
   

Town Council 
AGENDA 

Monday, February 3, 2025 - 5:30 PM 
Council Chambers, Easton Town Office 

14 S Harrison Street  

 
  

4:30 PM Workshop: Discussion Regarding Annexations. 
  

  
5:30 PM: Call to Order by President Gunsallus.  

  
  

Opening remarks and Pledge of Allegiance by Councilmember Dr. Montgomery.  
  

  
Approval of Minutes.  

  
 

   
Meeting minutes from January 21, 2025. 

   
  

Municipal Official Items.  
  

 

   
Items by Mayor Cook. 

   
 

   
Items by Town Manager 

   
 

   
Public Assembly Event: February 14 - February 15, Chesapeake Fire & Ice 
Festival 
Public Assembly Event: February 22, Frederick Douglass Birthday Parade 
Public Assembly Event: March 30, 50th Anniversary Parade for End of the 
Vietnam War 
Public Assembly Event: April 12, Easter Egg-Stravaganza 

   
 

   
Items by Town Attorney. 

   
  

Fire Board.  
  

 

   
(Past Chief) Sonny Jones to request expenditure of Impact Fees for purchase of 
outfitted Polaris Pro XD UTV to enhance capabilities for EVFD's response to trails 
and parklands. 

   
  

Mr. Ron Engle to present Strategic Highway Safety Plan.  
  

  
Legislation.  

  
 

   
Ordinance No. 838, "AN ORDINANCE OF THE TOWN OF EASTON AMENDING 
CHAPTER 2 ARTICLE VI OF THE TOWN OF EASTON CODE TO UPDATE THE 
TOWN'S ETHICS PROVISIONS." 

   
 

   
Discussion of Draft Inclusionary Zoning Ordinance as recommended by the 
Planning and Zoning Commission. 

   
  

Review of Invoices.  
  

 

   
Invoices from 1/8/25 thru 1/29/25 totaling $1,571,361.41. 

   
  

Public Participation/Comments.  
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Items by Members of the Council:  
  

  
Adjournment.  

  
 

 
 
The public can access the meeting as follows:  
https://www.eastonmd.gov/129/Agendas-Minutes 
 
If you are an Easton Velocity Cable TV subscriber, you can view the meeting live on Channel 98. 
 
Please note:  There is a possibility of all or part of the meeting may be held in Closed Session. 
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EASTON POLICE DEPARTMENT 
“With Pride We Serve” 

 
 

UPCOMING PUBLIC ASSEMBLY EVENT 
 
TO:    Mayor Cook and Chief Lowrey 
DATE:   January 29, 2025 
PREPRARED BY:  1st Sgt. Patrick Sally 0135 
 
 

 EVENT: Easter Egg-Stravaganza 
 
 APPLICANT: Christina Matthews – Church of God 
 

LOCATION: Corner of Marlboro Rd and St Michaels Rd (Carnival Venue) 
 
 DATE/TIME:  April 12, 2025   1pm – 5pm   (Rain Date – 4/13/24 1pm – 5pm) 
       

ATTENDANCE: 4,000 + 
 
PURPOSE: Community Outreach 
 
DETAILS: 

 
•  Free public event 

 
• Vendors will be present 
 
• Portable sound system to be utilized 

 
SPECIAL REQUESTS:  
 
• Traffic control when event concludes 

 
• No parking and handicapped parking to be posted at various locations 

 
EPD CONCERNS: 
 
• We have contacted Target to advise them of the event and potential parking 

issues. They requested we barricade the rear fire lane to the store to prevent 
attendees from parking there.  
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APPROXIMATE COST:  
 

• $650.00 – 2 officers to provide security during the event and to assist with 
traffic control after the event. (10-man hours) 

 
 

RECOMMENDATIONS: Approve 
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EASTON POLICE DEPARTMENT 
“With Pride We Serve” 

 

UPCOMING PUBLIC ASSEMBLY EVENT 
 
 
TO:    Mayor Cook and Chief Lowrey 
DATE:   January 29, 2025 
PREPRARED BY:  1st Sgt. P. Sally 0135 

 
 

 EVENT: Frederick Douglass Birthday Parade 
 

 APPLICANT: Tarence Bailey 
 

LOCATION: Down Town Easton 
 

 DATE/TIME:  February 22, 2025   13:30 to 14:30 
 
 ATTENDANCE: Unknown  
 

PURPOSE: Celebrate his 207th Birthday 
 
DETAILS: 

• Parade will start at the District Court and travel east on Dover St.  Turn 
left onto N. Washington St.  Turn left on Federal St and end behind the 
Detention Center. 

 
SPECIAL REQUESTS: 
 

• Street Closures – 1300 hours to conclusion 
o Dover St. from the District Court to Washington St. 
o Washington St. from Dover to Federal St. 
o Federal St. from Washington to the Detention Center 

 
 

EPD CONCERNS: 
 

• Traffic Control during the event. 
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APPROXIMATE COST: Approx. $650.00 for traffic control for 5 officers for 2 
hours. 

 
 
RECOMMENDATION:  Approved 
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EASTON POLICE DEPARTMENT 
“With Pride We Serve” 

 

UPCOMING PUBLIC ASSEMBLY EVENT 
 
 
TO:    Mayor Cook and Chief Lowrey 
DATE:   January 29, 2025 
PREPRARED BY:  1st Sgt. P. Sally 0135 

 
 

 EVENT: 50th Anniversary Parade for End the Vietnam War 
 

 APPLICANT: Kenley Timms 
 

LOCATION: Down Town Easton 
 

 DATE/TIME:  March 30, 2025   13:00 to 14:00 
 
 ATTENDANCE: Unknown  
 

PURPOSE: Celebrate the end of the Vietnam War 
 
DETAILS: 

• Parade is a walking/ vehicular parade starting in Lot # 3.  They parade will 
go onto S. Washington St. heading North and will end at the VFW at 355 
Glebe Rd. 

 
SPECIAL REQUESTS: 
 

• Street Closures – 1300 hours to conclusion 
• No Parking in Lot 3 for half of the lot. 
• This is a rolling parade and the intersections will open as it goes through 

 
EPD CONCERNS: 
 

• Traffic Control during the event. 
 

 
APPROXIMATE COST: 
 

• Approx. $780.00 for traffic control for 6 officers for 2   hours.  
• I advised Mr. Timms of the cost for the event.  He stated that he would 

cancel the parade at that cost.  I advised I would still send this up as it is 
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not our responsibility to be a bill collector.  I advised him that would still 
go up and it would be up to the council to decide if they require payment 
or waive the fee.    

 
 
 
 
RECOMMENDATION:  Approved 
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EASTON POLICE DEPARTMENT 
“With Pride We Serve” 

 

UPCOMING PUBLIC ASSEMBLY EVENT 
 
 
TO:    Mayor Cook and Chief Lowrey 
DATE:   January 29, 2025 
PREPRARED BY:  1st/Sgt. P. Sally 0135 

 
 

 EVENT: Chesapeake Fire and Ice Festival 
 

 APPLICANT: Lance Morris – Easton Economic Development Corp. 
 

LOCATION: Various locations in Downtown Easton   
 

 DATE/TIME:  Feb 14th – 5pm to 9pm 
                                      Feb 15th – 11am – 9pm 
                                       
 ATTENDANCE: 5,000 to 8,000 approx. 
 

PURPOSE: Economic Development  
 
DETAILS: The 2-day event will feature various ice sculptures at various 
locations around the downtown area. There will also be small musical acts at 
various locations 
Closure of Lot 1 from 8am on 2/14 until 11pm on 2/15 for Skating Rink and 
vendors. 
 
SPECIAL REQUESTS: See attached sheet containing requests 

 
EPD CONCERNS: Pedestrian safety / foot traffic.  

 
APPROXIMATE COST: $3,510.00 (Police Overtime) 
 

• 3 officers per day on Friday and Saturday to address any traffic control 
issues, pedestrian crossing issues, and provide event security 
 

• Total man hours – 54 hours @ $65.00/hr. = $3,510.00  
 
 
RECOMMENDATION: Approve 
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Chesapeake Fire & Ice 
 
Friday, February 14th 5pm to 9pm. 
Saturday, February 15th, 11am to 9pm 
 
 
. 
Closure of South Harrison Street between Dover and South Street. 
 
Friday, Feb 14th 4:30am to 9:30pm and Saturday, Feb 15th 10:30am to 9:30pm 
 
Visitor Center parking lot - Ice Rink (lot needs to be closed around 12pm on the 16th) 
will be set up and remain in the lot overnight. Port-o-potties will also be set up in that lot. 
 
Ice carvings will be set up around downtown beginning around noon on the 16th and 
unveiled at 5pm (weather permitting) and remain up (weather permitting) through 
Monday and be removed at that time by Ice Lab. 
 
Cascading Carlos Mir will be in Thompson Park both days juggling fire and other items. 
 
Children’s Ice House at the Talbot County Free Library - kid’s activities inside library 
 
Ice sculptures around downtown Easton from Talbot Town to Academy Art Museum, 
from Talbot County Free Library to Dover/Aurora intersection. 
 
Tent with live music, alcoholic beverages and food sold by vendors located on the 
Ashley Insurance lot. We would like the option to use some of the EPD’s crowd fencing 
to set up around the tented area to section off a beer garden and limit entrance/exit points 
to assist volunteers with keeping all beverages inside the beer garden. 
 

• Vendors have their own permits and licenses to sell and serve alcohol. The 
Easton EDC is also applying to the county for a permit. It is currently in process 
and will be provided to TOE ASAP 
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ORDINANCE NO. 838 

        
AN ORDINANCE OF THE TOWN OF EASTON AMENDING 
CHAPTER 2 ARTICLE VI OF THE TOWN OF EASTON CODE TO 
UPDATE THE TOWN’S ETHICS PROVISIONS 

 
INTRODUCED BY:  ________________________ 

 
WHEREAS, Sections 5-801 et. seq. of the General Provisions Article of the 

Maryland Annotated Code requires counties and municipal corporations to enact provisions 

governing the public ethics of local officials relating to conflict of interest, financial 

disclosure, and lobbying; and 

WHEREAS, the Town of Easton has enacted such Ethics provisions which are 

Article VI in Chapter 2 of the Town of Easton Code; and 

WHEREAS, the State has adopted updated provisions which require the Town to 

update its ethics provisions.     

 NOW, THEREFORE, be it ordained by the Town of Easton:  
 
 Section 1. The recitals set forth above are incorporated herein by reference and 

made a part of this Ordinance.    

 Section 2. Section 2-20(D) of Article IV of Chapter 2 of the Town of Easton Code 

is hereby amended to add a new paragraph (iii) to read as follows: 

 (D) Post-employment limitations and restrictions. 
 

(i) A former official or employee may not assist or represent any party other 
than the Town of Easton for compensation in a case, contract, or other specific 
matter involving the Town of Easton if that matter is one in which the former 
official or employee significantly participated as an official or employee.   
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(ii) For a period of one year that begins after the elected official leaves office, 
a former member of the Town Council may not assist or represent another 
party for compensation in a matter that is the subject of legislative action. 

 
(iii) A former local lobbyist who becomes a town official or employee may 
not participate in a case, contract, or other specific matter for one (1) 
calendar year after terminating their local lobbying reg istration if they 
previously assisted or represented another party in the matter. 

 
Language to be deleted is shown in strikethrough text 
Language to be added is shown in bold italics 
 

Section 3. Section 2-21(D)(iii) of Article IV of Chapter 2 of the Town of Easton 

Code is hereby amended to read as follows: 

 (iii) If a candidate fails to file a statement required by this section after written notice 
is provided by the Town of Easton Clerk or Board of Elections Supervisor at least 
20 eight (8) days before the last day for the withdrawal of candidacy, the candidate 
is deemed to have withdrawn the candidacy.     

 
Language to be deleted is shown in strikethrough text 
Language to be added is shown in bold italics 
 

Section 4. Section 2-21(H)(viii) of Article IV of Chapter 2 of the Town of Easton 

Code is hereby amended as follows: 

 (viii) Sources of earned income.  A statement filed under this section shall include 
a schedule of the name and address of each place of employment and of each 
business entity of which the individual or a member of the individual’s immediate 
family was a sole or partial owner and from which the individual or member of the 
individual’s immediate family received earned income, at any time during the 
reporting period.  If the individual’s spouse is a lobbyist regulated by the 
Town, the individual shall disclose the entity that has engaged the spouse 
for lobbying purposes.  A minor child’s employment or business ownership need 
not be disclosed if the agency that employs the individual does not regulate, exercise 
authority over, or contract with the place of employment or business entity of the 
minor child.   

 
Language to be deleted is shown in strikethrough text 
Language to be added is shown in bold italics 
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Section 5.  If any section, clause, paragraph, sentence or phrase of the Ordinance or 

the application thereof to any person, property, or circumstance is held invalid or 

unconstitutional by a court of competent jurisdiction, the invalidity or unconstitutionality shall 

in no way affect other provisions or any other application of this Ordinance which can be 

given effect without the invalid or unconstitutional provision or application, and for this 

purpose the provisions of this Ordinance are declared severable.      

Section 6. In accordance with Article II Section 9 of the Easton Town Charter, 

this ordinance shall become effective twenty (20) calendar days after approval by the Mayor 

or passage of this ordinance by the Council over the Mayor’s veto. 

   Curry        - 
   Abbatiello  - 
   Montgomery  - 
   Davis   - 
   Gunsallus  - 
        
 I hereby certify that the above Ordinance was passed by a yea and nay vote of the 
Council this ___________ day of ________________, 2025.     

  
 
______________________________________ 

      Frank Gunsallus, Town Council President 
 
 
 Delivered to the Mayor by me this _______ day of ____________, 2025. 
 
 
      ________________________________ 
      Kathy M. Ruf, Town Clerk 
 
 
 
-------------------------------------------------------------------------------------------------------------------  
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APPROVED:                  
------------------------------------------------------------------------------------------------------------------- 
 
Date:   _____________________  ________________________________ 
      Megan J. M. Cook, Mayor 
 
EFFECTIVE DATE: _________________________, 2025 
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INCLUSIONARY ZONING ORDINANCE 

DRAFT – September 13, 2024 

Section 1601       Purpose. 

 

The purpose of this Article is to promote the public health, safety, and general welfare by promoting 

housing of high quality, located in neighborhoods throughout the community, for households of all 

incomes, ages, and sizes, in order to promote a culturally and economically diverse population in the 

Town. Based upon the review and consideration of the Town’s officially adopted Comprehensive Plan 

(2010) as well as subsequent reports and analyses of the housing situation in the Town of Easton, it is 

apparent that the diversity of the Town’s housing stock has declined as a result of rapidly increasing 

property values and housing costs and a reduction in the availability of housing choices.  In light of this 

situation, the Easton Town Council makes the following findings: 

 

1. It is a legitimate public purpose of the Town to achieve a diverse and balanced community 

with housing available for households of all income levels.  Economic diversity fosters social 

and environmental conditions that protect and enhance the social fabric of the Town and 

are beneficial to the health, safety, and general welfare of its residents. 

 

2. The Town is experiencing an increasing shortage of Affordable Housing due in part to the 

high cost of newly constructed housing.  As a result, much of the workforce is excluded from 

many new neighborhoods, live in overcrowded or substandard housing, and devote an 

inordinately large percentage of their incomes to pay for housing. 

 

3. In the legitimate pursuit of other worthy and valid goals relative to growth management, 

redevelopment, and resource protection, the amount of land available for residential 

development in the Town of Easton is limited, thereby exacerbating the housing supply and 

affordability problem. 

 

4. The Town recognizes the need to provide Affordable Housing in order to maintain a diverse 

population and provide housing for those who live or work in the Town and Talbot County. 

 

5. Without intervention, the increasing housing prices is resulting in an inadequate supply of 

affordable housing for residents and employees, which will have a negative impact upon the 

ability of the Town to attract new employers; to maintain an adequate work force to retain 

and expand existing employers; to guarantee the public health, safety, and general welfare 

of the Town and its residents. 

 

6. The remaining land available and appropriate for new residential development within the 

Town is limited. It is essential that a reasonable proportion of such land be developed into 

housing units affordable to households and working families. 
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7. While this Article provides specific alternatives to the production of on-site inclusionary 

units, the intent and preference of this Article is for the provision of inclusionary units 

constructed on-site and privately produced, owned, and managed. 

 

Section 1602   Definitions. 

 

1. Adaptive Reuse: Repurposing of an existing building(s) or structures, often obsolete or 

historic, for any use(s) other than the present use(s).  

 

2. Affordability Gap: The entire amount of capital required to develop affordable housing to 

for prototypical renter and owner housing types appropriate to the Easton residential 

development market. The Affordability Gap is based on an Affordability Gap Analysis 

following industry best practice in the Gap methodology. 

 

3. Affordable Housing Fund: The fund established in Article I of Chapter 13 of the Code of the 

Town of Easton. 

 

4. Affordable Home Price: The maximum amount of a mortgage loan that could be obtained 

based on the monthly affordable mortgage payment that equals 95% of the Affordable 

Home Price; the homebuyer must provide a 5% down payment from their own funds. 

 

5. Affordable Mortgage: The Affordable Mortgage at the then prevailing 30-year, fixed rate 

mortgage as published weekly by the Freddie Mac Priority Mortgage Survey, U.S. weekly 

averages (or successor).  

 

6. Affordable Owner Expense: Housing cost that does not exceed one-twelfth of 35% of 100% 

of the Easton Area Median Income, adjusted for household size to include Principal and 

Interest, Taxes, and Property Insurance (PITI); Private Mortgage Insurance (PMI); and 

Homeowner Association dues.  

 

7. Affordable Renter Housing Expense: Rent that is one-twelfth of 30% of 60% of the Easton 

Area Median Income, adjusted for household size, and net of utility allowance. 

 

8. Applicant or Developer: A person, persons or entity that applies for a residential 

development and also includes the owner or owners of the property if the applicant does 

not own the property on which residential development is proposed. 

 

9. Area Median Income (AMI): An annual estimate calculated and annually published by HUD 

for Talbot County.  The basis for HUD’s AMI is data from the American Community Survey 

for Talbot County, as used for the HOME and LIHTC programs. The current year AMI is 

adjusted by the Easton Affordable Housing Board based on Easton’s median income.  

 

Page 30 of 68



 

3 
 

10. Cash In Lieu Fee: A per-unit fee based on a per square foot basis for the fractional portion of 

for-sale and rental Inclusionary Units.  

 

Cash In lieu Fees are initially established by the Town Council, upon recommendation by the 

Easton Affordable Housing Board, and are set at a level comparable to the Affordability Gap. 

The Cash In Lieu Fees shall be updated by the Easton Affordable Housing Board on an annual 

basis based on the trailing three-year average annual change in median household income 

(for the renter fee schedule) and the All Transactions House Price Index for Talbot County 

published by the U.S. Federal Housing Finance Agency (for the owner fee schedule). Cash In 

Lieu Fees may also include estimated costs of administration. 

 

11. Continued Affordability: The time during which an inclusionary unit is subject to rental price 

controls and owner occupancy and resale requirements. 

 

12. Covered Project: Any project meeting the criteria of this section shall be deemed a covered 

project. A covered project is subject to a Town of Easton Housing Inclusionary Housing Plan 

and Inclusionary Housing Agreement. 

 

13. Density Bonus: Dwelling units approved in a residential development that are in excess of 

the maximum allowable residential density otherwise permitted by the Town of Easton. 

 

14. Inclusionary Housing Agreement: An agreement between the Town of Easton and an 

applicant governing how the applicant shall comply with this Chapter. 

 

15. Inclusionary Housing Guidelines: Any requirements for implementation and administration 

of this Chapter, recommended by the Easton Affordable Housing Board and adopted by the 

Town Council. Adopted Inclusionary Housing Guidelines may include, but not be limited to, 

standards for determining household composition; income eligibility and prices for sale and 

rental of Inclusionary Units; income limit schedules; inclusionary housing costs; design 

guidelines; provisions of continued monitoring of tenant eligibility; and document 

templates. Guidelines may also specify the contents of the Inclusionary Housing Plan and 

are updated on a regular basis. 

 

16. Inclusionary Housing Plan: A plan containing all of the information specified in this Chapter, 

and includes the manner in which Inclusionary Units will be provided in conformance with 

this Chapter and any adopted Inclusionary Housing Guidelines. 

 

17. Inclusionary Unit: A dwelling unit required by this Chapter to be affordable to households as 

specified in the Ordinance and subject to recorded affordability restrictions. 

 

18. Market Rate Housing: Housing that already exists or is part of a proposed development that 

is based on existing area market values and demand and is not an Inclusionary Unit. Families 

making above 100% of the Area Median Income qualify for Market Rate Housing.   
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19. Ownership Residential Development: Any development that includes the creation of one or 

more residential dwelling units that may be sold individually.  

 

20. Priority Preference: Priority preference for the sale or rental of units is given to persons who 

live or work in the Town of Easton or as otherwise determined by the Town Council. 

 

21. Qualified Housing Organization: A public housing authority, a for-profit company, or a non-

profit organization whose mission includes the purpose of providing Affordable Housing. 

 

22. Rental Residential Development: Any development that creates one or more residential 

dwelling units that are not lawfully sold. 

 

23. Residential Development: Any development that includes residential units for which a 

development site plan, preliminary plat subdivision, or building permit is required that 

includes: 

 

(a) The creation of one or more dwelling units; 

 

(b) The substantial rehabilitation of one or more dwelling units; 

 

(c) The creation of dwelling units through adaptive reuse; or 

 

(d) The conversion of non-residential uses to dwelling units. 

 

24. Substantial Rehabilitation: Any reconstruction, rehabilitation, addition, or other 
improvement of a structure, the cost of which equals or exceeds 50% of the structure's 
current appraised value before the improvement's start of construction.      
 

 
Section 1603  Intent. 
 

The intent of these regulations is: 

 

1. To provide Affordable Housing opportunities and choices for all of Easton’s citizens; 

 

2. To mitigate the impact of market rate housing construction on the limited supply of 

available land suitable for Affordable Housing, thus excluding housing that meets the needs 

of all economic groups within the Town; and 

 

3. To prevent overcrowding and deterioration of the limited supply of Affordable Housing, and 
thereby promoting the public health, safety and general welfare of the Town and its 
residents.  

 
4. To promote the integration of Affordable Housing with Market Rate Housing. 
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Section 1604  Authority.  
 
These regulations are enacted under the authority of Section 7-401 of the Land Use Article of the 
Annotated Code of Maryland. 
 
 
Section 1605  Applicability.  
 

1. Except as otherwise provided in this Chapter, these regulations shall apply to all residential 
development on a site, or portion thereof, at one location which is the subject of an 
application for a development site plan, preliminary plat subdivision, or building permit, 
whichever comes first. 
 

2. Any revision or modification to an approved Final Site Plan, Final Plat, or Building Permit 
that would increase the number of residential units are subject to the requirements of this 
Chapter. 

 
 
Section 1606 Exemptions. 
 

1. This Chapter does not apply to a development that sets aside affordable dwelling units in 
accordance with Section 42 of the Federal Internal Revenue Code, pursuant to which a 
restricted covenant is to be recorded in the land records of Talbot County setting forth 
income limitations of tenants in accordance with the Federal Low Income Housing Tax Credit 
(LIHTC) Program in favor of the Maryland Department of Housing and Community 
Development or a subsidiary thereof or other governmental entity responsible for 
administration of the LIHTC Program. This exemption does not apply to market rate 
residential developments using LIHTC program financing that do not provide more 
affordable units or deeper levels of affordability than the minimum thresholds required for 
LIHTC affordability. (look at the last sentence and communicate with the task force) 

 

2. A development is exempt from the requirements of this Chapter if, before [insert date], the 

project has received approval for the earliest of a development site plan, preliminary plat, or 

building permit. 

 

3. Accessory Dwelling Units are exempt from the provisions of this Chapter. 
 
 

Section 1607 Inclusionary Housing Requirements. 
 

1. Residential developments, including new construction, substantial rehabilitation of existing 

structures, adaptive reuse, conversion of all or a portion of a nonresidential use to 

residential use, and condominium and cooperative conversions of rental housing, shall 

provide 15% of the dwelling units in the residential development as Inclusionary Units upon 

the same site as the residential development as follows: 
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(a) Ownership Residential Development. The applicant shall provide Inclusionary Units 

in the residential development at an Affordable Home Price to households up to 

100% of AMI, adjusted for household size. 

 

(b) Rental Residential Development. The applicant shall provide Inclusionary Units in 

the residential development at an Affordable Renter Housing Expense to 

households making up to 60% of AMI, adjusted for household size. 

 

2. In the event the required Inclusionary Units result in a fraction that does not evenly divide 

by the percentages required above, a Cash In Lieu Fee shall be paid for the required 

fractional portion. 

 

3. Calculations of the number of Inclusionary Units required by this section shall be based on 

the number of dwelling units in the residential development, excluding any Density Bonuses. 

 

4. When a residential development includes both ownership and rental dwelling units, the 

provisions of this Chapter that apply to Ownership Residential Development shall apply to 

that portion of the development that consists of ownership dwelling units, while the 

provisions of this Chapter that apply to Rental Residential Development shall apply to that 

portion of the development that consists of rental dwelling units. 

 

5. Multiple developments or projects by the same applicant or responsible party within any 

consecutive twenty-four (24) month period that in the aggregate equal or exceed the above 

criteria shall be subject to these regulations. 

 

6. An applicant for a development site plan, preliminary plat subdivision, or building permit 

shall not avoid the requirements of this chapter by submitting piecemeal applications. At 

the time of the application for first approval for the residential development, the applicant 

shall identify all contiguous property under common ownership and control. The applicant 

shall not be required to construct dwelling units upon the contiguous property at the time 

of the application for first approval; however, the applicant shall be required to include the 

contiguous property under common ownership or control in its Inclusionary Housing Plan. 

The Inclusionary Housing Agreement shall be recorded against the residential development 

and all contiguous property under common ownership or control. The agreement shall 

require compliance with this Chapter upon development of each contiguous property at 

such time as there are applications that would authorize residential units through new 

construction and/or substantial rehabilitation of existing structures, or through adaptive 

reuse or conversion of a nonresidential use to residential use, for both the residential 

development and the contiguous property under common ownership or control. 

 

7. An applicant shall not be exempt from the requirements by submitting phased applications 

for the residential development. Occupancy permits for no more than fifty percent (50%) of 

the market rate units shall be issued prior to the issuance of occupancy permits for fifty 

percent (50%) of the Inclusionary Units. Occupancy permits for no more than seventy-five 
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percent (75%) of the market rate dwelling units shall be issued until occupancy permits have 

been issued for seventy-five percent (75%) of the Inclusionary Units for the residential 

development. Occupancy permits for no more than ninety percent (90%) of the market rate 

dwelling units shall be issued until occupancy permits have been issued for one hundred 

percent (100%) of the Inclusionary Units for the development. 

 

8. The following information shall be submitted with each building permit application for a 

market rate dwelling unit within the residential development: 

 

(a) The total number of dwelling units, market rate units, and Inclusionary Units 

proposed for the development;  

 

(b) The number of occupancy permits already issued for market rate units within the 

development;  

 

(c) The number of occupancy permits already issued for Inclusionary Units within the 

development; and  

 

(d) The lot number or unit number of each Inclusionary Unit for which an occupancy 

permit has been issued. 

 

 

Section 1608 Inclusionary Housing Incentives. 

 

1. The developer of a residential development providing all required Inclusionary Units upon 

the same site as the market-rate units may, at the developer's sole option and concurrently 

with the submittal of the Inclusionary Housing Plan, may receive a Density Bonus of 20% 

above the otherwise maximum density allowed in the Town’s zoning districts contained in 

Easton’s official zoning map. 

 

2. The developer of a residential development providing all required Inclusionary Units upon 

the same site as the market rate units may receive up to a 20% variance in development 

standard bulk requirements; lot size, lot frontage, lot coverage, height, and setbacks. The 

developer may also receive a modification from the required parking standards provided a 

parking study is provided that demonstrates that based on the number of spaces proposed, 

on-street parking will not be negatively affected. 

 

 

Section 1609  Alternative Compliance Options. 

 

1. In the case where Inclusionary Units are provided on-site pursuant to Section 1607 above, 

the developer shall provide Inclusionary Units at a price or rent approved by the Affordable 

Housing Board.  
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2. Alternatively, the developer may: 

 

(a) Build at least one and one-half times the required number of the Inclusionary Units 

of the residential development off-site within the Town limits of Easton on property 

either owned by the Town or by partnering with a Qualified Housing Organization to 

build Inclusionary Units.  

 

(b) The developer’s proposal for off-site construction of Inclusionary Units is subject to 

Town Council review and approval. The Town may grant off-site construction 

approval if the proposal meets all of the following conditions: 

 

1) Off-site Inclusionary Units comply with a Town-approved Inclusionary 

Housing Plan and Agreement; 

 

2) A Financing Plan with financial commitments to close on construction 

financing for the off-site project is submitted to the Town for its advance 

review and written approval; 

 

3) The off-site location satisfied Town requirements for proximity to schools, 

jobs, shopping, services, transit, and recreation, is appropriately zoned for 

the Town-approved off-site location, and is certified free of environmental 

contamination and other development constraints (such as floodplain, 

substantial grading, significant on-site or off-site infrastructure costs, etc.);  

 

4) All entitlements and land development permits have been obtained; and 

 

5) Construction of the off-site Inclusionary Units must occur no later than 

simultaneously with the first phase of the market rate project. 

 

(c) A developer may also fulfill their off-site requirement by purchasing land within the 
Town of Easton or the Town’s Municipal Growth Areas and donating it to a Qualified 
Housing Organization or the Town of Easton to build the required number of 
Inclusionary Units provided the land meets the following requirements: 

 
1) The current appraised value of the proposed site, with existing zoning in 

place, is a least equivalent to 150% of the full gap for the appropriate renter 
or owner affordable unit obligation of the market rate project subject to the 
obligation;  
 

2) The land is appropriately zoned for the affordable housing development; 
 

3) The site is buildable; 
 

4) The site is free of environmental issues;  
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5) The land can accommodate the number of affordable units required under 
the Inclusionary Housing program; 

 
6) The land is located within the Town or the Town’s Municipal Growth Areas; 

and 
 

7) The site is close to schools, jobs, shopping, recreation, transit, and suitable 
for family (or senior) housing. 

 
3. Residential developments that consist of market-rate single-family detached units may 

provide a different housing type for the inclusionary units such as townhomes or duplexes.  

 

4. When the number of dwelling units proposed through adaptive reuse, or conversion of a 
nonresidential use to residential use, results in 30 or more units, a developer may propose 
an alternative compliance method to provide Inclusionary Units through other means 
consistent with this Chapter and any adopted Inclusionary Housing Guidelines. The Town 
Council, following a Planning Commission and Affordable Housing Board recommendation, 
may approve or conditionally approve such an alternative only if the Council determines, 
based on substantial evidence, that such alternative compliance will provide as many or 
more Inclusionary Units at the same or lower income levels or will otherwise provide greater 
public benefit than would the provision of the on-site Inclusionary Units. 
 

 

Section 1610  Inclusionary Housing Plan and Agreement.  

 

1. An application for the first approval of a residential development shall include an 

Inclusionary Housing Plan describing how the development will comply with the provisions 

of this Chapter and the Inclusionary Housing Guidelines. As an alternative to compliance 

with the basic provisions included in this Chapter, an applicant may propose one of the 

alternatives listed in Section 1609 of this Chapter as part of the Inclusionary Housing Plan. 

 

2. Any proposed density bonus, variances, modification of parking standards, or other 

incentives shall be included in the inclusionary housing plan.  

 

3. No application may be deemed complete unless an Inclusionary Housing Plan is submitted. 

The Inclusionary Housing Plan shall be processed concurrently with the development site 

plan, preliminary plat, or building permit, whichever occurs first. Before the Town of Easton 

approves the Inclusionary Housing Plan, the Town must affirmatively find that the 

Inclusionary Housing Plan conforms to the requirements set forth in this Chapter. The 

inclusion agreement, described below, shall be recorded prior to the approval of any final 

site plan, final record plat, or building permit for the residential development, whichever 

occurs first. 

 

4. The approved Inclusionary Housing Plan for a residential development, or for a building 

phase in a residential development, where phasing has been approved as part of planning 

permit approvals, may be amended prior to issuance of any building permit for the 
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residential development or building phase, if applicable. A request for a minor modification 

of an approved Inclusionary Housing Plan may be granted by the Town Manager or their 

designee if the modification is substantially in compliance with the original Inclusionary 

Housing Plan and conditions of approval. Other modifications to the Inclusionary Housing 

Plan shall be processed in the same manner as the original plan. 

 

5. The Inclusionary Housing Plan shall describe the applicant's marketing plan in conformance 

with Section 1613 below, which shall comply with all applicable fair housing and 

discrimination laws and shall not discriminate in the sale or rental of inclusionary units on 

the basis of race, color, religion, sex, familial status, national origin, marital status, sexual 

orientation, gender identity, disability, or source of income, with the exception of residential 

developments that comply with the Housing for Older Persons Act. 

 

6. The applicant shall enter into an Inclusionary Housing Agreement with the Town of Easton, 

in a form approved by the Town Attorney, to be executed by the Mayor or their designee, to 

ensure that all the requirements of this chapter are satisfied.  

 

(a) The Inclusionary Housing Agreement shall be recorded against the residential 

development prior to approval of any final site plan or final record plat, or issuance 

of any building permit, whichever occurs first. The agreement shall run with the 

property for the entire continued affordability period. 

 

(b) The Inclusionary Housing Agreement shall specify the number, type, location, size, 

and phasing of all Inclusionary Units, provisions for income certification and 

screening of potential purchasers or renters of units, maintenance obligations, and 

the financing of ongoing administrative and monitoring costs, consistent with the 

approved Inclusionary Housing Plan and any adopted Inclusionary Housing 

Guidelines, as determined by the Town Manager or designee. 

 

(c) The Inclusionary Housing Agreement shall define rent and sale price increase 

procedures, and provide formulas for how resale prices for ownership Inclusionary 

Units are calculated, including the ability for homeowners to capture some or all of 

the depreciated value of capital improvements they made to the Inclusionary Unit, 

and for sharing of excess profits after the control period ends. 

 

(d) In selecting households for the Inclusionary Units in accordance with this Chapter, 

the Inclusionary Housing Agreement shall specify preferences that shall be given as 

described in the Inclusionary Housing Guidelines, if any. 

 

 

Section 1611  Percentage of Affordable Units. 
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All covered projects shall meet the percentage requirements for Inclusionary Units as specified in 

Section 1607. The percentage of Inclusionary units shall be calculated with a base number that excludes 

any bonus units added to the covered project under Section 1608.  

 

 

Section 1612  General Standards for Inclusionary Units.  

 

1. In addition to design requirements that may be specified in the Inclusionary Housing 

Guidelines, all covered projects must comply with the requirements set forth in 

subparagraphs (a) through (g) below: 

 

(a) On-site Inclusionary Units shall be interspersed among market rate units. 

 

(b) Bedroom count comparability between the market rate units and affordable units 
shall be provided. The distribution of unit sizes by bedroom count in the market rate 
units must match that of the affordable units in the project. 

 
(c) The following occupancy standards are required by bedroom count for each 

Affordable unit: 
 

Number of Bedrooms Occupancy 

Studio 1-2 Persons 

1 Bedroom 1-2 Persons 

2 Bedroom 2-4 Persons 

3 Bedroom 3-6 Persons 

4 Bedroom 5-8 Persons 

 

(d) On-site Inclusionary Units may differ from the market units in a covered project with 

regard to interior amenities and gross floor area; provided, that:  

 

1) These differences, excluding differences related to size differentials, are not 

apparent in the general exterior appearance of the project's units; and  

 

2) These differences do not include insulation, windows, heating systems, 

dishwashers, cooking facilities, laundry facilities, and other improvements 

related to the energy efficiency of the project's units;  

 

3) Inclusionary Units shall have at a minimum builder grade finishes on the 

interior, including appliances, and a basic landscaping package similar to the 

package included with market-rate units; and 

 

4) The gross floor area of the Inclusionary Units is not less than the following 

minimum requirements, unless otherwise recommended in the Inclusionary 

Housing Guidelines approved by the Easton Town Council. 
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NUMBER OF BEDROOMS Minimum SIZE 

Studios 600 square feet 

One bedroom 850 square feet 

Two bedrooms 1,100 square feet 

Three bedrooms 1,300 square feet 

Four bedrooms 1,500 square feet 

 

(e)  The Inclusionary Units shall have the same amenities as the market rate units 

included within the development, such as access to and enjoyment of common 

open space, parking, storage, and other facilities in the residential development. 

 

(f). Residential developments may choose to use the following alternative standards for 

the Inclusionary Units: 

 

1) Unit size reductions, as long as the bedroom count comparability with the 

market rate units is maintained, and the minimum square footages as 

specified in Section 1612 are maintained; 

 

2) Reduction by one in the number of bathrooms provided the number of 

bathrooms provided in market-rate units closely approximates the number 

of bedrooms; 

 

(g)  Priority in the sale of on-site Inclusionary Units may be established by criteria 

specified in the Inclusionary Housing Guidelines; 

 

(h) Except for household income limitations as set forth herein, occupancy of any on-

site Inclusionary Unit shall not be limited by any conditions that are not otherwise 

applicable to all units within the covered project; and 

 

(i)  The final calculations for the number of on-site Inclusionary Units and the initial 

sales or rental price for these units shall be made prior to the issuance of building 

permits for the covered project. 

 

Section 1613 For-Sale of Inclusionary Units.  

 

1. The Developer (or designee) is responsible for the screening and qualification of the initial 

purchaser of a for-sale Inclusionary Unit. The Developer must provide 90 days advance 

written notice to the Town of Easton and the Easton Affordable Housing Board prior to the 

initial marketing of the Inclusionary Units for the calculation of the affordable housing cost, 

as adjusted to an Affordable Sales Price, pursuant to this Chapter and the Inclusionary 

Housing Guidelines. Final approval of qualified applicants is contingent on approval by the 

Easton Affordable Housing Board. 
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2. Every unit shall be first marketed to priority persons, as established by the Easton 
Affordable Housing Board, for 90 days from the initial marketing period. Following the 
priority marketing period, a unit may be offered for sale to the general public. 
 

3. The Easton Affordable Housing Board shall establish guidelines for the calculation of the 

Affordable Sales Price for an Inclusionary Unit within a residential development and the 

calculation shall be updated yearly thereafter. 

 

4. The purchaser of a for-sale Inclusionary Unit shall execute and consent to the affordability 

restrictions and other conditions at the settlement of the property. The property shall be 

sold subject to Covenants in a form approved by the Town Attorney.  

 

5. The Inclusionary Unit shall be the purchaser’s primary place of residence.  
 
 
Section 1614 Rental of Inclusionary Units. 
 
1. The developer, property owner, or property manager is responsible for verifying household 

income eligibility and for incorporating any applicable priority preference requirements for 

the selection of households into the screening process. 

 

2. Every unit will be first marketed to priority persons, as established by the Easton Affordable 
Housing Board, for 90 days from the initial marketing period. Following the priority 
marketing period, a unit may be offered for sale to the general public. 

 
3. The Easton Affordable Housing Board shall establish guidelines for the calculation of the 

Affordable Rental Rate for an Inclusionary Unit within a residential development and the 

calculation shall be updated yearly thereafter. 

 
4. In situations where there are multiple affordability restrictions/income or rent limits set by 

different funding requirements, the residential development shall adhere to the strictest 

requirement so it can meet all of the layering restrictions. 

 

5. The maximum Affordable Rental Rates shall be adjusted annually based on the most 

recently published Household Income Limits by the Easton Housing Affordability Board. The 

Board shall notify the property owner or property manager of the new rental rates. If the 

owner chooses to raise rents, the tenant must be given at least a sixty (60) day notice before 

any rent increase and the opportunity to terminate the lease if the rental amount is 

unacceptable. This provision does not give the landlord the right to increase the rental 

amount if the lease provides otherwise. 

 

6. Each residential development containing rental Inclusionary Units shall be subject to an 

annual compliance process, which shall be specified in the Inclusionary Housing Agreement. 
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7. Rental Inclusionary Unit tenants will be subject to the same conditions of tenancy as other 

tenants occupying the same property, except for the requirements provided by this Chapter 

and terms related to occupancy, income eligibility, annual recertification, limits on rents, 

and other terms that may be included in the Inclusionary Housing Guidelines.  

 

8. The initial lease term for the rental Inclusionary Unit shall be for one year.   

 

 

Section 1615  Marketing of Inclusionary Units.  

 

Any applicant developing a covered project shall adhere to the following provisions with respect to the 

initial offering of Inclusionary Units for sale or rent: 

 

1. The developer and owner shall be responsible for marketing, renting, and selling of all 

Inclusionary Units.  

 

2. The developer and owner shall notify the Easton Affordable Housing Board and the Town of 

Easton of the prospective availability of any Inclusionary Units at the time that the building 

permit is issued for such units in a covered project.  

 

3. The property owner or property manager shall post each vacant rental Inclusionary Unit as 

soon as possible but not later than ten (10) days after notice of an impending vacancy and 

provide advanced notice of the opening to the Easton Affordable Housing Board and the 

Town of Easton. 

 

4. The developer and owner may assign its options under this section to a Qualified Housing 
Organization dedicated to the provision of Affordable Housing, in which event it shall notify 
the Easton Affordable Housing Board and the Town of Easton of the organization to which it 
has assigned the option. The Qualified Housing Organization shall deal directly with the 
developer and owner. The Qualified Housing Organization and the organization’s plan for 
the property shall be subject to approval by the Easton Affordable Housing Board.  

 
 
Section 1616  Continued Affordability Requirements.  
 
All covered projects shall comply with the following provisions to ensure continued affordability of 

Inclusionary Units provided under this Chapter and required to be continually affordable under Section 

1606. 

 

1. Continued Affordability Requirement. All inclusionary rental units shall remain affordable for 

a period of no less than ninety-nine (99) years commencing from the date of initial 

occupancy of the units. Ownership residential Inclusionary Units shall remain affordable for 

a period of no less than thirty (30) years commencing from the date of initial occupancy of 

the units. The proceeds from the sale of an Ownership residential Inclusionary Unit are 
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limited to, net of the selling costs, the amortization of the first mortgage principal and 

increase, if any, in the Affordable Resale Price linked to increases in the AMI and 

adjustments for prevailing 30-year fixed rate mortgage rates at the time of resale. With the 

sale of an Ownership Inclusionary Unit during the continued affordability period, a new 

resale restriction period shall be imposed. 

 

2. Deed Restrictions. Provisions to ensure continued affordability of Inclusionary Units shall be 

embodied in legally binding agreements, covenants, and/or deed restrictions, which shall be 

prepared by the developer, but which shall not be recorded or filed until reviewed and 

approved by the Town Attorney with such modifications as it may deem necessary to carry 

out the purpose of this article. Any adopted Inclusionary Housing Guidelines may include 

standard documents. 

 

3. Purchase Option. Provisions for continued affordability of Inclusionary Units shall provide 

that the Easton Affordable Housing Board or its designee shall have an exclusive option to 

purchase any Inclusionary Unit when it is offered for resale. The purchase option shall be for 

a period of ninety (30) days from the date on which the Board is notified of the availability 

of the unit. The purchase price shall be calculated as per the appreciation allowances 

specified in the deed restrictions and the Inclusionary Housing Agreement. 

 

4. Leasing/Subletting Restrictions. Provisions for continued affordability of Inclusionary Units 

shall prohibit subletting or leasing of the property. This provision may be waived by the 

Easton Affordable Housing Board in writing to allow a temporary rental of the Inclusionary 

Unit for good and sufficient cause under terms that may be specified in the Inclusionary 

Housing Guidelines. 

 

 

Section 1617  Transfer of Development.  

 

For all approved covered projects that transfer ownership of the approved development, the new owner 

or developer shall be subject to all sections of this Chapter.  

 

 

Section 1618 Enforcement.  

 

Violations of this article shall be punishable as provided by Article X of this Chapter. 

 

 

Section 1619 Administration.  

 

1. Approved site plans and/or record final subdivision plats shall identify the specific number 

and location of each type of unit, by bedroom count, which are to be regulated as 

Inclusionary Units and a tabulation that demonstrates that the number of units provided 

satisfies the number of required units.  
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2. Written documentation and/or plans demonstrating that the affordable housing units are in 

conformance with Section 1609.1(d) shall be provided to the Office of Permits and 

Inspections prior to building permit issuance for the Inclusionary Units. 

 

3. The Easton Affordable Housing Board shall monitor activity under this article and shall 

provide a report no less than every two (2) years to the Town Council, setting forth its 

findings, conclusions and recommendations for changes that will render the program more 

effective. The report described above shall be presented to the Town Council at a public 

meeting. 
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