
   

  
 

Planning Commission 
MEETING AGENDA 

Thursday, April 16, 2026 - 1:00 PM 
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 February 19, 2026 Meeting. 
   
3. Old Business  
  a. Resolution No. 26-02: A Resolution of the Easton Planning and Zoning 

Commission for the approval of the proposed East End Small Area Plan, and to 
recommend its formal adoption by the Easton Town Council. 

      
4. New Business  
  a. Application Number: 2026 - 1649 

Applicant: Lowe's Home Centers, Inc. 
Location: 501 Glebe Road (Lowe's Store #1982) 

Tax Map 0101, Parcel 0265, Lot 4A 
Zoning District: PUD 
Request: Material amendment to a previously 

approved Planned Unit Development 
(PUD) (Zoning Ordinance No. 487) for 
the expansion of the outdoor display 
area, and a formal recommendation of 
the material amendment to the Easton 
Town Council. The Applicant is also 
seeking a parking waiver of 32 vehicle 
spaces to accommodate the existing 
outdoor display area. 

      
  b. Applicant: Town of Easton 

Request: Amendment to the previously approved 
Gannon Range Phase 2 Plat for the 
redesignation of a public street name 
from Madison Drive to Madi Drive. 

      
5. Discussion Item  
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6. Adjournment  
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 1 

Town of Easton Planning Commission  2 

Draft Decision Summary 3 
Thursday, February 19, 2026 at 1:00 p.m. 4 

Town Hall Chamber 2 5 

14 S. Harrison Street, Easton, Maryland 6 

        7 

 8 

 9 

Archived video of the meeting is available at:  10 

Town of Easton Agendas and Minutes 11 

 (eastonmd.gov) 12 

 13 

 14 

Attendance:15 
Commission Members: 16 

Philip Toussaint, Chairperson 17 

Michael Ports, Vice Chairperson 18 

Tom Klein 19 

William Ryall 20 

 21 

Absent: 22 
Commission Members: 23 

Victoria McAndrews 24 

Laurie Forster, Alternate25 

Staff: 26 

Miguel Salinas, Planning and Zoning Director 27 

Lynn B. Thomas AICP, Town Planner 28 

Joseph Mayer, Plan Reviewer 29 

Nicholas Johnson AICP, Planner 30 

Sharon Van Emburgh, Esq., Town Attorney 31 

Rick Van Emburgh P.E., Town Engineer 32 

Samantha Smith, Administrative Specialist33 

 34 

 35 

 36 

1. Call to Order — Chairperson Toussaint called the meeting to order at 1:00 pm.  37 

 38 

 39 

2. Decision Summary Review — 40 

 41 

Commissioner Klein moved to approve the December 18, 2025 Decision Summary. 42 

Vice Chairperson Ports seconded the motion. 43 

 44 
Vote 4 - 0 - 0 - 1 45 

FOR:   4 - Toussaint, Ports, Klein, Ryall 46 

AGAINST: 0   47 

ABSTAIN: 0  48 

ABSENT: 1 - McAndrews 49 

 50 

 51 

3. Items From Staff — 52 

 53 

a. File No.: 2026 -  1631 54 
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Applicant: Callahan Signs 55 

   on behalf of Maury Donnelly & Parr, Inc. 56 
 Location:  16 N. Washington Street, Easton, MD 21601 57 

   Tax Map 0103, Grid 00EA, Parcel 1212  58 

 Zoning:   CB    59 

Request: The Applicant is requesting signage plan approval to allow two (2) 60 

or more business wall signs to occupy a building with a common entrance (16 N. 61 

Washington Street). The Applicant is seeking to install a 25” by 27” double sided 62 

PVC hanging sign on the front façade of the structure. The sign will be mounted 63 

using an existing scroll bracket.  64 

 65 

Background: This application is scheduled to appear on the February 23, 2026 66 

Historic District Commission agenda for the installation of the signage. As per the 67 

sign regulations in Section 28-1101.7.C of the Zoning Ordinance, no more than 68 

one (1) projecting sign may be permitted in the CB zoning district in addition to 69 

the permitted building signage. 70 

 71 

A similar request for this location was previously approved by the Planning 72 

Commission on August 21, 2025 (application 2025 - 1649) for the installation of a 73 

26" x 28" hanging PVC sign. 74 

 75 

Staff Presentation: 76 
  Joseph Mayer, Plan Reviewer 77 

  Nicholas Johnson AICP, Planner 78 

   79 

Public Comment — None 80 

Public Comment Written — None 81 

 82 

Commissioner Ryall  moved to approve the signage plan subject to the following 83 

  conditions: 84 

 85 

1. The Applicant shall align all three (3) scroll brackets, and provide the 86 

required eight (8) feet of clearance between the sidewalk and the 87 

bottom of the proposed sign. 88 

 89 

2. The Applicant shall obtain the appropriate building permits for the 90 

installation of the sign. 91 

  92 

Commissioner Klein seconded the motion.  93 

 94 
Vote 4 - 0 - 0 - 1 95 

FOR:   4 - Toussaint, Ports, Klein, Ryall 96 

AGAINST: 0   97 

ABSTAIN: 0  98 

ABSENT: 1 - McAndrews 99 

 100 
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b. File No.: 2026 - 1640 101 

Applicant: Harbinger Sign & Design 102 

   on behalf of Kissed by the Sun Spa 103 
 Location:  11 Bay Street, Easton, MD 21601 104 

   Tax Map 0104, Grid 00EA, Parcel 0577  105 

 Zoning:   CB    106 

Request: The Applicant is requesting signage plan approval to allow two (2) 107 

or more business wall signs to occupy a building with a common entrance (11 108 

Bay Street). The Applicant is seeking to install a 29” by 125” hanging PVC sign 109 

to the front façade of the structure. The sign will be mounted using stainless 110 

hardware.  111 

 112 

Background: The Applicant has submitted a Certificate of Occupancy & 113 

Signage application (permit # 26-21360) to the Building Inspection Division for 114 

review. As per the sign regulations in Section 28-1101.7.C of the Zoning 115 

Ordinance, no more than one (1) projecting sign may be permitted in the CB 116 

zoning district in addition to the permitted building signage. 117 

 118 

Staff Presentation: 119 
  Joseph Mayer, Plan Reviewer 120 

  Nicholas Johnson AICP, Planner 121 

   122 

  Public Comment — None 123 

Public Comment Written — None 124 

 125 

Chairperson Toussaint moved to approve the signage plan subject to the following 126 

 condition: 127 

 128 

1. The Applicant shall obtain the appropriate building permits for the 129 

installation of the sign. 130 

 131 

Vice Chairperson Ports seconded the motion.  132 

 133 
Vote 4 - 0 - 0 - 1 134 

FOR:   4 - Toussaint, Ports, Klein, Ryall 135 

AGAINST: 0   136 

ABSTAIN: 0  137 

ABSENT: 1 - McAndrews 138 

 139 

 140 
4. Old Business — None 141 

 142 
 143 

5. New Business — 144 

 145 
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a. Recommendation to the Town Council for the Adoption of Resolution 26-01 146 
for the Town of Easton 2026 Comprehensive Plan — 147 

 148 

Mr. Lynn Thomas presented the final draft of the 2026 Comprehensive Plan. This 149 

version of the Plan reflects the discussion held from the January 7, 2026 150 

workshop, during which the Commission reviewed public feedback and testimony 151 

received from the December 9, 2025 Public Hearing. The overall feedback 152 

received for the Draft Comprehensive Plan focused on the following topics: 153 

 154 

i. Zoning: Adopting a Form-Based Zoning Code within two (2) years of the 155 

Plan's implementation. 156 

ii. Growth Rate: Re-adopting the 1% growth rate. 157 

iii. Annexation: Adding language to restrict annexation, specifically stating 158 

that no new "greenfield" annexations for residential development will be 159 

approved for the next ten (10) years. 160 

iv. Traffic: Including specific language to address traffic congestion and 161 

clearly define meaningful traffic analysis. 162 

 163 

  During their January 7, 2026 workshop, the Commission added language which 164 

  commits to studying the adoption of a Form-Based Zoning Code; acknowledging 165 

  that while Form-Based Zoning Codes are a potential tool, it may be more  166 

  appropriate for certain neighborhoods. An Objective was added to further explore 167 

  alternative zoning approaches with the next comprehensive review  of the Town’s 168 

  Zoning Code. In response to public feedback, the Commission reinstated the 1% 169 

  target growth rate. The decision is reflected in new language that shifts the focus 170 

  from the target growth rate to the specific measures required, if any, to manage 171 

  future growth and address issues stemming from growth itself. The Commission 172 

  determined that the Plan adequately addressed the issue of housing scarcity 173 

  deregulation, and no additional language was added. The Commission agreed to 174 

  strengthen the language regarding annexation restrictions, however, they opted to 175 

  retain provisions allowing for limited exceptions in extraordinary" or 176 

  “unforeseen" circumstances. Further emphasis was added to note that the approval 177 

  of annexation remains a discretionary act of the Town Council. The Commission 178 

  did not modify the Plan with regard to the annexation of Old Stoney Ridge, noting 179 

  that its designation as a Boundary Refinement Area has long been established,  180 

  and the annexation has been generally supported. 181 

 182 

  A new Objective was incorporated into the Transportation Element to address the 183 

  issue of traffic congestion and establish a clearly defined and meaningful traffic 184 

  analysis. Supportive language was also added to enhance the feasibility for transit, 185 

  specifically in relation to the new hospital site, and to identify locations to 186 

  improve pedestrian safety and connectivity without completely overhauling 187 

  established neighborhoods. The Commission revised language to enhance the 188 

  Transportation Map, proposing a connection between Tristan Drive and Oxford 189 

  Road. Considering that the adjacent Poplar Hill Farm property is currently under 190 

  County ownership, this road is anticipated to function primarily as parking access 191 
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  for the Town’s Woodland Park. Additionally, it was suggested to extend the 192 

  Rails-to-Trails system southward across Easton Parkway to connect with other 193 

  local trail networks. These proposals remain subject to revision following the 194 

  completion of the Complete Streets Study. The Commission also agreed that a 195 

  new Objective concerning the Critical area should be added to the Ecology 196 

  chapter. The Future Land Use Map was modified to reflect a change in the 197 

  designation of the County owned Poplar Hill Farm property from "Park" to 198 

  "Institutional" use. Additionally, the list of "Special Districts and Places" now 199 

  includes expanded language to describe the property's potential and desired uses.  200 

  This approach provides greater flexibility by continuing to prioritize a park and/or 201 

  County facilities while also recognizing that the sale of a small portion of the site 202 

  may be appropriate to facilitate the funding of County related services. 203 

 204 

  Staff Presentation: 205 
Lynn B. Thomas AICP, Town Planner 206 

Miguel Salinas, Planning and Zoning Director 207 

Joseph Mayer, Plan Reviewer 208 

Nicholas Johnson AICP, Planner 209 

Sharon Van Emburgh, Esq., Town Attorney 210 

Rick Van Emburgh P.E., Town Engineer 211 

 212 

Public Comment Received to Date: 213 
 Lynn Miekle 28415 Pinehurst Circle 214 

 Julie Lowe, Talbot Interfaith Shelter 215 

 Eric Vance, 210 Brookletts Avenue 216 

 Joseph Minarick, 128 S. Harrison Street 217 

 Maury Schlesinger, 304 Winton Avenue 218 

 Thomas Ledvina, 7585 Polly Hill Lane 219 

 Julie Susman, Board of Directors President for Waterfowl Festival Inc. 220 

 Michael Bednarik on behalf of Easton Club East 221 

 Tom Alspach, on behalf of Talbot Preservation Alliance 222 

 Greg Zimmerman, 319 August Street 223 

 Jay Corvan 224 

 Heather Grant on behalf of Talbot Thrive 225 

Linda Redmond on behalf of the East End Neighborhood Association 226 

Benjamin VanNest 227 

 Susie Hayward on behalf of the Mid-Shore Board of Realtors 228 

 229 

 230 

Written Public Comment Received to Date: 231 
Dave Perry 232 

 Greg Zimmerman, 319 August Street 233 

 Jay Corvan 234 

Thomas Ledvina, 7585 Polly Hill Lane 235 

 Maury Schlesinger, 304 Winton Avenue 236 

 Thomas Fauntleroy 237 
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 Christopher Dever on behalf of Jennifer Dever 238 

 Constance Lauffer 239 

 Catherine Cooper 240 

Patrick Ward 241 

William Smith, 200 Goldsborough Street 242 

 Andrew Kreinik 243 

 Donna Hollingshead 244 

 Calvin Jackson 245 

 Larraine Caldwell 246 

 Lynn Randle 247 

 Ronald Ensminger 248 

 Deidra Lyngard 249 

 Calvin Yowell, 700 Port Street 250 

 Jane Bollman, 700 Port Street 251 

 Susie Hayward on behalf of the Mid-Shore Board of Realtors 252 

 Mark Scallion on behalf of the Pickering Creek Audubon Center 253 

 Linda Redmond on behalf of the East End Neighborhood Association 254 

Heather Grant on behalf of Talbot Thrive 255 

Talbot Preservation Alliance 256 

Michael Bednarik on behalf of Easton Club East 257 

 McAllister, DeTar, Showalter & Walker on Behalf of Rocks & Docks LLC 258 

 259 

Vice Chairperson Ports moved for the approval of the Town of Easton 2026 260 

Comprehensive Plan, and for a favorable recommendation to the Town Council 261 

regarding the adoption of Resolution 26-01 for the Town of Easton 2026 262 

Comprehensive Plan. Chairperson Toussaint seconded the motion. 263 

 264 
Vote 4 - 0 - 0 - 1 265 

FOR:   4 - Toussaint, Ports, Klein, Ryall 266 

AGAINST: 0   267 

ABSTAIN: 0  268 

ABSENT: 1 - McAndrews 269 

 270 

 271 
6. Election of Officers — The election of 2026 officers was tabled to a subsequent 272 

meeting.  273 

 274 
 275 

7. Discussion Items and Announcements —  276 

 277 

a. East End Small Area Plan Update — The Easton Planning and Zoning 278 

Commission will hold a Public Hearing on Thursday, March 26, 2026 at 1:00 279 

p.m. to obtain public feedback on the proposed East End Small Area Plan. The 280 

updated Small Area Plan features an Overall Framework Plan which introduces 281 

strategic policy recommendations across six (6) district focus areas. Specifically, 282 

the Plan focuses on the revitalization of the Dover Street corridor, recognized as a 283 
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vital center for supporting small businesses. Additionally, the plan highlights 284 

essential redevelopment opportunities designed to strengthen the nearby 285 

neighborhood and enhance the Rails-to-Trails system. The Draft Plan subject to 286 

this Public Hearing is available for review on the Town of Easton’s Engage 287 

Easton platform (https://engage.eastonmd.gov), and a printed copy is available for 288 

review at the Town office. The public is hereby invited to attend and comment at 289 

this Hearing. Written comments may be submitted to the Planning and Zoning 290 

Office at any time prior to the Hearing. 291 

 292 

b. South Downtown (SODO) Subarea Plan — The Town of Easton is preparing to 293 

announce a multi-day public design charrette focused on the future redevelopment 294 

of the former UMMS Shore Medical Center site located at 219 S. Washington 295 

Street. The event is scheduled to take place from April 19, 2026, through April 296 

23, 2026, at the Family Life Center at Easton Church of God, located at 1009 N. 297 

Washington Street. The existing 14-acre property presents a unique 298 

redevelopment opportunity for the Town following the hospital's upcoming 299 

relocation. The public is hereby invited to attend work sessions and provide their 300 

conceptual feedback. The full schedule and all ongoing updates are available on 301 

the Town of Easton’s Engage Easton platform (https://engage.eastonmd.gov). 302 

 303 

8. Adjournment —  Vice Chairperson Ports moved to adjourn. Chairperson Toussaint 304 

seconded the motion. The meeting was adjourned at 2:06 p.m.  305 
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​MEMORANDUM​

​TO:​ ​EASTON PLANNING & ZONING COMMISSION​

​FROM:​ ​LYNN B. THOMAS, JR., AICP, TOWN PLANNER​

​DATE:​ ​APRIL 10, 2026​

​SUBJECT:​ ​EAST END SMALL AREA  PLAN RESOLUTION​

​Attached herewith, please find a copy of PC Resolution Number 26-02.  This is simply the​
​Resolution by which the Commission will officially approve the East End Small Area Plan.  Just​
​as you did a few weeks ago with the overall Comprehensive Plan, if approved, we will forward​
​this Resolution, along with a copy of the Small Area Plan and your transmittal letter, to the​
​Council.  This is the method by which you officially transmit such plans and indicate your​
​recommended action for the Council, which presumably will be to adopt the East End Small​
​Area Plan.​
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PLANNING COMMISSION RESOLUTION NUMBER 26-02 
 
 

A RESOLUTION OF THE EASTON PLANNING AND 
ZONING COMMISSION APPROVING THE TOWN OF 
EASTON 2026 EAST END SMALL AREA PLAN AND 
RECOMMENDING ITS ADOPTION BY THE EASTON TOWN 
COUNCIL 

 
Introduced By: ___________________ 

 
 

​ WHEREAS, the Town of Easton is authorized and required by the provisions of the Land 
Use Article of the Maryland Annotated Code § 3-202 to make and approve a comprehensive plan 
for the purposes of assuring the orderly development of the Town and for the other purposes as 
set forth in §§ 3-201 – 3-206 thereof. The Town of Easton most recently adopted a 
Comprehensive Plan in 2010; AND 
 
​ WHEREAS, the Town of Easton has utilized Small Area Planning to supplement the 
Town’s overall Comprehensive Plan, allowing us to focus more intensely and with greater detail 
on the areas subject to such Small Area Plans than is possible in a Comprehensive Plan for the 
entirety of the Town; AND 
 
​ WHEREAS, Such Small Area Plans should be considered an extension of the Town’s 
Comprehensive Plan and afforded the same standing as the Comprehensive Plan when assessing 
a proposed project or program for compliance with the Comprehensive Plan; AND 
 
​ WHEREAS, The Town of Easton Planning and Zoning Commission has worked with the 
public, Town Planning staff and a consulting team to produce a Small Area Plan for the East End 
Neighborhood, culminating with a Public Hearing held on March 26, 2026, on the proposed East 
End Small Area and it appears to the members of the Planning Commission that approval of the 
Small Area Plan by the Planning and Zoning Commission will inure to the benefit of the Town 
of Easton. 
 
​ NOW, THEREFORE, be it resolved by the Easton Planning and Zoning Commission 
that:   

 
1.​ The Plan entitled “East End Small Area Plan 2026” is hereby approved as the 

Small Area Plan for the neighborhood identified in such Plan and should be 
considered an extension or adjunct to the Town official Comprehensive Plan 
(2026).  A photocopy of the East End Small Area Plan shall be maintained by the 
Town Clerk as part of the official records of the Town. 
 

2.​ The Easton Planning and Zoning Commission shall transmit this approved Plan to 
the Easton Mayor and Town Council with a recommendation to adopt this Plan, in 
whole, as an official Small Area Plan of the Town of Easton. 
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3.​ This Resolution shall become effective on: __________. 

 
 

McAndrews​ - Yes 
​ ​ ​ ​ ​ Klein​ ​ - Absent 
​ ​ ​ ​ ​ Ports​ ​ - Yes 
​ ​ ​ ​ ​ Ryall​ ​ - Yes 
​ ​ ​ ​ ​ Toussaint​ - Yes 
​  
I hereby certify that the above Resolution was passed by a yea and nay vote of the Commission 
this 16th day of April 2026. 
 
 
 
​ ​ ​ ​ ​ ​ ​ _____________________________ 
​ ​ ​ ​ ​ ​ ​ Philip Toussaint, Chair 
 

Signed by the Planning Commission Chair this _________ day of __________, 2026. 
 
 
​ ​ ​ ​ ​ ___________________________________ 
​ ​ ​ ​ ​ Samantha Smith, Administrative Specialist 
 
 

------------------------------------------------------------------------------------------------------- 
APPROVED​  

------------------------------------------------------------------------------------------------------- 
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Date of Hearing: April 16, 2026 

 

# 4a 
 

PLANNING COMMISSION 
PUBLIC HEARING 

STAFF REPORT 
 
SUBJECT:​ PUD Amendment to expand the permanent outdoor 

sales/storage/display storage for sheds and utility trailers and 
provide a recommendation to the Town Council 

 
ELECTION WARD:​ Ward 1 
 
CRITICAL ACTION DATE:​ At the pleasure of the Commission  
 
STAFF CONTACTS:​ Joseph Mayer, Plan Reviewer 
​ Miguel Salinas, Director of Planning and Zoning 
 
APPLICANT:​ Lowe’s Home Centers Inc.  ℅ Todd Bartok  
 
DOCUMENT CREATED ON:  April 7, 2026 
 
PURPOSE: Lowe's Home Centers Inc. is requesting an amendment to their PUD. The current 
proposal includes an expanded permanent outdoor area for the sales, storage, and display of 
sheds and utility trailers, along with a parking waiver. The Planning Commission is asked to 
reflect these new additions in its recommendation to the Town Council.  
 
  
RECOMMENDATION: Should the Planning Commission recommend approval of the 
additional permanent storage area for storage sheds and trailers along with an approval of the 
parking waiver, staff recommends a proposed condition (see below). 
_____________________________________________________________________________ 
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Item 4a, PUD Application - 501 Glebe Road, Lowe’s 
Planning Commission 

April 16, 2026 
Page 2 

 
 
APPLICATION INFORMATION: 

APPLICANT: 
Lowe’s Home Centers Inc.  ℅ Todd Bartok 
 

REPRESENTATIVE: 
Lowe’s Home Centers Inc.  ℅ Todd Bartok 
Freeland & Kauffman, Inc. ℅ Kim Kauffman & 
Todd Simmons 

PARCELS/ACREAGE: 
Parcel Information Acreage 

Map 101, Grid 0000, Parcels 0265 14.58 
 
ACCEPTANCE DATE: 
March 19, 2026 

LOCATION: 
501 Glebe Road 

EXISTING ZONING 
PUD  

EXISTING LAND USE: 
Retail 

HISTORIC DISTRICT: 
Not Applicable 

FUTURE LAND USE MAP: 
Commercial 

 
CONTEXT:  
Location/Site Access – The subject property is located on the south side of Glebe Road.  
 
Existing Conditions – The subject property is used for commercial purposes. 
 
Surrounding Properties  

●​ 418 Glebe Road - R-10A 
●​ 505 Glebe Road - CG 
●​ Glebe Road - Parcel 264 - R10A 
●​ Glebe Road - Parcel 263 - R10A 
●​ 219 Marlboro Avenue - CG 
●​ Waterhole Lane - PUD 
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Item 4a, PUD Application - 501 Glebe Road, Lowe’s 
Planning Commission 

April 16, 2026 
Page 3 

 

 
Figure 1: Vicinity Map 

 
PROPOSAL: Lowe's Home Centers Inc. (Applicant) has applied for a parking waiver approval 
and a Planning Commission recommendation to the Town Council for a PUD amendment. The 
current proposal includes an expanded permanent outdoor area for the sales, storage, and display 
of sheds and utility trailers, along with a parking waiver request of 34 vehicle spaces.  
 
BACKGROUND:  
On April 18, 2019, Lowe’s Home Centers Inc. (Applicant), requested the use of 27 existing 
parking spaces for temporary outside storage on the parking lot adjacent to Glebe Road and 
adjacent to Ruby Tuesday property. Per Zoning Ordinance No.487, there are currently 528 
off-street parking spaces, 17 of which are designated by the Site Plan for outdoor storage and 
display. There’s an Exhibit “A”, item #2, “Outside Display Exhibit”’ prepared by Bohler 
Engineering, P.C., dated March 31, 2005.The Planning Commission approved a temporary 
storage request (4-0 vote) for 27 parking spaces. This authorization, effective from April 18, 
2019, to July 31, 2019, permits the storage of mulch and pallets up to seven feet tall within the 
designated areas. 
 
On February 20, 2020, the Applicant requested approval from the Town of Easton Planning 
Commission for temporary seasonal display of mulch and bagged goods. The Commission voted 
5-0, approving the temporary request for seasonal display with the condition of providing 
screening for the Ruby Tuesday restaurant and the Easton Parkway. The location and screening 
was to be reviewed and approved at staff level. The applicant was required to return to the July 
16, 2020 meeting to identify a permanent location for the temporary seasonal storage and 
screening for future years. 
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Item 4a, PUD Application - 501 Glebe Road, Lowe’s 
Planning Commission 

April 16, 2026 
Page 4 

 
On October 15, 2020, the Applicant returned to the Planning Commission to identify a 
permanent location for temporary seasonal storage and screening. The Commission voted 5-0 to 
approve the parking space quantity and location for temporary outside seasonal storage for three 
years, conditioned on the applicant submitting a detailed Site Plan for Staff review, showing 
landscape and/or screening buffers. 
 
On February 16, 2021, the Outdoor Sales & Display Plan was approved. 
 
On March 23, 2022, the Applicant, submitted an application to the Easton Staff Development 
Review Committee.  
 
On April 21, 2022, the Applicant sought approval to amend the permanent storage location by 
adding 16 spaces and requested a Parking Waiver for 39 additional spaces for Seasonal 
Temporary Long-Term Storage. The Commission voted 4-0, requiring the applicant to return 
with elevation and profile details for the screening barrier. 
 
A September 26, 2023, P&Z inspection found numerous landscaping deficiencies (dead/missing 
plants). On December 18, 2023, the Applicant was reminded to return to the Planning 
Commission with screening barrier details, including elevations and profiles. 
 
In Spring 2024, the Applicant completed the replacement of missing or damaged plant species. 
 
On February 27, 2025, the Planning and Zoning Department inspected Lowe's Seasonal 
Temporary Long-Term Storage area and found outside mulch storage had begun. The Applicant 
was given until March 31, 2025, to remove all items or submit an application for the April 17, 
2025, Planning Commission meeting. 
 
At its May 15, 2025, meeting, the Commission reviewed Lowe's Home Centers Inc.'s request to 
amend its approved permanent storage, adding sixteen (16) spaces, and seeking a parking waiver 
for four (4) spaces (total 39 additional Seasonal/Long-Term Storage spaces). The Commission 
voted (4-0) to table the request, recommending the Applicant: (1) provide details/elevations of 
proposed plant species and fencing along the Seasonal/Long-Term Temporary Storage perimeter, 
(2) coordinate with Building Inspection/Code Enforcement on outstanding issues, and (3) 
evaluate sight distance and the visibility triangle at the drive aisle intersection adjacent to Ruby 
Tuesday. 

On June 24, 2025, the Town of Easton Planning Commission (Commission) reviewed the 
above-referenced application to amend the existing approved Seasonal/Long-Term Temporary 
Storage location with the addition of sixteen (16) additional off-street parking spaces, and a 
parking waiver of four (4) spaces from Section 28-1001.3 C of the Zoning Code for an additional 
39 spaces for Seasonal/Long-Term Storage. The Commission voted 5 - 0 to approve the 
amendment and parking waiver requests with the following conditions: (1) vegetation must be 
removed from the interior curve of the parking lot. The two (2) southern mulch bays shall be 
relocated to the east side of the drive aisle. Planters are prohibited from obstructing the drive 
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Item 4a, PUD Application - 501 Glebe Road, Lowe’s 
Planning Commission 

April 16, 2026 
Page 5 

 
aisle and (2) the Applicant shall submit a revised Site Plan reflecting these changes to the 
Planning and Zoning Department within thirty (30) days. 

 
On February 25, 2026, the Applicant, submitted an application to the Easton Staff Development 
Review Committee.  
 
UPDATE:  
On August 20, 2025, Lowe’s Home Centers Inc. received approval for their revised Outdoor 
Sales & Display Plan. The installation of the proposed plantings is still required to be completed 
by the applicant as of the date this Staff Report was created. 
 
 
ZONING ANALYSIS: 
 
A.​  Purpose and Intent 
 
Section 28-701 A. 

The purpose of a PUD District is to provide for carefully planned residential, mixed use and 
certain commercial developments at appropriate locations within the Town of Easton. It is the 
intent of this Section to allow all aspects of a PUD District to be subject to public review and 
control by the Town with specific provisions to be made on a case-by-case basis for adequate 
open space, architectural appearance, the height, bulk and location of buildings, required 
public facilities, and a variety of housing types, densities, and/or compatible commercial or 
industrial uses as a part of a detailed development plan. 
 
Not all locations in the Town are suitable for PUD development and the nature, size, scale or 
intensity of proposed uses may cause a particular site not to be suitable for a specific PUD 
proposal. Therefore, there is no general presumption that an application for such a use at a 
particular location is valid, inures to the general benefit of the Town or is in compliance with 
the Town’s Comprehensive Plan. Instead, each application will be evaluated according to its 
particular location and the degree to which the developer is willing or able to propose a 
development plan which furthers the goals and objectives of this Section and the Ordinance 
generally. 
 

B.​  Location 
Section 28-701 B. The PUD is a floating zone. That means that while provisions and 
regulations are made to govern development within any PUD District, no such District 
will be pre-mapped on the Zoning Map. A PUD District may be established in any 
parent zoning district provided the requirements outlined in this subsection are met. 

 
Analysis - According to § 28-701.I of the Zoning Ordinance, any proposed change which alters a 
condition of the PUD approval to an approved PUD is a material amendment, which is subject to 
review by the Planning Commission and Town Council according to the procedures set forth in § 
28-701. The process for reviewing a material amendment to a PUD Amendment is similar to that 
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Item 4a, PUD Application - 501 Glebe Road, Lowe’s 
Planning Commission 

April 16, 2026 
Page 6 

 
for a site plan except that it requires approval of the Town Council. The plan that you review 
basically serves as the sketch-level submission.  
 
The current process of the Town of Easton Zoning Ordinance is for the Planning and Zoning 
Commission to review the material submitted and forward a recommendation to the Mayor and 
Town Council. The Commission may include recommended changes to the PUD sketch plan or 
recommended conditions of approval that the Commission deems necessary to better insure 
compliance with the Comprehensive Plan. In reaching its conclusion, the Commission shall 
make recommendations addressing the factors in § 28-701.H(2) (see below). 

 
C.  Off-Street Parking 

 
Analysis- There’s a total of 509 parking spaces. These spaces are allocated as follows: 426 
vehicle spaces are available for customer parking, 31 spaces are designated for Seasonal 
Temporary Long-Term Storage, 33 are for permanent outdoor storage and display, and an 
additional 19 spaces are proposed for the new permanent storage area. The minimum vehicle 
spaces required is 460 and the maximum is 689. The proposal offers 426 vehicle spaces for 
customer parking during the seasonal event, which runs from March 1st through July 1st. 
Consequently, the number of proposed parking spaces falls short of the minimum requirement, 
necessitating a Parking Waiver request of 34 vehicle spaces. Lee Engineering submitted a 
standard parking study for the proposed Parking Waiver request, which mirrors the findings of 
the existing Easton store's parking needs. Although the study does not specifically focus on 
Easton, it serves as an illustration showing that the amount of parking currently available 
exceeds the parking required for the store's operation. That example analysis consistently 
indicated that even at peak demand, the number of available parking spaces would significantly 
exceed the required amount. As a result, the parking quantity proposed for the Lowe's of Easton 
location is expected to be more than adequate to handle the anticipated peak parking demand. 
 
 
D. DEVELOPMENT STANDARDS  
 
Section 28-701.G. 
Applications for any type of Planned Unit Development shall meet the following requirements: 
 
 (1)    ​ The area proposed for a planned unit development shall be in one (1) ownership, or, if 
in several ownerships, the proposal shall be filed jointly by all the owners of the property 
included in the development plan.  
 
Analysis - The Property is owned by a single entity, Lowe’s Home Centers, Inc..   
 
 (2)    ​ The site shall be of a configuration suitable for the development proposed.  
 
Analysis - The existing commercial site, spanning 14.58 acres, is designed for functional 
efficiency and has direct access via Glebe Road. 
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 (3)    ​ Public water and sewerage shall be available, although it may be made available in 
conjunction with the development of the PUD.  
 
Analysis - There’s adequate existing water and sewer service on-site to serve the property.  
 
(4)    ​ The site shall be located adjacent to adequate transportation facilities capable of 
serving existing traffic and that expected to be generated by the proposed development.  
Private roads may only be approved in commercial and multifamily projects or portions of 
projects. Such roads shall be internal to the development. Private roads shall comply with any 
standards developed and adopted for such roads by the Town Council. The Town shall bear no 
responsibility for construction or maintenance of private roads. Development on private roads 
may not be entitled to all Town services.  
 
Analysis - The Project has two existing access points; from Glebe Road, a Town-owned road, 
from an on-site access road to Marlboro Avenue, a Town-owned avenue.  
 
(5)    ​ The owners or developers must indicate that they plan to begin construction of the 
development within two (2) years after final approval. If there is no action on the part of the 
applicant at any point in the process for a period of two (2) years, the zoning of the site shall 
revert to its previous classification unless a time extension is requested by the developer and 
granted by the Planning and Zoning Commission. For projects constructed in parts or phases, 
the PUD approval applicable to any portion not improved in accordance with said PUD 
approval, shall expire if no development activity occurs for a period of five years.  
 
Analysis - The Applicant intends to commence installation upon approval from the Town  
Council, in light of the time incurred in obtaining any necessary building permits. 
 

    ​ (6)    ​ The setback, lot size, lot coverage, height, minimum frontage, minimum open space, 
and yard requirements shall be established for each individual project by the Town Council in 
the ordinance granting the application. The Planning and Zoning Commission shall make 
recommendations to the Town Council with regard to these requirements. The Town 
recognizes that it is necessary and encourages such uniquely established standards.  

Analysis - The Project's minimum bulk requirements will continue to align with the previously 
approved Planned Unit Development (PUD) for Lowe's Home Centers, Inc. (Zoning Ordinance 
No. 487). 

              (7)     ​ Off-street parking shall be provided for each individual use in the planned unit 
development in accordance with the requirements of Section 1001.  Mixed-use PUD’s that 
integrate coordinated pedestrian and bicycle circulation systems throughout the development, 
shall be permitted to reduce the required off-street parking by 20% of the required standard 
without the need for a parking variance, waiver, or deferral.  

 
Analysis - There’s a total of 509 parking spaces. These spaces are allocated as follows: 426 
vehicle spaces are available for customer parking, 31 spaces are designated for Seasonal 
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Temporary Long-Term Storage, 33 are for permanent outdoor storage and display, and an 
additional 19 spaces are proposed for the new permanent storage area. The minimum vehicle 
spaces required is 460 and the maximum is 689. The proposal offers 426 vehicle spaces for 
customer parking during the seasonal event, which runs from March 1st through July 1st. 
Consequently, the number of proposed parking spaces falls short of the minimum requirement, 
necessitating a Parking Waiver request of 34 vehicle spaces. The parking study conducted by Lee 
Engineering supports the requested Parking Waiver. The analysis, which aligns with data from 
the existing Easton store, consistently demonstrates that the proposed quantity of parking spaces 
for the Lowe's of Easton location will be more than sufficient to accommodate anticipated peak 
demand. 
 
 (8)     ​No more than 50% of the off-street parking area for the entire property of a major 
retail or shopping center use, shall be located between the front façade of the principal 
building(s) and the primary abutting street.   
 
Analysis - Per Ordinance No. 487, approved June 8, 2005, Parking Lot Orientation: the Site 
Plan proposes to locate more than 50% of the off-street parking between the front facade of the 
building and the primary abutting street, which is inconsistent with Section 608.2A(13)h of the 
Ordinance. However, the Town Council finds, based upon site constraints, the pattern of existing 
developed uses and the proposed site design, that the parking lot orientation proposed is 
appropriate for the Property. The proposed parking lot orientation is consistent with the adjacent 
shopping center, but this proposed use will contain much more extensive landscaping and storm 
water management than the existing center. The record also contains undisputed testimony that 
the configuration is most appropriate for the adjacent residential properties, since the rear of the 
proposed Lowe's store will have less public activity and impact on residential uses than an 
off-street parking area.5 
 

5An off-street parking area for a major commercial use involves: (1) vehicle and 
pedestrian movements, (2) noise (vehicle engines, doors opening and closing, horns, 
radios, conversations), (3) movement of shopping carts and debris (shopping bags, 
receipts, etc.), and (4) light impacts for parking lot illumination and vehicle headlights. 
Alternatively, the rear of the proposed store will have: (1) little pedestrian/vehicle activity, 
and (2) lighting as necessary for security, but less lighting than off-street parking areas. 
Applicant also testified regarding aspects of the proposed business operations designed to 
minimize noise impacts. For example, Applicant will use propane-powered forklifts with 
ambient sound level reverse beepers, and the rear of the building will not have exterior 
loudspeakers. 
 

In addition, some development standards will vary according to the type of PUD in accordance 
with the following Table: 
 
Standard PUD Sub District 
  PUD- General Lowe’s Home Center 

Minimum Size* 5 acres 14.58 acres 
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Maximum Size N/A N/A 

Maximum 
Residential 
Density (per gross 
residential acre)** 

16 du/acre**** N/A 

Minimum Open 
Space 
Requirement*** 

30% of total gross area shall be 
developed as recreational areas or 
designated for common use of the 
residents of the PUD. 

Required: 
30% of total gross area = 
4.374 acres. 
 
The existing Site Plan 
provides 3.0 acres of open 
space, 20.57% of total gross 
area. 

Applicability Lands not qualifying as infill or 
redevelopment. 

The property qualifies as 
PUD-General.  

*Smaller sites may be permitted when it is found that the proposed PUD is compatible with 
existing development in the area and does not disrupt the orderly expansion of the 
transportation system of the Town.   
 
Analysis - Not Applicable. 
 
**The Town Council may consider projects with a density of up to 25% more than the 
maximum stated in this table upon a finding that such increased density is in keeping with the 
existing or intended character of the neighborhood (as expressed in the Comprehensive Plan 
or, if applicable, any adopted Small Area Plans) and that any potential detrimental impacts 
from such increased density are ameliorated to the satisfaction of the Council. Additionally, if 
residential use is part of a vertically-mixed use project (i.e., non-residential uses are present on 
the ground floor with residential units on non-ground floors), there shall be no limit on the 
residential density.  
 
Analysis - Not Applicable. 
 
***The Town Council may consider projects with less than the minimum open space required 
as specified in this Table, upon a finding that unique circumstances or conditions exist which 
warrant such a reduction and further provide that the applicant addresses the open space 
requirement in another acceptable means.  
 
Analysis - Per Ordinance No. 487, approved June 8, 2005, the Town Council determined that 
Open Space: Section 510.6G(7) of the Ordinance requires that 30% of a PMR site be used as 
open space. The Site Plan provides approximately three (3) acres of open space, which 
comprises approximately 20% of the PMR district area. With respect to this particular project, 
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the 30% open space standard of Section 510.6G(7) imposes an undue burden. This project is an 
in-fill development adjacent to existing commercial uses. Although the open space provided 
comprises less than 30% of the Property, the Applicant modified initial plans to increase the 
amount of open space by reducing the number of parking spaces and consolidating access drives 
between Food Lion and the proposed Lowe's. Applicant will ameliorate the provision of less than 
30% open space by installing building facade and plaza plantings and landscape buffers of trees 
and shrubs between parking areas and adjacent public roads (Glebe Road and Route 322). The 
reduced amount of open space is also ameliorated by the proposed architectural design, details 
and materials. 
 
****In the PUD General sub district, for any residential units proposed in excess of the 
maximum residential density permitted in base residential zoning districts (3.5 du/ac), at least 
25% must be devoted to affordable housing, or the developer may contribute a fee-in-lieu to an 
entity to be determined by the Town.  
 
Analysis - Not Applicable. 
 
E.  Forest Conservation 
 
The Easton Forest Conservation Requirements of the Town Code, Article III, § 31-3.1, Forest 
Conservation Ordinance, Relevance, states that the requirements are applicable to any person 
making application for a subdivision, project plan, grading, or sediment and erosion control 
approval on units of land 40,000 square feet or greater after the effective date of the 
Ordinance. 
 
Analysis - The Simplified Forest Stand Delineation Plan was approved on July 19, 2005. 
Required afforestation was achieved on site for 1.94 acres or 84,506.4 square feet of credited 
landscape plantings.   
 
POLICY ANALYSIS: 
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Figure 2: Zoning Map 

 
Section 28-701.H.2 
The Planning and Zoning Commission shall review the material submitted and following the 
presentation from the applicant, shall forward a recommendation to the Mayor and Town 
Council.  The Planning and Zoning Commission’s transmittal to the Town Council may 
include recommended changes to the PUD Sketch Plan or recommended conditions of 
approval that the Commission deems necessary to better insure compliance with the 
Comprehensive Plan.  In reaching its conclusion as to the merits of the project, the 
Commission shall make recommendations addressing the following: 
a.​ Whether the proposed PUD development conforms to the Town of Easton Comprehensive 

Plan; 
 

Analysis - The Town’s 2010 Comprehensive Plan does not speak to the issues of 
seasonal/temporary storage and permanent storage areas and thus offers no guidance on this 
matter. Staff offers the following observations for consideration: The applicant proposes utilizing 
existing parking spaces for outside storage, which will not result in an increase in the site's 
paving. However, proposed customer parking spaces would fall short of the minimum 
requirement, necessitating a Parking Waiver request. The applicant would provide landscaping 
for screening  
 
b.​  Whether the proposed PUD development conforms with all provisions of the Town of 

Easton Zoning Code which are not proposed for modification subject to the request; 
 

Analysis - This PUD development conforms with all provisions of the Town of Easton Zoning 
Code which are not proposed for modification subject to the request. 
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c.​ Whether the proposed PUD development complies with all Town engineering and design 

regulations and standards; 
 

Analysis - The overall development conforms with Town engineering and design regulations and 
standards. However, the Town’s Engineering Department  has required the applicant to provide a 
60’ Drainage Easement Area to provide access into the existing storm drain system.  
 
d.​ Whether the proposed PUD development complies with any other applicable Town, 

County, State, or Federal regulations, policies or plans, except those standards proposed 
for modification.  If the standards of any jurisdiction other than the Town of Easton are 
proposed for modification, any PUD project approval, should it subsequently be granted by 
the Town Council, shall be subject to the applicant successfully obtaining approval of said 
modification and demonstrating proof of such approval to the Town’s satisfaction. 

 
Analysis - Currently, this PUD development complies with the standards of all applicable 
jurisdictions other than the Town of Easton.  
 
e.​ Whether the proposed PUD will be superior to or more innovative than conventional 

development and how it will provide greater public benefit without additional probable 
significant adverse impacts to public health, safety or the environment, than would be 
available through the use of conventional zoning and/or development standards. 

 
Analysis - The development's proximity to multiple use properties provide greater public 
benefit without additional probable significant adverse impacts to public health, safety or the 
environment. The existing development provides parking, landscaping, stormwater management 
and forest conservation.    

 
RECOMMENDED CONDITIONS: 
Staff believes the proposed PUD Amendment is consistent with the Town’s Comprehensive Plan 
and recommends that you indicate such to the Town Council.  In terms of suggestions relative to 
the overall site itself, Staff suggests the following: 
 

•​ The applicant is to complete the required plantings for the Seasonal/Long-Term 
Temporary Storage location per the approved August 20, 2025 Outdoor Sales & Display 
Plan. 

•​ The Parking Waiver is subject to a PUD amendment approval by the Town Council.  ​
 

 
DRAFT MOTIONS: 
 
1.​ I move that the Planning Commission approve the sketch site plan and forward a positive 

recommendation of the PUD Amendment to the Town Council, subject to staff’s Condition 
of Approval. 
 

OR 
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2.​ I move that the Planning Commission forward the application to the May 21st Commission 

meeting for further discussion. 
 
OR 
 
3.​ I move an alternate motion. 
 
ATTACHMENTS: 
1.​ 2024.02.20 Lee Engineering Parking Study - 501 Glebe Road, paper copy & PDF 
2.​ 2026.02.25 TOE P&Z ESDR, paper copy & PDF 
3.​ 2026.03.17  Lowes of Easton MD - Stormdrain Inspection Easement Exhibit, paper copy & 

PDF 
4.​ 2026.03.17 1982 Grading Plan Sheets 16-23, paper copy & PDF 
5.​ 2026.03.17 Comment Response to Town, paper copy & PDF 
6.​ 2026.03.17 Waiver Request Application 2 - 501 Glebe Road, paper copy & PDF 
7.​ 2026.03.24 Lowes Store 1982 OSSD Plans - 501 Glebe Road, paper copy & PDF 
8.​ 2026.04.07 Lowes Easton MD-Stormwater Exhibit A, paper copy & PDF 
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3030 LBJ Freeway, Suite 1660, Dallas, TX 75234 
(972) 248-3006  |  www.leeengineering.com Page 1 of 5 
 

February 20, 2024 
 
Mr. Todd Simmons, PE 
Freeland & Kauffman, Inc. 
209 West Stone Avenue 
Greenville, SC 29609 
 
Re: Lowe’s (Royse City) Parking Study 
 
Dear Mr. Simmons: 
 
Lee Engineering has completed our parking study for the proposed Lowe’s of Royse City store 
located to the northwest of the IH 30 Westbound Frontage Road and Erby Campbell Boulevard 
intersection.  This letter report documents our study procedures and findings. 
 
INTRODUCTION 
 
The proposed Lowe’s of Royse City store will be 140,190 ft2 in size (109,830 ft2 store + 30,360 ft2 
garden center) and will have a total of 505 parking spaces.  However, 70 of these spaces will be used 
for outdoor sales/display areas, resulting in 435 spaces available for parking.  The proposed site plan 
for the Lowe’s home improvement store is provided in Figure 1. 
 
CITY CODE PARKING CALCULATION 
 
The number of parking spaces for the proposed Lowe’s was calculated using information provided 
in the Parking Table in Section 6-7 of the City of Royse City Zoning Ordinance and is summarized in 
Table 1. 
 

Table 1:  City Code Parking Requirements Summary 

Land Use City Code Size (ft2) Code Requirement 
(Parking Spaces) 

Indoor Retail Store or Shop 1 / 250 ft2 (up to 5,000 ft2) 
1 / 200 ft2 (>5,000 ft2) 100,7191 499 

Outdoor Retail Sales 1 / 500 ft2 22,286 45 

Total Parking Spaces Required By Code 544 

1Includes the sales floor, tool rental and office area of store 
2Includes Garden Center open area and sidewalk area 

 
With 435 parking spaces provided, the amount of parking provided for the proposed Lowe’s store 
will fall below City Code requirement (544) by 109 parking spaces, or approximately 20 percent. 

Page 26 of 75



Page 27 of 75



 
 Page 3 of 5 
 

PARKING ACCUMULATION DATA COLLECTION - OTHER STORES 
 
To determine the peak parking demand at the proposed Lowe’s of Royse City, a parking 
accumulation study was performed at two (2) other Lowe’s locations in the Dallas area: 

1) Greenville – 3122 Interstate 30 West, Greenville, TX 75402 (611 parking spaces provided) 
2) Rockwall – 851 N. Steger Towne Drive, Rockwall, TX 75032 (839 parking spaces provided) 

 
These studies were performed by counting the number of parked vehicles on site during the 
following hours of operation on the peak business days: 

 Friday (10:00 AM – 8:00 PM) 
 Saturday (8:00 AM – 8:00 PM) 

 
Parking accumulation data for these existing Lowe’s stores was collected during the times identified 
above on Friday, February 9, 2024 and Saturday, February 10, 2024.  The number of parked vehicles 
in each parking lot was documented every hour within the specified timeframes.  The number of 
parking spaces occupied during each observation period is shown in Figure 2.  Copies of the data 
sheets for this study are provided as attachments to this letter. 
 
Table 2 summarizes the existing parking demand observed for both Lowe’s stores and the resulting 
peak parking ratio [peak parking demand/size of the store (1,000 ft2)].  The peak parking demand 
(126 parked vehicles) and the peak parking ratio (0.77 parking spaces occupied/1,000 ft2) occurred 
at the Rockwall Store on Friday, February 9, 2024 (10:00 AM).  Based on the parking accumulation 
data collected, there is currently a significant surplus of parking spaces at both locations. 
 

Table 2:  Existing Parking Demand 

 

Greenville 
(156,460 ft2) 

Available Parking Spaces = 611 

Rockwall 
(164,587 ft2) 

Available Parking Spaces = 839 
Friday 

(2/9/24) 
Saturday 
(2/10/24) 

Friday 
(2/9/24) 

Saturday 
(2/10/24) 

Peak Parking Demand 105 104 126 122 

Peak Parking Ratio 0.67 0.66 0.77 0.74 

 
If the maximum peak parking ratio (0.77) were applied to the proposed Lowe’s of Royse City location 
[(140,190/1,000) x 0.77], a total of 108 parking spaces would be occupied under peak conditions. 
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Figure 2:  Summary of Parking Accumulation Counts at Other DFW Lowe’s 
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CONCLUSIONS 
 
Based on the results of this parking analysis: 

 A total of 435 parking spaces will be provided for the Lowe’s of Royse City store. 
 While the number of parking spaces proposed to be provided falls below the City of Royse 

City’s requirements (544): 
o The maximum number of occupied parking spaces observed between the two (2) 

existing Lowe’s locations (126) would be accommodated by the proposed parking 
provided for the Lowe’s of Royse City store. 

o Applying the maximum peak parking ratio from the two (2) existing Lowe’s locations 
to the proposed Lowe’s of Royse City store would result in an estimated total of 108 
spaces occupied under peak parking conditions, which could be accommodated by 
the proposed parking provided by the Lowes of Royse City store. 

 
Therefore, the amount of parking proposed to be provided for the Lowe’s of Royse City location 
(435 parking spaces) is predicted to adequately accommodate the anticipated peak parking demand. 
 
If you have any questions regarding this study, please contact me at (972) 248-3006.  We appreciate 
the opportunity to provide these services. 
 
Sincerely, 

 
Kelly D. Parma, P.E., PTOE 
Senior Project Manager 
Lee Engineering, LLC 
TBPE Firm F-450 
 
Attachments 
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Location:
Start Date:
Start Time:

Name:
Notes:

FRIDAY 2/9/2024
Start Time Unstriped Striped ADA TOTAL
10:00 AM 7 83 6 96
11:00 AM 4 87 8 99
12:00 AM 6 82 3 91
1:00 PM 4 96 5 105
2:00 PM 1 90 6 97
3:00 PM 2 62 4 68
4:00 PM 3 53 4 60
5:00 PM 3 55 4 62
6:00 PM 3 56 2 61
7:00 PM 1 41 1 43
8:00 PM 0 26 4 30

SATURDAY 2/10/2024
Start Time Unstriped Striped ADA TOTAL
8:00 AM 0 26 1 27
9:00 AM 5 41 1 47

10:00 AM 5 67 1 73
11:00 AM 5 87 6 98
12:00 PM 3 92 5 100
1:00 PM 4 79 7 90
2:00 PM 2 98 4 104
3:00 PM 2 87 7 96
4:00 PM 3 70 3 76
5:00 PM 0 63 4 67
6:00 PM 2 50 1 53
7:00 PM 0 32 1 33
8:00 PM 1 27 2 30

GREENVILLE, LOWE'S
2/9/2024
10:00 AM

AUSTIN & LANDON
WITH BREAKOUT ADA SPACES
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Location:
Start Date:
Start Time:

Name:
Notes:

FRIDAY 2/9/2024
Start Time Unstriped Striped ADA TOTAL
10:00 AM 7 112 7 126
11:00 AM 4 99 8 111
12:00 AM 7 97 4 108
1:00 PM 5 90 3 98
2:00 PM 3 92 5 100
3:00 PM 4 87 2 93
4:00 PM 1 55 4 60
5:00 PM 4 53 5 62
6:00 PM 3 43 1 47
7:00 PM 0 33 2 35
8:00 PM 2 35 1 38

SATURDAY 2/10/2024
Start Time Unstriped Striped ADA TOTAL
8:00 AM 2 48 2 52
9:00 AM 6 58 1 65

10:00 AM 7 87 0 94
11:00 AM 7 108 7 122
12:00 PM 1 112 5 118
1:00 PM 3 93 7 103
2:00 PM 7 109 4 120
3:00 PM 2 86 7 95
4:00 PM 1 72 4 77
5:00 PM 6 77 5 88
6:00 PM 4 58 1 63
7:00 PM 2 50 2 54
8:00 PM 0 32 2 34

2/9/2024
ROCKWALL, LOWE'S

WITH BREAKOUT ADA SPACES
WENDELL & GIL

10:00 AM
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TOWN OF EASTON 
Planning & Zoning Department 
14 South Harrison Street 
P.O. Box 520 
Easton, Maryland 21601 

 

Easton Staff Development Review Worksheet 

Date: February 25, 2026 
Project: 501 Glebe Road - Lowe’s Home Centers 
To:  Kim Kauffman & Todd Simmons –  Freeland & Kauffman, Inc. (Agent) 
CC: Todd Bartok – Lowe’s Home Centers, Inc. (Applicant/Owner) 
 
The Easton Staff Development Review (ESDR) Committee meeting was held on February 25th at 11:00 
am. Staff reviewed the Planned Unit Development-Amendment application.  The site includes the 
expansion of outdoor sales/storage/display area to provide additional area for utility trailers and sheds 
on the property located at 501 Glebe Road, also known as Tax Map 101, Parcel 265. 
 
The Committee determined that the project will need to address all agency comments as specified in the 
attached review letters and at ESDR. The Committee has determined that the application can be 
scheduled for the April Planning Commission review, provided all review comments are addressed. 
Kindly submit all revised documents. 
 
The April Planning Commission meeting is scheduled for Thursday, April 16, 2026 at 1:00 pm. Submit all 
documentation to the Planning and Zoning Department no later than Thursday, March 19th  at 1:00 pm. 
All files for presentation at the Planning Commission, as described under §Section 28-901.3.A.(1 through 
13) of the Town’s Zoning Ordinance,  need to be provided on a flash drive. In addition, provide a digital 
submittal (via email) of all supporting documents necessary for the Planning Commission's review, 
including six paper copies.  
  
 
Please contact the Planning & Zoning Department at 410 822-1943 with any questions. 
Sincerely, 
 
 
Joseph A. Mayer 
Plan Reviewer 
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TOWN OF EASTON 
PLANNING & ZONING DEPARTMENT 
P.O. Box 520 

Easton, Maryland 21601 
410-822-1943 

www.EastonMD.gov 
 

DATE:      February 13, 2026 
TO:          Kim Kauffman & Todd Simmons –  Freeland & Kauffman, Inc. (Agent) 

                  Todd Bartok – Lowe’s Home Centers, Inc. (Applicant/Owner)     

                 Miguel Salinas – Director of Planning & Zoning Department  

                  Rick VanEmburgh – Town Engineer 
 
FROM:    Joseph A. Mayer - Plan Reviewer, Planning & Zoning Department                                                                       

 SUBJECT: 501 Glebe Road - Lowe’s Home Centers Inc. 
 

We reviewed the February 4, 2026 PUD Amendment Submittal for the Subject 
Project and have the following comments: 

 

PLANNING & ZONING COMMENTS 
 

  PUD Amendment Review​                                                                                                   

1.​ According to § 28-701.I of the Zoning Ordinance, any proposed change which alters a 
condition of the PUD approval to an approved PUD is a material amendment, which is 
subject to review by the Planning Commission and Town Council according to the 
procedures set forth in § 28-701. The process for reviewing a material amendment to a 
PUD Amendment is similar to that for a site plan except that it requires approval of the 
Town Council. The applicant’s plan basically serves as the sketch-level submission.  

The current process of the Town of Easton Zoning Ordinance is for the Planning and 
Zoning Commission to review the material submitted and forward a recommendation 
to the Mayor and Town Council. The Commission may include recommended changes 
to the PUD sketch plan or recommended conditions of approval that the Commission 
deems necessary to better insure compliance with the Comprehensive Plan. In reaching 
its conclusion, the Commission shall make recommendations addressing the factors in § 
28-701.H(2) (see below).  

a.​ Whether the proposed PUD development conforms to the Town of Easton 
Comprehensive Plan; 
The Town’s 2010 Comprehensive Plan does not speak to the issues of 
seasonal/temporary storage and permanent storage areas and thus offers no 
guidance on this matter. Staff offers the following observations for 
consideration: The applicant proposes utilizing existing parking spaces for 
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outside storage, which will not result in an increase in the site's paving. 
However, proposed customer parking spaces would fall short of the minimum 
requirement, necessitating a Parking Waiver request. The applicant would 
provide landscaping for screening  

b.​ Whether the proposed PUD development conforms with all provisions of the Town 
of Easton Zoning Code which are not proposed for modification subject to the 
request; 
This PUD development conforms with all provisions of the Town of Easton 
Zoning Code which are not proposed for modification subject to the request. 

c.​ Whether the proposed PUD development complies with all Town engineering and 
design regulations and standards; 
The overall development conforms with Town engineering and design 
regulations and standards.  

d.​ Whether the proposed PUD development complies with any other applicable 
Town, County, State, or Federal regulations, policies or plans, except those 
standards proposed for modification.  If the standards of any jurisdiction other 
than the Town of Easton are proposed for modification, any PUD project 
approval, should it subsequently be granted by the Town Council, shall be subject 
to the applicant successfully obtaining approval of said modification and 
demonstrating proof of such approval to the Town’s satisfaction. 
Currently, this PUD development complies with the standards of any 
jurisdiction other than the Town of Easton.  

e.​ Whether the proposed PUD will be superior to or more innovative than 
conventional development and how it will provide greater public benefit without 
additional probable significant adverse impacts to public health, safety or the 
environment, than would be available through the use of conventional zoning 
and/or development standards. 
The development's proximity to multiple use properties provide greater public 
benefit without additional probable significant adverse impacts to public 
health, safety or the environment. The existing development provides  
parking, landscaping, stormwater management and forest conservation.  

2.​ Check the total existing parking spaces listed under the Parking Calculations on sheet 1. 
The plan view does not reflect the current parking layout that includes shopping cart 
corral areas, additional ADA parking spaces and designated PRO parking areas. There’s a 
total of 511 parking spaces. These spaces are allocated as follows: 428 vehicle spaces 
are available for customer parking, 31 spaces are designated for Seasonal Temporary 
Long-Term Storage, 33 are for permanent outdoor storage and display, and an 
additional 19 spaces are proposed for the new permanent storage area. The minimum 
vehicle spaces required is 460 and the maximum is 689. The proposal offers 428 vehicle 
spaces for customer parking during the seasonal event, which runs from March 1st 
through July 1st. Consequently, the number of proposed parking spaces falls short of 
the minimum requirement, necessitating a Parking Waiver request of 32 vehicle spaces. 
See attached markup below. 
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3.​ Per § Section 28-701 H(1)l from the Town’s Zoning Ordinance, provide a 3-dimensional 
depiction of the project in a manipulatible file format (e.g., Google Sketchup).  

4.​ Per § Section 28-701 H(1)m from the Town’s Zoning Ordinance, submit a narrative 
description of how the proposed plan provides greater benefits to the Town than would 
development carried out in accordance with the underlying zoning requirements. 

5.​ Per § Section 28-701 H(1)n from the Town’s Zoning Ordinance, add to the Site Plan a 
specific listing of any development standards that are proposed to be uniquely 
established (i.e., different than required by the base zoning district) for the PUD. 

 

Review Comment #2 

 

 

 

Please contact me if you have any questions. Thank you. 
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TOWN OF 

​ ​ EASTON 
 ENGINEERING DEPARTMENT 

 
 

DATE:​​ February 24th, 2026 

TO: ​ ​ Todd Bartok – Lowe’s Home Centers, Inc. 
Cc:​ ​ Rick Van Emburgh – Town Engineer 
​ ​ Lynn Thomas – Town Planner 
​ ​ Aaron Goller – EUC 
FROM: ​ Sierra Clem – Engineering Department 
SUBJECT: ​ Lowes Outdoor Storage 

 

Our office has reviewed the revised Application for the Subject project received on 
2/4/2026 and have the following comments: 

1.​ Provide an easement exhibit for the existing stormdrain under the proposed 
outdoor storage. The Town will prepare the easement documents and include 
the easement exhibit you provide. The easement will be for inspection and to 
clarify private maintenance. The easement should be recorded prior to placing 
outdoor storage. 

2.​ Provide Visibility Triangles (TOE-R-2.05) for the drive aisles associated with 
the proposed outdoor storage. 

 

 
P.O. Box 520, Easton, Maryland 21601 

410-820-8822 
Engineering@EastonMD.gov - www.EastonMD.gov 
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Talbot County Health Department Office of Environmental Health 

215 Bay St., Easton, MD 21601      P: 410.770.6880      tchdenvironmental_health.com 

  

 
 
To:​ ​ Samantha N. Smith, Town of Easton Office of Planning & Zoning 

 

From:​ ​ S. Rachel Leahy, LEHS  

 

Date:​ ​ 3/20/2026 

 

Re:​ ​ Development Review, 501 Gelebe Rd., Eason, MD 21601 

Map 101 , Parcel 265, Lot 4A  

 

Based on review of the above referenced project, this office has no comments.  
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209 W. Stone Avenue · Greenville, SC 29609 · 864-233-5497

03-17-2026

Town of Easton MD
Attn: Nancy Pinkney
17 South Harrison Street
Easton, MD 21601
410-820-8822

Subject: Lowe’s OSSD of Easton, MD – Town Comments on ESDR

Nancy,

This letter is being sent to confirm our receipt of the Town’s comments on the plans for the subject project.  Listed below
are our responses to those comments:

Notes from Town Staff

1. Need to resubmit the following:
· Parking Waiver Form
· Architectural Renderings
· Updated Site Plan
· Drainage Exhibit

The listed information has been included with the revised submittal package.

Planning & Zoning Comments

2. Check to total existing parking spaces listed under the Parking Calculations……...
The OSSD Plan has been updated to reflect the current & proposed conditions as requested.

Engineering Department

1. Provide an easement exhibit……..
The requested exhibit has been included in the revised submittal package.  We understand from subsequent
communication that the exhibit is requested to include metes & bounds and we will follow up with an update to
include that information as soon as it is available.

2. Provide visibility triangles (TOE-R-2.05) for the drive aisles associated with the proposed outdoor storage.
As requested, the OSSD Plan has been updated to add the visibility triangles.

Please do not hesitate to contact us should there be any questions or a need for additional information.

      Regards

      Clif  Dellinger

CRD
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PARKING SURFACE

3" DOUBLE GROUND MULCH LAYER.  DO
NOT MULCH OVER ROOT FLAIR.

BACKFILL ISLANDS WITH PLANTING SOIL MIX, TOPSOIL, OR
AMENDED SOILS, 12" MIN. DEPTH

NOTES:
1. PROVIDE 2% MIN. SLOPE IN PLANTING

ISLANDS. 10% MAX.

18" MIN.

ISLAND PLANTING DETAIL

1:1 SLOPE ON SIDES OF
PLANTING HOLE.

2 TIMES THE ROOT
BALL DIAMETER

EACH TREE MUST BE PLANTED SUCH THAT
THE TRUNK FLARE IS VISIBLE AT THE TOP
OF THE ROOT BALL. TREES WHERE THE
TRUNK  FLARE IS NOT VISIBLE SHALL BE
REJECTED.  DO NOT COVER THE TOP OF THE
ROOT  BALL WITH SOIL.

MULCHING
6FT. MIN.

8FT.PREFERRED

3IN. MULCH. DO NOT PLACE MULCH IN
CONTACT WITH TREE TRUNK.

SET TOP OF ROOT BALL FLUSH TO
GRADE OR 1-2IN. (25-50mm) HIGHER

IN SLOWLY DRAINING SOILS.

MARK THE NORTH SIDE OF THE TREE IN
THE NURSERY, AND ROTATE TREE TO FACE

NORTH AT SITE WHEN EVER POSSIBLE.

8IN. (200mm)
4IN. HIGH EARTH SAUCER BEYOND EDGE OF
ROOT BALL

REMOVE ALL TWINE, ROPE AND WIRE, AND
BURLAP FROM TOP HALF OF ROOT BALL

IF PLANT IS SHIPPED WITH A WIRE BASKET
AROUND THE ROOT BALL, CUT THE WIRE BASKET
IN FOUR PLACES AND FOLD DOWN 8IN. (200mm)
INTO PLANTING HOLE.

PLACE ROOT BALL ON UNEXCAVATED OR
TAMPED SOIL TO PREVENT SETTLEMENT
TAMP SOIL AROUND ROOT BALL BASE
FIRMLY WITH FOOT PRESSURE SO THAT
ROOT BALL DOES NOT SHIFT.

NOTES:
1. DO NOT HEAVILY PRUNE TREE AT PLANTING.  PRUNE ONLY CROSSOVER LIMBS, CO-DOMINANT LEADERS,

AND BROKEN OR DEAD BRANCHES.  SOME INTERIOR TWIGS AND LATERAL BRANCHES MAY BE PRUNED;
HOWEVER, DO NOT REMOVE THE TERMINAL BUDS OF BRANCHES THAT EXTEND TO THE EDGE OF THE
CROWN.

2. STAKE TREES ONLY UPON THE APPROVAL OF THE LANDSCAPE ARCHITECT.  SEE STAKING DETAIL.
3. WRAP TREE TRUNKS ONLY UPON THE APPROVAL OF THE LANDSCAPE ARCHITECT. SEE WRAPPING DETAIL.
4. BACKFILL WITH EXISTING SOIL IN SANDY LOAM SOILS. ADD 20% MAX. BY VOLUME COMPOSTED ORGANIC

MATERIAL TO THE EXISTING SOIL.

TREE PLANTING DETAIL
B&B TREES IN ALL SOIL TYPES

13MM (0.5IN.) DIA. PLASTIC HOSE

GALVANIZED WIRE OR CABLE.
TWIST WIRE TO TIGHTEN.

240 X 40MM (1.5 X 1.5 IN.)
HARDWOOD STAKES OR OTHER

APPROVED STAKE MATERIAL.

ALL STAKES SHALL BE DRIVEN OUTSIDE
THE EDGE OF THE ROOT BALL.

4F
T.

(1
20

0m
m

)

6F
T.

(1
80

0m
m

)

WIRE OR CABLE SIZES SHALL BE AS FOLLOWS: TREES UP TO 65 MM (2.5 IN.)
CALIPER - 14 GAUGE TREES 65 MM (2.5 IN.) TO 75 MM (3 IN.) CALIPER - 12 GAUGE

TIGHTEN WIRE OR CABLE ONLY ENOUGH TO KEEP FROM SLIPPING.  ALLOW FOR
SOME TRUNK MOVEMENT. PLASTIC HOSE SHALL BE LONG ENOUGH TO
ACCOMMODATE 35MM (1.5 IN.) OF GROWTH AND BUFFER ALL BRANCHES FROM
THE WIRE.

TUCK ANY LOOSE ENDS OF THE WIRE OR CABLE INTO THE WIRE WRAP SO THAT
NO SHARP WIRE ENDS ARE EXPOSED.

NOTES
1. ASSURE THAT THE BEARING SURFACE OF THE PROTECTIVE COVERING OF THE WIRE

OR CABLE AGAINST THE TREE TRUNK IS A MINIMUM OF 12 MM (0.5 IN.).

2. REMOVE ALL STAKING AS SOON AS THE TREE HAS GROWN SUFFICIENT ROOTS TO
OVERCOME THE PROBLEM THAT REQUIRED THE TREE TO BE STAKED. STAKES
SHALL BE REMOVED NO LATER THE END OF THE FIRST GROWING SEASON AFTER
PLANTING BY LOWE'S LANDSCAPE MAINTENANCE CONTRACTOR.

3. TREES NORMALLY DO NOT NEED TO BE STAKED AND STAKING CAN BE HARMFUL TO
THE TREE. STAKING SHOULD BE DONE ONLY WITH THE APPROVAL OF THE
LANDSCAPE ARCHITECT IF IT IS EXPECTED THAT THE TREE WILL NOT BE ABLE TO
SUPPORT ITSELF. THE FOLLOWING ARE REASONS WHY TREES DO NOT REMAIN
STRAIGHT.

o  TREES WITH POOR - QUALITY ROOT BALLS OR ROOT BALLS THAT HAVE BEEN CRACKED OR DAMAGED. REJECT RATHER THAN STAKE.
o  TREES THAT HAVE GROWN TOO CLOSE TOGETHER IN THE NURSERY, RESULTING IN WEAK TRUNKS. REJECT RATHER THAN STAKE.
o  PLANTING PROCEDURES THAT DO NOT ADEQUATELY TAMP SOILS AROUND THE ROOT BALL. CORRECT THE PLANTING PROCEDURE.
o  ROOT BALLS PLACED ON SOFT SOIL.  TAMP SOILS UNDER ROOT BALL PRIOR TO PLANTING.
o  ROOT BALLS WITH VERY SANDY SOIL OR VERY WET CLAY SOIL. STAKING ADVISABLE.
o  TREES LOCATED IN A PLACE OF EXTREMELY WINDY CONDITIONS. STAKING ADVISABLE.

TREE STAKING DETAIL
TREES 3IN. CALIPER OR LESS
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TOWN OF EASTON 
14 South Harrison Street 
Easton, Maryland 21601 

 
April 1, 2026 

 
Dear Resident, 
 
The Easton Planning Commission (Commission) will hold a public meeting on 
Thursday, April 16, 2026 at 1:00 p.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 2026 - 1649 has been filed on behalf of 
Lowe’s Home Centers, Inc (Applicant/Owner) to request an material amendment to a 
previously approved Planned Unit Development (PUD) established under Zoning 
Ordinance No. 487 for the expansion of the existing outdoor display area, and a formal 
recommendation of the material amendment to the Easton Town Council. The Applicant 
is also requesting a Parking Waiver for 32 vehicle spaces to accommodate the existing 
outdoor display area. The property is located at 501 Glebe Road, also known as Tax Map 
0101, Parcel 0265, Lot 4A. 
 
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 or 
comments regarding this application, please contact the Planning Office at (410) 
822-1943 or via email at planningandzoning@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 -  

April 1, 2026
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​TOWN OF EASTON​
​ENGINEERING DEPARTMENT​

​P.O. Box 520​
​Easton, Maryland 21601​

​410-820-8822​
​Engineering@EastonMD.gov​

​www.EastonMD.gov​

​DATE:​ ​April 14, 2026​

​TO:​ ​Phillip Toussaint - Chairman, Easton Planning Commission​
​cc:​ ​Sierra Clem​

​FROM:​ ​Rick Van Emburgh – Town Engineer​

​SUBJECT:​ ​Gannon Range – Madi Drive Street Name​

​Gannon​ ​Range​ ​Preliminary​ ​Plat​ ​and​ ​Phase​ ​1​ ​Plat​ ​were​ ​approved​ ​and​ ​recorded​ ​on​
​8/9/2024.​ ​Town​ ​Code​ ​Chapter​ ​24​ ​and​ ​the​ ​Subdivision​ ​Regulations​ ​indicate​ ​the​
​Planning Commission and The Town Engineer approve Street Names.​

​Gannon​​Range​​Phase​​2​​includes​​the​​previously​​approved​​Madison​​Drive.​​After​​further​
​review​ ​of​ ​existing​ ​streets​ ​in​ ​Town,​ ​there​ ​is​ ​an​ ​existing​ ​Madison​ ​Alley​ ​located​ ​in​
​Easton​ ​Club​ ​East.​ ​It​ ​has​ ​been​ ​determined​ ​that​ ​to​ ​avoid​ ​the​ ​potential​ ​conflict​ ​of​
​duplicate​ ​public​ ​street​ ​names,​ ​the​ ​Applicant​ ​requests​ ​to​ ​change​ ​Madison​ ​Drive​ ​in​
​Gannon Range to Madi Drive.​

​I​ ​Approve​ ​Madi​ ​Drive​ ​as​ ​an​ ​acceptable​ ​street​ ​name​ ​for​ ​the​ ​Phase​ ​2​ ​plat.​ ​I​
​recommend​ ​the​ ​Planning​ ​Commission​ ​also​ ​approve​ ​Madi​ ​Drive​ ​as​ ​an​ ​acceptable​
​street name for the Phase 2 plat.​

​Recommended Draft Motion:​
​Approve the Public Street name change from Madison Drive to Madi Drive.​

​Enclosure​​:​
​2024-8-9 Recorded Phase 1 Plat (with Madison Drive)​
​Proposed Phase 2 Plat (with Madi Drive)​

​END OF DOCUMENT​

​Page​​1​​of​​1​
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