6
Control Delay (s) 15.9 10.1 0.0 2.7
Lane LOS C B A
Approach Delay (s) 11.7 0.0 2.7
Approach LOS B

Intersection Summary
Average Delay 2.9
Intersection Capacity Utilization 45.3% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway Saturday Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 157 130 125 161 139 125
Future Volume (Veh/h) 157 130 125 161 139 125
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 171 141 136 175 151 136
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 662 224 311
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 662 224 311
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 54 83 88
cM capacity (veh/h) 375 816 1249

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 171 141 311 287
Volume Left 171 0 0 151
Volume Right 0 141 175 0
cSH 375 816 1700 1249
Volume to Capacity 0.46 0.17 0.18 0.12
Queue Length 95th (ft) 58 16 0 10
Control Delay (s) 22.4 10.3 0.0 4.9
Lane LOS C B A
Approach Delay (s) 16.9 0.0 4.9
Approach LOS C

Intersection Summary
Average Delay 7.3
Intersection Capacity Utilization 49.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road Saturday Existing

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 258 257 441 39 0 289
Future Volume (Veh/h) 258 257 441 39 0 289
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 280 279 479 42 0 314
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 521 1339 500
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 521 1339 500
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 73 100 45
cM capacity (veh/h) 1045 123 571

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 280 279 521 314
Volume Left 280 0 0 0
Volume Right 0 0 42 314
cSH 1045 1700 1700 571
Volume to Capacity 0.27 0.16 0.31 0.55
Queue Length 95th (ft) 27 0 0 83
Control Delay (s) 9.7 0.0 0.0 18.7
Lane LOS A C
Approach Delay (s) 4.9 0.0 18.7
Approach LOS C

Intersection Summary
Average Delay 6.2
Intersection Capacity Utilization 50.1% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 Saturday Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 203 319 153 356 246 111
Future Volume (vph) 203 319 153 356 246 111
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.35 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 646 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 221 347 166 387 267 121
RTOR Reduction (vph) 0 115 0 0 0 63
Lane Group Flow (vph) 221 232 166 387 267 58
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 13.6 47.3 27.9 27.9 33.7 33.7
Effective Green, g (s) 13.6 47.3 27.9 27.9 33.7 33.7
Actuated g/C Ratio 0.19 0.67 0.40 0.40 0.48 0.48
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 358 1161 411 736 844 755
v/s Ratio Prot 0.12 0.10 0.06 c0.21 c0.15
v/s Ratio Perm 0.05 0.10 0.04
v/c Ratio 0.62 0.20 0.40 0.53 0.32 0.08
Uniform Delay, d1 26.1 4.4 14.8 16.3 11.4 10.0
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 3.2 0.1 0.7 0.7 1.0 0.2
Delay (s) 29.3 4.5 15.4 17.0 12.3 10.2
Level of Service C A B B B B
Approach Delay (s) 14.2 16.5 11.7
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 14.4 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.44
Actuated Cycle Length (s) 70.6 Sum of lost time (s) 13.5
Intersection Capacity Utilization 44.0% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive Saturday Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 31 79 280 33 129 347
Future Volume (Veh/h) 31 79 280 33 129 347
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 34 86 304 36 140 377
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 979 322 340
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 979 322 340
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 86 88 89
cM capacity (veh/h) 246 719 1219

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 120 340 517
Volume Left 34 0 140
Volume Right 86 36 0
cSH 465 1700 1219
Volume to Capacity 0.26 0.20 0.11
Queue Length 95th (ft) 25 0 10
Control Delay (s) 15.4 0.0 3.2
Lane LOS C A
Approach Delay (s) 15.4 0.0 3.2
Approach LOS C

Intersection Summary
Average Delay 3.6
Intersection Capacity Utilization 58.7% ICU Level of Service B
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway Saturday Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 31 83 230 33 109 269
Future Volume (Veh/h) 31 83 230 33 109 269
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 34 90 250 36 118 292
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 796 268 286
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 796 268 286
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 89 88 91
cM capacity (veh/h) 323 771 1276

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 34 90 286 410
Volume Left 34 0 0 118
Volume Right 0 90 36 0
cSH 323 771 1700 1276
Volume to Capacity 0.11 0.12 0.17 0.09
Queue Length 95th (ft) 9 10 0 8
Control Delay (s) 17.4 10.3 0.0 3.0
Lane LOS C B A
Approach Delay (s) 12.3 0.0 3.0
Approach LOS B

Intersection Summary
Average Delay 3.3
Intersection Capacity Utilization 47.6% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway Saturday Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 174 139 129 182 148 133
Future Volume (Veh/h) 174 139 129 182 148 133
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 189 151 140 198 161 145
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 706 239 338
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 706 239 338
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 46 81 87
cM capacity (veh/h) 349 800 1221

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 189 151 338 306
Volume Left 189 0 0 161
Volume Right 0 151 198 0
cSH 349 800 1700 1221
Volume to Capacity 0.54 0.19 0.20 0.13
Queue Length 95th (ft) 77 17 0 11
Control Delay (s) 26.8 10.5 0.0 5.0
Lane LOS D B A
Approach Delay (s) 19.6 0.0 5.0
Approach LOS C

Intersection Summary
Average Delay 8.3
Intersection Capacity Utilization 52.8% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road Saturday Background

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 282 265 454 40 0 314
Future Volume (Veh/h) 282 265 454 40 0 314
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 307 288 493 43 0 341
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 536 1416 514
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 536 1416 514
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 70 100 39
cM capacity (veh/h) 1032 106 560

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 307 288 536 341
Volume Left 307 0 0 0
Volume Right 0 0 43 341
cSH 1032 1700 1700 560
Volume to Capacity 0.30 0.17 0.32 0.61
Queue Length 95th (ft) 31 0 0 102
Control Delay (s) 10.0 0.0 0.0 20.9
Lane LOS A C
Approach Delay (s) 5.1 0.0 20.9
Approach LOS C

Intersection Summary
Average Delay 6.9
Intersection Capacity Utilization 52.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis Easton Dispensary
1: Elliott Road & MD 328 Saturday Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (vph) 203 320 154 356 248 111
Future Volume (vph) 203 320 154 356 248 111
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Lane Util. Factor 1.00 1.00 1.00 1.00 1.00 1.00
Frt 1.00 0.85 1.00 1.00 1.00 0.85
Flt Protected 1.00 1.00 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1863 1583 1770 1863 1770 1583
Flt Permitted 1.00 1.00 0.35 1.00 0.95 1.00
Satd. Flow (perm) 1863 1583 645 1863 1770 1583
Peak-hour factor, PHF 0.92 0.92 0.92 0.92 0.92 0.92
Adj. Flow (vph) 221 348 167 387 270 121
RTOR Reduction (vph) 0 115 0 0 0 63
Lane Group Flow (vph) 221 233 167 387 270 58
Turn Type NA pm+ov pm+pt NA Prot Perm
Protected Phases 4 2 3 8 2
Permitted Phases 4 8 2
Actuated Green, G (s) 13.6 47.3 28.0 28.0 33.7 33.7
Effective Green, g (s) 13.6 47.3 28.0 28.0 33.7 33.7
Actuated g/C Ratio 0.19 0.67 0.40 0.40 0.48 0.48
Clearance Time (s) 4.5 4.5 4.5 4.5 4.5 4.5
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 358 1159 412 737 843 754
v/s Ratio Prot 0.12 0.10 0.06 c0.21 c0.15
v/s Ratio Perm 0.05 0.10 0.04
v/c Ratio 0.62 0.20 0.41 0.53 0.32 0.08
Uniform Delay, d1 26.2 4.5 14.8 16.3 11.4 10.0
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 3.2 0.1 0.7 0.7 1.0 0.2
Delay (s) 29.3 4.6 15.4 17.0 12.4 10.2
Level of Service C A B B B B
Approach Delay (s) 14.2 16.5 11.8
Approach LOS B B B

Intersection Summary
HCM 2000 Control Delay 14.4 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.45
Actuated Cycle Length (s) 70.7 Sum of lost time (s) 13.5
Intersection Capacity Utilization 44.2% ICU Level of Service A
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
2: Elliott Road & Teal Drive Saturday Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 31 79 282 33 129 349
Future Volume (Veh/h) 31 79 282 33 129 349
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 34 86 307 36 140 379
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft) 1029
pX, platoon unblocked
vC, conflicting volume 984 325 343
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 984 325 343
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 86 88 88
cM capacity (veh/h) 244 716 1216

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 120 343 519
Volume Left 34 0 140
Volume Right 86 36 0
cSH 462 1700 1216
Volume to Capacity 0.26 0.20 0.12
Queue Length 95th (ft) 26 0 10
Control Delay (s) 15.5 0.0 3.2
Lane LOS C A
Approach Delay (s) 15.5 0.0 3.2
Approach LOS C

Intersection Summary
Average Delay 3.6
Intersection Capacity Utilization 58.9% ICU Level of Service B
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
3: Elliott Road & Shopping Center North Driveway Saturday Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 3

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 31 85 230 33 111 269
Future Volume (Veh/h) 31 85 230 33 111 269
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 34 92 250 36 121 292
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 802 268 286
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 802 268 286
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 89 88 91
cM capacity (veh/h) 320 771 1276

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 34 92 286 413
Volume Left 34 0 0 121
Volume Right 0 92 36 0
cSH 320 771 1700 1276
Volume to Capacity 0.11 0.12 0.17 0.09
Queue Length 95th (ft) 9 10 0 8
Control Delay (s) 17.6 10.3 0.0 3.0
Lane LOS C B A
Approach Delay (s) 12.3 0.0 3.0
Approach LOS B

Intersection Summary
Average Delay 3.4
Intersection Capacity Utilization 47.7% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
4: Elliott Road & Shopping Center South Driveway Saturday Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 4

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Volume (veh/h) 176 139 129 183 148 133
Future Volume (Veh/h) 176 139 129 183 148 133
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 191 151 140 199 161 145
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 706 240 339
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 706 240 339
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 45 81 87
cM capacity (veh/h) 349 799 1220

Direction, Lane # WB 1 WB 2 NB 1 SB 1
Volume Total 191 151 339 306
Volume Left 191 0 0 161
Volume Right 0 151 199 0
cSH 349 799 1700 1220
Volume to Capacity 0.55 0.19 0.20 0.13
Queue Length 95th (ft) 78 17 0 11
Control Delay (s) 27.1 10.5 0.0 5.0
Lane LOS D B A
Approach Delay (s) 19.8 0.0 5.0
Approach LOS C

Intersection Summary
Average Delay 8.4
Intersection Capacity Utilization 52.9% ICU Level of Service A
Analysis Period (min) 15
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HCM Unsignalized Intersection Capacity Analysis Easton Dispensary
5: MD 331 & Elliott Road Saturday Total

Lenhart Traffic Consulting Synchro 11 Report
11/13/2024 Page 5

Movement EBL EBT WBT WBR SBL SBR
Lane Configurations
Traffic Volume (veh/h) 283 265 454 40 0 316
Future Volume (Veh/h) 283 265 454 40 0 316
Sign Control Free Free Stop
Grade 0% 0% 0%
Peak Hour Factor 0.92 0.92 0.92 0.92 0.92 0.92
Hourly flow rate (vph) 308 288 493 43 0 343
Pedestrians
Lane Width (ft)
Walking Speed (ft/s)
Percent Blockage
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 536 1418 514
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 536 1418 514
tC, single (s) 4.1 6.4 6.2
tC, 2 stage (s)
tF (s) 2.2 3.5 3.3
p0 queue free % 70 100 39
cM capacity (veh/h) 1032 106 560

Direction, Lane # EB 1 EB 2 WB 1 SB 1
Volume Total 308 288 536 343
Volume Left 308 0 0 0
Volume Right 0 0 43 343
cSH 1032 1700 1700 560
Volume to Capacity 0.30 0.17 0.32 0.61
Queue Length 95th (ft) 31 0 0 103
Control Delay (s) 10.0 0.0 0.0 21.1
Lane LOS A C
Approach Delay (s) 5.1 0.0 21.1
Approach LOS C

Intersection Summary
Average Delay 7.0
Intersection Capacity Utilization 52.6% ICU Level of Service A
Analysis Period (min) 15
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Previous Use Reassignment

Appendix C
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Drive-in Bank (ksf, ITE-912) Trip Distribution (In/Out)

Morning Trips = 9.95 x ksf 58/42

Evening Trips = 21.01 x ksf 50/50

Midday Sat. Trips = 26.35 x ksf 51/49

In Out Total In Out Total In Out Total

Previous Drive-in Bank (ksf, ITE-912) 2,700 sq.ft. 16 11 27 28 29 57 36 35 71

NOTE: Trip Generation Rates obtained from the ITE Trip Generation Manual, 11th Edition

C-1

Trip Generation Rates 

Trip Generation Totals

AM Peak PM Peak Sat Mid-Day Peak

Traffic Impact Analysis Trip Generatoin for
Exhibit Previous Bank Use
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TOWN OF EASTON
P.O. Box 520

Easton, Maryland 21601

December 2, 2024

BGFY, LLC
℅ Zachary A. Smith, Esq.
114 Bay Street, Building C
Easton, Maryland 21601

Re: BOZA Application SE - 1346 / SE 24 - 09
8223 Elliott Road
Tax Map 0109, Parcel 4582, Lot 3
Easton, Maryland 21601

Mr. Smith,

The above matter has been scheduled for a public hearing before the Town of Easton
Board of Zoning Appeals on Tuesday, December 17, 2024 at 9:00 A. M. in the Chambers of the
Mayor and Council of Easton. You should appear at the above time and place, together with any
witnesses you may care to present and be prepared to submit evidence, which will establish:

1. the proposed use conforms in all aspects to minimum requirements of the district in
which it is located;

2. the proposed use is not adversely affecting the health, safety, and general welfare of
residents of the area;

3. the proposed use will not interfere with the adequate and orderly provision of public
facilities necessary to service the area or the proposed special exception;

4. the proposed use will not create congestion in the streets or undue traffic hazards, and
that adequate egress and ingress are provided;

5. the proposed use will not adversely affect the area and surrounding property due to
adverse environmental characteristics including undue smoke, odor, noise, improper
drainage, or inadequate access;

6. the proposed use will not adversely affect the established character of the area;

7. the proposed use shall be in conformity with the provisions of the Easton
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Mr. Zachary A. Smith, Esq.
December 2, 2024
Page 2

Comprehensive Plan including those provisions of the Comprehensive Plan relating to design
and performance standards for the development or redevelopment of land. In addition to the
criteria set forth elsewhere herein when considering an application for additional principal uses
upon an approved lot, the proposed additional uses shall be compatible and complementary to
uses customarily found near or in conjunction with one another. This provision may not be used
to permit shopping centers which are governed by other provisions of this Ordinance.

NOTE: In the event your application pending before the Easton Board of Zoning Appeals
requires a recommendation to the Board from the Easton Planning and Zoning Commission, the
Appeals Board will not hear your application until it is in receipt of the Planning and Zoning
Commission's recommendation. It is your responsibility to see that the recommendation required
is before the Board of Zoning Appeals before any evidence is heard.

If there are any restrictions attached to the deed of the property subject to this application,
please advise the Board thereof.

Samantha N. Smith, Administrative Specialist
Planning and Zoning Department
410-822-1943 ssmith@eastonMD.gov
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TOWN OF EASTON
14 South Harrison Street
Easton, Maryland 21601

December 2, 2024

Dear Resident,

The Easton Board of Zoning Appeals will hold a public meeting on Tuesday, December
17, 2024 at 9:00 a.m. in the Easton Town Council Chambers located on the second floor
of 14 South Harrison Street. The Town of Easton Zoning Ordinance requires that owners
of property located within 400 feet of a parcel on which certain types of applications are
pending be given notice of upcoming meetings or hearings. If you are a tenant in or an
owner of a multi-unit building, please distribute or post this notice in a visible location
for all other tenants or owners to view. If you are a tenant of a rental property, please
notify the property owner that this notice letter has been distributed to their property.
Notice has also been sent to the Star Democrat, a sign has been posted at the subject
property and the hearing agenda has been posted on the Town of Easton website:
http://eastonmd.gov/.

This letter is sent to inform you that Application SE - 1346 / SE 24 - 09 has been filed by
Zachary A. Smith, Esq. on behalf of BGFY, LLC , pursuant to Section 28-1303.5.B of the
Town of Easton Zoning Ordinance (Ordinance) to obtain a Special Exception for use (6)
603.1 in Table 2.1 of Section 28-201 to be utilized as a Cannabis Dispensary* in the CG -
Commercial General Zoning District. The property is located at 8223 Elliott Road,
Easton, Maryland, also known as Tax Map 0109, Grid 0000, Parcel 4582, Lot 3, and is
situated in the CG – Commercial General District with a Planned Unit Development
(PUD) Overlay. The property is owned by 8223 Elliott RD LLC.

Copies of the proposed application are on file and available for public review in the
Town’s Planning Office at 14 South Harrison Street between the hours of 8:30 a.m. and
4:00 p.m., Monday through Friday. In addition, digital copies will be available for
review one week prior to the scheduled meeting via the Town’s website at
https://www.eastonmd.gov/129/Agendas-Minutes. If you have any questions regarding
this application, please contact the Planning Office at (410) 822-1943 or via email at
ssmith@eastonMD.gov.

Samantha N. Smith, Administrative Specialist
Planning & Zoning Department
410-822-1943 ssmith@eastonMD.gov

Page 377 of 383

http://eastonmd.gov/
https://www.eastonmd.gov/129/Agendas-Minutes
mailto:ssmith@eastonMD.gov
mailto:ssmith@eastonMD.gov


Subject property posting pursuant to Section 
28-901.2.H.2 of the Town of Easton Zoning Code -

December 2, 2024.
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THE STAR DEMOCRAT - ONE TIME - SATURDAY, NOVEMBER 30, 2024

NOTICE

Notice is hereby given that Application SE - 1346 / SE 24 - 09 has been filed by

Zachary A. Smith, Esq. on behalf of BGFY, LLC , pursuant to Section 28-1303.5.B of the

Town of Easton Zoning Ordinance (Ordinance) to obtain a Special Exception for use (6)

603.1 in Table 2.1 of Section 28-201 to be utilized as a Cannabis Dispensary* in the CG -

Commercial General Zoning District. The property is located at 8223 Elliott Road,

Easton, Maryland, also known as Tax Map 0109, Grid 0000, Parcel 4582, Lot 3, and is

situated in the CG – Commercial General District with a Planned Unit Development

(PUD) Overlay. The property is owned by 8223 Elliott RD LLC.

A copy of the application may be inspected during normal business hours in the

Department of Planning and Zoning. The undersigned Board will hold a public hearing

with respect to said application on Tuesday, December 17, 2024 at 9:00 A.M. in the Town

Council Chambers, second floor, located at 14 S. Harrison Street. All interested parties

are invited to attend. Please continue to check our website at

https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS

Notice to Star Democrat: Please publish as indicated above and send Certificate of
Publication to Planning and Zoning, Town of Easton, P.O. Box 520, Easton, Maryland
21601, prior to date of hearing.
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This is to certify that the annexed legal 
advertisement has been published in the  
publications and insertions listed below.  
"Application SE - 1346 / SE 24 - 09..." was pub-
lished in the:

	 The Star Democrat	 11/30/24

James F. Normandin
President & Publisher

CERTIFICATE OF 
PUBLICATION

APG Media of Chesapeake, LLC	 12/02/24
	 3068596
29088 Airpark Drive
Easton, MD 21601

STATE OF : MARYLAND
COUNTY OF: Talbot County

NOTICE
 Notice is hereby given that Application SE - 1346 / SE 24 - 09 
has been filed by Zachary A. Smith, Esq. on behalf of BGFY, 
LLC, pursuant to Section 28-1303.5.B of the Town of Easton 
Zoning Ordinance (Ordinance) to obtain a Special Exception for 
use (6) 603.1 in Table 2.1 of Section 28-201 to be utilized as a  
Cannabis Dispensary* in the CG - Commercial General Zoning 
District. The property is located at 8223 Elliott Road, Easton, 
Maryland, also known as Tax Map 0109, Parcel 4582, Lot 3, 
and is situated in the CG  – Commercial General District with 
a Planned Unit Development (PUD) Overlay. The property is 
owned by 8223 Elliott RD LLC.  
 A copy of the application may be inspected during normal  
business hours in the Department of Planning and Zoning. The 
undersigned Board will hold a public hearing with respect to said 
application on Tuesday, December 17, 2024 at 9:00 A.M. in the 
Town Council Chambers, second floor, located at 14 S. Harri-
son Street.  All interested parties are invited to attend. Please  
continue to check our website at 
https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS
3068596 SD                                                    11/30/2024
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THE STAR DEMOCRAT - ONE TIME - SATURDAY, NOVEMBER 30, 2024

NOTICE

Notice is hereby given that Application SE - 0739 / SE 22 - 12 has been filed on

behalf of Stanley Dean, pursuant to Section 28-1303.5.B of the Zoning Ordinance

(Ordinance) of the Town of Easton, to obtain a Special Exception for the use “Short-Term

Housing” in the MXW- Water View Subdistrict, in accordance with Table 312 A, and

Section 28-312.2.1 of the Ordinance. The property is located at 46 Wayman Avenue,

Easton, Maryland, also known as Tax Map 0034, Grid 0009, Parcel 0169, and is situated

in the MXW – Mixed Use Waterfront District. This application was unanimously tabled

by the Board at their June 18, 2024 meeting subject to the resolution of all outstanding

issues associated with Critical Area requirements, and proof of residency.

A copy of the application may be inspected during normal business hours in the

Department of Planning and Zoning. The undersigned Board will hold a public hearing

with respect to said application on Tuesday, December 17, 2024 at 9:00 A.M. in the Town

Council Chambers, second floor, located at 14 S. Harrison Street. All interested parties

are invited to attend. Please continue to check our website at

https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

TOWN OF EASTON BOARD OF ZONING APPEALS

Notice to Star Democrat: Please publish as indicated above and send Certificate of
Publication to Planning and Zoning, Town of Easton, P.O. Box 520, Easton, Maryland
21601, prior to date of hearing.
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This is to certify that the annexed legal 
advertisement has been published in the  
publications and insertions listed below.  
"Application SE - 0739 / SE 22 - 12..." was pub-
lished in the:

	 The Star Democrat	 11/30/24

James F. Normandin
President & Publisher

CERTIFICATE OF 
PUBLICATION

APG Media of Chesapeake, LLC	 12/02/24
	 3068564
29088 Airpark Drive
Easton, MD 21601

STATE OF : MARYLAND
COUNTY OF: Talbot County

NOTICE
 Notice is hereby given that Application SE - 0739 / SE 22 - 12 
has been filed on behalf of Stanley Dean, pursuant to Section 
28-1303.5.B of the Zoning Ordinance (Ordinance) of the Town 
of Easton, to obtain a Special Exception for the use “Short-Term 
Housing” in the MXW- Water View Subdistrict, in accordance 
with Table 312 A, and Section 28-312.2.1 of the Ordinance.  
The property is located at 46 Wayman Avenue, Easton,  
Maryland, also known as Tax Map 0034, Grid 0009, Parcel 0169, 
and is situated in the MXW – Mixed Use Waterfront District. This 
application was unanimously tabled by the Board at their June 
18, 2024 meeting subject to the resolution of all outstanding  
issues associated with Critical Area requirements, and proof of 
residency.
A copy of the application may be inspected during normal  
business hours in the Department of Planning and Zoning. The 
undersigned Board will hold a public hearing with respect to 
said application on Tuesday, December 17, 2024 at 9:00 A.M. 
in the Town Council Chambers, second floor, located at 14 S.  
Harrison Street.  All interested parties are invited to attend. 
Please continue to check our website at 
https://eastonmd.gov/129/Agendas-Minutes for agenda updates.

EASTON BOARD OF ZONING APPEALS
3068564 SD                                        11/30/2024
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TOWN OF EASTON 
14 South Harrison Street 

Easton, Maryland 21601 

December 2, 2024 

Dear Resident, 

The Easton Board of Zoning Appeals will hold a public meeting on Tuesday, December 

17, 2024 at 9:00 a.m. in the Easton Town Council Chambers located on the second floor 

of 14 South Harrison Street. The Town of Easton Zoning Ordinance requires that owners 

of property located within 400 feet of a parcel on which certain types of applications are 

pending be given notice of upcoming meetings or hearings. If you are a tenant in or an 

owner of a multi-unit building, please distribute or post this notice in a visible location 

for all other tenants or owners to view. If you are a tenant of a rental property, please 

notify the property owner that this notice letter has been distributed to their property. 

Notice has also been sent to the Star Democrat, a sign has been posted at the subject 

property and the hearing agenda has been posted on the Town of Easton website: 

 http://eastonmd.gov/. 

This letter is sent to inform you that Application SE - 0739 / SE 22 - 12 has been filed on 

behalf of Stanley Dean, pursuant to Section 28-1303.5.B of the Zoning Ordinance 

(Ordinance) of the Town of Easton, to obtain a Special Exception for the use “Short-

Term Housing” in the MXW- Water View Subdistrict, in accordance with Table 312 A, 

and Section 28-312.2.1 of the Ordinance. The property is located at 46 Wayman Avenue, 

Easton, Maryland, also known as Tax Map 0034, Grid 0009, Parcel 0169, and is situated 

in the MXW – Mixed Use Waterfront District. This application was unanimously tabled 

by the Board at their June 18, 2024 meeting subject to the resolution of all outstanding 

issues associated with Critical Area requirements, and proof of residency. 

Copies of the proposed application are on file and available for public review in the 

Town’s Planning Office at 14 South Harrison Street between the hours of 8:30 a.m. and 

4:00 p.m., Monday through Friday. In addition, digital copies will be available for 

review one week prior to the scheduled meeting via the Town’s website at 

 https://www.eastonmd.gov/129/Agendas-Minutes. If you have any questions regarding 

this application, please contact the Planning Office at (410) 822-1943 or via email at 

ssmith@eastonMD.gov. 

Samantha N. Smith, Administrative Specialist 

Planning & Zoning Department 

410-822-1943 ssmith@eastonMD.gov

Page 383 of 383

http://eastonmd.gov/
https://www.eastonmd.gov/129/Agendas-Minutes
mailto:ssmith@eastonMD.gov
mailto:ssmith@eastonMD.gov

	1. Call to Order
	2. Approval of Minutes
	a. Approval of the Draft Decision Summary from the No
	November 19, 2024 BOZA Draft Decision Summary


	3. Applications
	a. Application:V - 1345 / V 24 - 14Applicant:Neoma Sa
	V - 1345 / V 24 - 14 Exhibit Summary
	61 Pleasant Alley - Exhibit A: Easton Utilities Commission Report
	61 Pleasant Alley - Exhibit A: P&Z Staff Report
	61 Pleasant Alley - Exhibit A (Appendix A)
	61 Pleasant Alley - Exhibit A: (Appendix B)
	61 Pleasant Alley - Exhibit A: (Appendix C)
	61 Pleasant Alley - Exhibit A: (Appendix D)
	61 Pleasant Alley - Exhibit A (Appendix E)
	61 Pleasant Alley - Exhibit A (Appendix F)
	61 Pleasant Alley - Exhibit B: Variance Application
	61 Pleasant Alley - Exhibit B: Written Variance Request and Findings of Fact
	61 Pleasant Alley - Exhibit B: Surrounding Properties
	61 Pleasant Alley - Exhibit B: Deed
	61 Pleasant Alley - Exhibit B: TOE BOZA Variance Proof of Payment
	61 Pleasant Alley - Exhibit C: Applicant Hearing Letter 2024.12.02
	61 Pleasant Alley - Exhibit C: 400' Notice Letter 2024.12.02
	61 Pleasant Alley - Exhibit C: Subject Property Posting 2024.12.02
	61 Pleasant Alley - Exhibit D: Star Democrat Proof for 2024.11.30
	61 Pleasant Alley - Applicant Response to Exhibit A

	b. Application:V - 1332 / V 24 - 12Applicant:Easton U
	V - 1332 /  V 24 - 12 Exhibit Summary
	23 Talbot Lane - Exhibit A: P&Z Staff Report
	23 Talbot Lane - Exhibit B: BOZA Variance Application
	23 Talbot Lane - Exhibit B: Variance Application Narrative
	23 Talbot Lane - Exhibit B: September 2024 Signed Site Plan
	23 Talbot Lane - Exhibit B: Deed
	23 Talbot Lane - Exhibit C: Applicant Hearing Letter 2024.12.02
	23 Talbot Lane - Exhibit C: 400' Notice Letter 2024.12.02
	23 Talbot Lane - Exhibit C: Subject Property Posting 2024.12.02
	23 Talbot Lane - Exhibit D: Star Democrat Proof for 2024.11.30

	c. Application:V - 1339 /  V 24 - 13Applicant:Interst
	V - 1339  / V 24 - 13 Exhibit Summary
	410 N. Washington Street - Exhibit A: P&Z Staff Report
	410 N. Washington Street - Exhibit B: Variance Application
	410 N. Washington Street - Exhibit B: Written Request
	410 N. Washington Street - Exhibit B: Variance Findings of Fact
	410 N. Washington Street - Exhibit B: Signage Design
	410 N. Washington Street - Exhibit B: Site Plan
	410 N. Washington Street - Exhibit B: State of MD Out of State Contractors License
	410 N. Washington Street - Exhibit B: Owner Authorization Letter
	410 N. Washington Street - Exhibit B: Deed
	410 N. Washington Street - Exhibit B: Proof of Payment
	410 N. Washington Street - Exhibit C: Letter for the Applicant 2024.12.02
	410 N. Washington Street - Exhibit C: 400' Notice Letter 2024.12.02
	410 N. Washington Street - Exhibit C: Subject Property Posting 2024.12.02
	410 N. Washington Street - Exhibit D: Star Democrat Proof for 2024.11.30

	d. Application:SE - 1346 / SE 24 - 09Applicant:BGFY, 
	SE - 1346 / SE 24 - 09 Exhibit Summary
	8223 Elliott Road - Exhibit A: P&Z Staff Report
	8223 Elliott Road Exhibit A:  ENG Staff Report
	8223 Elliott Road - Exhibit B: Special Exception Application
	8223 Elliott Road - Exhibit B: Conditional License Letter 2024.10.1
	8223 Elliott Road - Exhibit B: Special Exception Findings of Fact
	8223 Elliott Road - Exhibit B: Cannabis Dispensary Satement of Use
	8223 Elliott Road - Exhibit B: November 1993 Site Plan
	8223 Elliott Road - Exhibit B: Owner Authorization Letter
	8223 Elliott Road - Exhibit B: Deed
	8223 Elliott Road - Exhibit B: Covenants & Restrictions
	8223 Elliott Road - Exhibit B: Subject Building Exterior Photos
	8223 Elliott Road - Exhibit B: November Traffic Impact Study
	8223 Elliott Road - Exhibit C: Letter for the Applicant 2024.12.02
	8223 Elliott Road - Exhibit C: 400' Notice Letter 2024.12.02
	8223 Elliott Road - Exhibit C: Subject Property Posting 2024.12.02
	8223 Elliott Road - Exhibit D: Star Democrat Ad for 2024.11.30

	e. Application:SE - 739 / SE 22 - 12Applicant:Stanley
	46 Wayman Avenue - Star Democrat Ad for 2024.11.30
	46 Wayman Avenue - 400' Notice Letter 2024.12.02


	4. Discussion Item



