
  

Town Council
AGENDA

Monday, March 7, 2022 - 5:30 PM
Council Chambers, Easton Town Office

14 S Harrison Street 

4:30 PM Workshop with State Highway Administration. 

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

Opening remarks and Pledge of Allegiance by Councilmember Silverstein. 

Approval of Minutes. 

 Minutes of February 21, 2022 meeting.

Municipal Official Items. 

 Items by the Mayor

 Presentation of Proclamations in Celebration of Achievements and 
Contributions.

 Ms. Jesse Caldwell
Ms. Gladys H. Giddens
Ms. Bertha Brown Wilson
Representative of Francis Wilson

 Approval of Recommendation from the Park Board for Master Brian Warner's 
Eagle Scout Project of Frederick Douglas on the Hill.

 Items by the Town Manager

 Public Assembly Events:
1) St. Patrick's Day Parade and Potato Race - 3/17
2) Country School 5K - 4/23

 Items by the Town Attorney

Presentations. 

 Ms. Dana Newnam, Director, Talbot County Free Library to discuss library 
services.

Legislation. 

 Ordinance No. 778, "AN ORDINANCE OF THE TOWN OF EASTON GRANTING 
THE APPLICATION OF MALLARD CONSTRUCTION GROUP, INC. AND JV 
LAND HOLDINGS, LLC FOR A PLANNED UNIT DEVELOPMENT UNDER THE 
PROVISIONS OF THE EASTON ZONING ORDINANCE."
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Review of Invoices. 

 Invoices from 2/2/22 to 2/23/22 totaling $888,992.65.

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 Cable subscriber, you can view the meeting through TV-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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Town Council 
MEETING MINUTES 

Monday, February 21, 2022 - 5:30 PM 
Council Chambers, Easton Town Office 

14 S Harrison Street  

 
 

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

  
Mayor Robert C. Willey 
Mr. Al Silverstein (virtually) 
Mr. Don Abbatiello 
Mr. Ron Engle 
Rev. Elmer Davis 
President Megan Cook 

Also present was the Town Manager Mr. Don Richardson, Town Attorney Mrs. Sharon VanEmburgh, 
and Town Clerk Mrs. Kathy M. Ruf. 

 
 

  Opening remarks and Pledge of Allegiance by Councilmember Rev. Davis. 

  
Rev. Davis gave opening remarks and led those present in the Pledge of Allegiance. 

 

  Approval of Minutes. 

  
 

 

   Approval of minutes of February 7, 2022 meeting. 

    Upon motion by Mr. Engle seconded by Mr. Abbatiello and carried unanimously, minutes of 
the February 7, 2022 meeting were approved as written. 

   
 

  Municipal Official Items. 

  
 

 

   Items by Mayor Willey. 

    Mayor Willey discussed the EVFD Stews and Brews fundraiser this weekend and stated it was 
a success. 

   
 

   Mayor Willey to Administer Oath of Office to Chief of Police Alan W. Lowrey. 

    Mayor Willey administered the Oath of Office to newly appointed Chief of Police Alan W. 
Lowrey. 

   
 

   Items by the Town Manager. 
 

   Public Assembly Events: 
1) Farmer's Market - 4/16 - 12/17 
2) EVFD 5K - 4/16 
3) Academy Art Museum Spring Event - 5/14 
4) Chesapeake Children's Book Festival - 6/11 
5) Pride Festival - 6/18 

    Mr. Richardson, Town Manager, brought the following Public Assembly Events to the floor for 
council consideration: 
1) 2022 Farmer's Market - 4/16. Upon motion by Mr. Engle seconded by Mr. Abbatiello and 
carried unanimously; the Farmer's Market was approved. 
2) EVFD 5K - 4/16. Upon motion by Mr. Silverstein, seconded by Rev. Davis and carried 
unanimously; the 5K was approved. 
3) Academy Art Museum Spring Event.  Upon motion by Mr. Engle seconded by Mr. 
Abbatiello and carried unanimously; the Spring Event was approved.  
4) Chesapeake Children's Book Festival. Upon motion by Mr. Silverstein, seconded by Rev. 
Davis and carried unanimously; the Children’s Book festival was approved. 
5) Juneteenth. Upon motion by Mr. Engle, seconded by Rev. Davis and carried unanimously; 
Juneteenth was approved. 
5) Pride Festival - 6/18. It was suggested the applicant work with the Town Engineer regarding 
tents and how they are held down. The Festival applicants will pick up their own trash.  
Upon motion by Mr. Engle, seconded by Rev. Davis and carried unanimously, the Pride 
Festival was approved. 
 
Mr. Richardson advised that Parks & Recreation is still selling Memorial Bricks. 
Mr. Abbatiello asked about fines for recent fuel spills.  
Town Engineer, Mr. Richardson discussed MDE and MS4. 
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   Items by the Town Attorney. 

    The Town Attorney, Mrs. VanEmburgh stated there will be a workshop for re-districting April 4, 
at 4:45 p.m.  

   
 

  Presentations. 

  
 

 

   Corey Pack to give an overview and present Image Award to Shelton Hawkins. 

    Mr. Pack was present to give an overview for the MLK Image Award. 
President Cook made a presentation to Shelton Hawkins for the Image Award. 

   
 

   Catherine Crip, to discuss Eastern Shore Freedom Rowers. 

    Ms. Penelope Cripps Dwyer, Eastern Shore was present to discuss Eastern Shore 
Community Rowers and Freedom Rowers. She asked the council to consider a forum to work 
with their group for a boathouse at Easton Point. Ms. Dwyer had a PowerPoint presentation 
regarding rowing. 
 
Fire Board. 
Rick Stacey, President; Sonny Jones, Past Chief; C.R. Chance, Chief;  were present to 
discuss Fire Department activities and fundraising events. 
President Stacey discussed retention and recruitment efforts. He stated that after 65 years, 
they are no longer having bingo. He stated that the board of trustees are looking at other 
fundraisers as they are losing $1,500 a week from not holding bingo. He stated that the golf 
tournament is a major fundraiser. 
Chief C.R. Chance reported as January 1, the EVFD switched from firehouse software to 
ESO. 
Chief Chance stated that the tower will be back in service sooner than previously reported.  

   
 

  Public Hearings. 

  
 

 

   5:35 PM PUBLIC HEARING to discuss Ordinance No. 775, "AN ORDINANCE OF THE 
TOWN OF EASTON AMENDING THE TOWN BUDGET FISCAL YEAR 2022 FOR 
COMPETITIVE WAGES, PERSONNEL RETENTION & RECRUITMENT AND INFLATION 
RATES." 

    At 6:16 p.m., President Cook opened the public hearing to discuss Ordinance No. 775. 
President Cook asked for public comments. There were none. 
At 6:17 p.m., President Cook closed the public hearing and stated that the ordinance is 
eligible for a vote. 
Mr. Abbatiello asked for confirmation that this is a debt neutral with cost-saving measures and 
will not cause a deficit. 
Mr. Richardson stated that the budget will remain balanced. 
Mayor Willey stated that this is in line with raises being given in the area and will enable the 
town to keep pace. 
Upon motion by Mr. Silverstein seconded by Rev. Davis and carried unanimously, Ordinance 
No. 775 was approved.  

   
 

   5:40 PM PUBLIC HEARING to discuss Ordinance No. 776, "AN ORDINANCE OF THE 
TOWN OF EASTON AUTHORIZING THE TOWN OF EASTON TO PURCHASE TWO 
PARCELS OF LAND BEING A PORTION OF PARCELS LOCATION AT 200 MARYLAND 
AVENUE AND 400 MARYLAND AVENUE (MAP 105 PARCEL 2229 AND PARCEL 2230) 
FOR EXTENSION OF THE RAILS TO TRAILS." 

    At 6:20 p.m., President Cook opened the Public Hearing to discuss Ordinance No. 776. 
The Town Attorney, Mrs. VanEmburgh stated that this is the piece that connects the existing 
rail-trail. 
Mr. Abbatiello discussed the location of the property and the entrance to Meintzer Petroleum. 
Mayor Willey stated that discussions are being held with Meintzer. 
Mr. Richardson Meintzer will be able to traverse with their trucks. 
President Cook asked for comments. There were none. 
At 6:23 p.m., President Cook closed the public hearing and stated that Ordinance No. 776 
was eligible for a vote. 
Upon motion by Mr. Engle, seconded by Rev. Davis and carried unanimously, Ordinance No. 
776 was approved. 

   
 

   5:45 PM PUBLIC HEARING to discuss Ordinance No. 777, "AN ORDINANCE OF THE 
TOWN OF EASTON AUTHORIZING THE TOWN OF EASTON TO SELL LOT 1 AT 
MISTLETOE HALL COMMERCE-BUSINESS PARK TO CHESTER STATION TRUST." 

    At 6:24 p.m., President Cook opened the public hearing to discuss Ordinance No. 777. 
The Town Attorney discussed the sale of Lot 1.  
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Mr. Abbatiello asked what the business would be located on the parcels. 
The Town Attorney stated that the business is Lender King and they manufacture veterinary 
cages as well as other metal products. 
President Cook asked for comments. There were none. 
At 6:25 p.m., President Cook closed the public hearing. 
Upon motion by Mr. Engle seconded by Mr. Silverstein and carried unanimously, Ordinance 
No. 77 was approved. 

 

  Legislation. 

  
 

 

   Resolution No. 6150, "A RESOLUTION OF THE TOWN OF EASTON AUTHORIZING THE 
EXECUTION OF A LEASE AGREEMENT WITH PHILLIPS WHARF ENVIRONMENTAL 
CENTER, INC. FOR A PORTION OF THE IMPROVEMENTS AT EASTON POINT PARK." 

    Upon motion by Mr. Abbatiello seconded by Mr. Engle and carried unanimously, Resolution 
No. 6150 was approved. 

   
 

   Ordinance No. 773, "AN ORDINANCE OF THE TOWN OF EASTON GRANTING THE 
APPLICATION OF D.R. HORTON, INC. FOR A PLANNED UNIT DEVELOPMENT UNDER 
THE PROVISIONS OF THE EASTON ZONING ORDINANCE." 

    President Cook asked for comments. She stated she feels this project falls short of 
outstanding and key points that make Easton a great place to live. She discussed the density 
bonus the applicant is receiving. 
Upon motion by Mr. Silverstein, seconded by Mr. Engle and carried, Ordinance No. 773 was 
approved with President Cook and Mr. Abbatiello voting no. 

   
 

   AMENDED ORDINANCE NO. 774, "AN ORDINANCE OF THE TOWN OF EASTON 
DELETING SECTION 25-501(b) ALSO SHOWN AS 2) OF THE TOWN OF EASTON 
SUBDIVSION REGULATIONS (CHAPTER 25 OF THE TOWN CODE) RELATED TO THE 
REQUIREMENT TO INCLUDE ALLEYS AS PART OF A NEW MAJOR SUBDIVISION." 

    Mr. Abbatiello asked that the new Comprehensive Plan be looked at to put in place something 
that works that everyone agrees on. 
President Cook stated closing the door on alleys is unfortunate. She stated that the town is 
currently working under the current Comprehensive Plan. 
Upon motion by Mr. Engle seconded by Mr. Silverstein and carried, Amended Ordinance No. 
774 was approved with President Cook voting no. 

   
 

  Public Participation/Comments. 

  There were no audience comments. 
 

  Items by Members of the Council:  

  Mr. Silverstein thanked IT for getting set up virtually. 
Mr. Abbatiello congratulated Chief Lowery and Sheldon Hawkins and thanked Captain Wright for his 
service. 
Mr. Engle echoed comments for Capt. Wright. He stated Fire & Ice Festival was a success. 
Mr. Engle gave credit for the Town's teamwork for the recent spills. 
Rev. Davis echoed Chief Lowery and EPD going forward. He stated that Capt. Wright as Interim Chief 
has done an excellent job. 
Rev. Davis discussed the Fire & Ice Festival. He stated he is grateful for the networking. Rev. Davis 
thanked Council for passing Ordinance No. 775. He stated it is his prayer that all employees get a 
competitive wage. He stated it is important for all the employees to see the council is committed to 
them. 
President Cook agreed and congratulated Captain Wright. She wished the new chief congratulations 
as well. 

 

  Adjournment. 

  
At 6:36 p.m., upon motion by Rev. Davis, seconded by Mr. Engle and carried unanimously, President 
Cook adjourned the regularly scheduled meeting. 

Respectfully submitted, 

 
________________________________ 

Kathy M. Ruf, Town Clerk 
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Proclamation 
 
WHEREAS,  During Black History Month, we celebrate the many achievements and 

contributions made by African Americans to our economic, cultural, spiritual and 

political development; and 

 

WHEREAS, Black History Month grew out of the establishment, in 1926, of Negro History 

Week by Carter G. Woodson and the Association for the Study of African 

American Life and History; celebrated since 1976; and 

 

WHEREAS,  the observance of Black History Month calls our attention to the continued need 

to battle racism and build a society that lives up to its democratic ideals; and 

 

WHEREAS,  the Town of Easton continues to work toward becoming an inclusive community in 

which all citizens – past, present and future – are respected and recognized for 

their contributions and potential contributions to our community, the state, the 

country and the world; and 

 

WHEREAS, the Town of Easton is proud to honor the history and contributions of African 

Americans in our community; who have contributed above and beyond as an 

outstanding citizen. 

 

NOW, THEREFORE, the Mayor and Council of the Town of Easton do hereby recognize  

 

(RECIPIENT) 
 

and extend our heartfelt appreciation for their distinguished service; recognizing 

the many constructive contributions to the Town of Easton and encourage all 

citizens to celebrate our diverse heritage and culture, and continue our efforts to 

create a world that is more just, peaceful, and prosperous for all. 

 

In witness whereof, I have hereunto set my hand and caused the Seal of the Town of Easton, Maryland 

to be affixed this seventh day of March in the year of our Lord two thousand and twenty-two. 

 

 

                             

        Robert C. Willey 

             Mayor 

Attest        

      

 

Kathy M. Ruf, Town Clerk  

 

      Seal: 
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EASTON POLICE DEPARTMENT 
“With Pride We Serve” 

 

UPCOMING PUBLIC ASSEMBLY EVENT 
 

 

TO:    Mayor Willey and Don Richardson 

DATE:   February 25, 2022 

PREPRARED BY:  1st Sgt. E. Kellner #0144 
 

 

 EVENT: Country School 5K 

 

 APPLICANT: Elizabeth Hackett – Country School 

 

LOCATION: Country School / Rails to Trails / John Ford Park  

 

 DATE/TIME:  April 23, 2022   9am – 11am 

 

 ATTENDANCE: 150 

 

PURPOSE: Fundraiser 

 

DETAILS: Participants will utilize sidewalk to walk/run from the Country 

School to the Rails to Trails @ Goldsborough St. Participants will then utilize the 

Rails to Trails / John Ford Park and return to the Country School via 

Goldsborough Street sidewalk. 

 

SPECIAL REQUESTS: Crossing guard assistance at Goldsborough Street and 

Rails to Trails 

 

EPD CONCERNS: None 

 

APPROXIMATE COST: $130.00 plus $100.00 permit fee 

 

• 1 officer at Goldsborough St and Rails to Trails to perform crossing guard 

duties for 2 hours.  

 

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

 

UPCOMING PUBLIC ASSEMBLY EVENT 
 

 

TO:    Mayor Willey and Don Richardson 

 

DATE:   February 23, 2022 

 

PREPRARED BY:  1st Sgt. E. Kellner #0144 
 

EVENT: St Patrick’s Day Parade and Potato Race 

 

 APPLICANT: Holly DeKarske / EEDC 

 

LOCATION: Parade Route – Start at District Court parking lot. Proceed east on 

Dover Street to Washington Street. Washington to Goldsborough. Goldsborough 

to Harrison. Harrison to South Street or Glenwood (depending on number of 

parade units). Washington to Glenwood, Glenwood back to District Court parking 

lot. 

 

Washington Street closed from Federal to Dover for Potato Race, immediately 

following the parade. 

 

 DATE/TIME:  March 17, 2022     5pm - 8pm (or until concluded) 

 

 ATTENDANCE: 2,500 

 

PURPOSE: Holiday Parade 

 

SPECIAL REQUESTS: Police assistance for traffic control during parade and  

street closures. 

 

EPD CONCERNS: None 

 

APPROXIMATE COST: Depending on the route, there could be up to 14 traffic 

posts required. EPD will bring in extra personnel to staff these posts as needed. 

EPD personnel will maintain a presence during the potato race, and open streets 

when concluded. 

 

EPD overtime cost – approx. $1,300 

$100.00 Permit fee 

 

 

RECOMMENDATION: Approve 
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 ORDINANCE NO. 778 
 

AN ORDINANCE OF THE TOWN OF EASTON GRANTING THE 
APPLICATION OF MALLARD CONSTRUCTION GROUP, INC. AND 
JV LAND HOLDINGS, LLC FOR A PLANNED UNIT DEVELOPMENT 
UNDER THE PROVISIONS OF THE EASTON ZONING ORDINANCE 

 
INTRODUCED BY _________________________ 

 
WHEREAS, the Town of Easton is authorized by the Land Use Article of the 

Maryland Annotated Code (the “Code”) to enact and administer a zoning ordinance, which 

ordinance is Chapter 28 of the Easton Town Code; and 

WHEREAS, the Town is authorized by Section 4-201 et seq. of the Land Use Article 

of the Code to divide land within the municipal boundaries into zoning districts in a manner 

it deems best suited to execute the purposes of the Land Use Article; and  

WHEREAS, Section 28-701 of the Easton Zoning Ordinance authorizes the Easton 

Town Council to approve, deny and amend Planned Unit Development (“PUD”) zoning 

districts in order to encourage the development of land in certain areas of the Town according 

to a total development concept incorporating a detailed development plan; and 

WHEREAS, Mallard Construction Group, Inc. and JV Land Holdings, LLC have 

submitted an application for a PUD as described in the Town Council’s findings of fact 

supporting this Ordinance and shown in detail on the plans referenced and attached hereto as 

Exhibit “A” (collectively, the “PUD Plan”).   

WHEREAS, the Easton Town Council held a duly noticed public hearing regarding 

the PUD application and this Ordinance on January 18, 2022, and February 7, 2022; and 

WHEREAS, for the reasons expressed in the findings of fact of the Town Council, 

which are attached to this Ordinance as Exhibit “B”, the Town Council concludes that the 

request for the PUD should be granted. 

NOW, THEREFORE, the Town of Easton hereby ordains: 
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Section 1.  The Findings of Fact attached hereto as Exhibit “B” are hereby incorporated 

into this Ordinance by reference. 

Section 2.  The application of Mallard Construction Group, Inc. and JV Land Holdings, 

LLC for a PUD as depicted by Exhibit “A” and described by Exhibit B is hereby approved 

subject to the conditions set forth in Exhibit “B”. 

Section 3.  Severability.  The Easton Town Council intends that, if a court of competent 

jurisdiction issues a final decision holding that any part of this ordinance is invalid, the 

remaining provisions hereof remain in full force and effect. 

Section 4.  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.   

   Silverstein - 
   Abbatiello - 
   Engle  - 
 Davis     - 

Cook    - 
 

I hereby certify that the above Ordinance was passed by a yea and nay vote of the 

Council this ___________ day of _______________, 2022.     

 
___________________________________ 
Megan J. M. Cook, Town Council President 
 
 
 

Delivered to the Mayor by me this _______ day of ______________, 2022. 
 
 
      ________________________________ 
      Kathy M. Ruf, Town Clerk 
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-------------------------------------------------------------------------------------------------------------------  
 APPROVED:                  
------------------------------------------------------------------------------------------------------------------- 
 
 
Date:   __________________, 2022  ___________________________ 

Robert C. Willey, Mayor 
 
 

EFFECTIVE DATE: ____________________, 2022. 
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EXHIBIT "A" 
 
The following materials are referred to as the “PUD Plan”:  
 
“SKETCH CONCEPT SITE PLAN ON THE LANDS OF RAUGHLY FAMLY REALTY 
BUSINESS TRUST IN THE TOWN OF EASTON TALBOT COUNTY, MARYLAND 
TAX MAP 109 PARCEL 2866 LOT 9”, “ILLUSTRATIVE SITE PLAN ON THE LANDS 
OF RAUGHLEY FAMILY REALTY BUSINESS TRUST IN THE TOWN OF EASTON 
TALBOT COUNTY, MARYLAND TAX MAP 109 PARCEL 2866 LOT 9” and “AERIAL 
CONTEXT PLAN ON THE LANDS OF RAUGHLEY FAMILY REALTY BUSINESS 
TRUST IN THE TOWN OF EASTON TALBOT COUNTY, MARYLAND TAX MAP 
109 PARCEL 2866 LOT 9” all prepared by Lane Engineering, LLC and dated December 31, 
2021 and on architectural renderings entitled “EASTON APARTMENTS ELLIOTT RD 
EASTON MD 21601” prepared by Fisher Architecture  
 

COPIES ARE ON FILE AT THE TOWN OFFICE 
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EXHIBIT “B” TO ORDINANCE NO. 778 
 
 
IN THE MATTER OF    : BEFORE THE 
       : 
THE APPLICATION OF    : EASTON TOWN COUNCIL 
       : 
MALLARD CONSTRUCTION GROUP, INC. :   
       : 
AND       : 
       : 
JV LAND HOLDINGS, LLC   : 
       
 

FINDINGS OF FACT 
 
 During meetings of the Easton Town Council held on January 18, 2022 and February 
7, 2022, a public hearing was held on the application of Mallard Construction Group, Inc. and 
JV Land Holdings, LLC  (collectively, the “Applicant” and/or “Developer”) to establish a 
planned unit development (“PUD”) in the Town of Easton for a 120-unit multifamily 
community.  The PUD is located at the corner of Matthewstown Road and Elliott Road and 
is Lot 9 of Parcel 2866 on Talbot County Tax Map 109 (the “Property”).  The Applicant is the 
Contract Purchaser and proposed Developer of the Property.  The Property is owned by 
Raughley Family Realty Business Trust.   
 
 The Property and the proposed PUD are more particularly shown on plans entitled 
“SKETCH CONCEPT SITE PLAN ON THE LANDS OF RAUGHLY FAMLY REALTY 
BUSINESS TRUST IN THE TOWN OF EASTON TALBOT COUNTY, MARYLAND 
TAX MAP 109 PARCEL 2866 LOT 9”, “ILLUSTRATIVE SITE PLAN ON THE LANDS 
OF RAUGHLEY FAMILY REALTY BUSINESS TRUST IN THE TOWN OF EASTON 
TALBOT COUNTY, MARYLAND TAX MAP 109 PARCEL 2866 LOT 9” and “AERIAL 
CONTEXT PLAN ON THE LANDS OF RAUGHLEY FAMILY REALTY BUSINESS 
TRUST IN THE TOWN OF EASTON TALBOT COUNTY, MARYLAND TAX MAP 
109 PARCEL 2866 LOT 9” all prepared by Lane Engineering, LLC and dated December 31, 
2021, and on architectural renderings entitled “EASTON APARTMENTS ELLIOTT RD 
EASTON MD 21601” prepared by Fisher Architecture (collectively, the “PUD Plan”).   
 

A.  The PUD Application and the Public Hearing. 
 
 The Property is 6.840 acres more or less and is currently zoned Commercial General 
(CG) under the Easton Zoning Code.  The Property is located on the Southeast corner of the 
Matthewstown Road and Elliott Road intersection.   The Property is bounded on the north 
by Matthewstown Road.  Across Matthewstown Road are various commercial and industrial 
uses along with a few single-family residences.  Further north across Matthewstown Road are 
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the Galloway Meadows apartments.  To the east along Matthewstown Road are some single-
family residences.  Further east is the Crofton Subdivision of single-family homes.  To the 
South are various commercial uses.  Across Elliott Road to the west are Choptank Transport 
and various other commercial uses.  The Applicant is requesting permission to build 120 
multifamily units and various community improvements on the Property. The 120 units will 
be located in four, 3-story buildings with each building having thirty units.  A combination of 
one, two, and three-bedroom units are proposed.  The Planning and Zoning Commission 
(“Planning Commission”) reviewed the request and found the proposed PUD to be consistent 
with the Comprehensive Plan and recommended approval of the PUD to the Town Council 
conditioned on four items being addressed.   The Planning Commission also reviewed and 
approved the sketch plan.   
 
 The Applicant was represented by Brendan S. Mullaney of McAlllister, DeTar, 
Showalter & Walker LLC, Brett Ewing, AICP of Lane Engineering, LLC, and Jim Didonato, 
President of Mallard Construction Group, Inc. who presented both testimonial and 
documentary evidence in support of the application.  Following the close of the public hearing, 
during its regularly scheduled meeting on February 7, 2022, the Town Council developed a 
consensus concerning the application.  The Council instructed the Town Attorney to prepare 
findings of fact reflecting these opinions and comments.  In so doing, the Town Attorney has 
reviewed the evidence presented to the Council solely in the context of this application in 
order to set out the basis for the Council's decision.  
 

B.  Legal Background. 
 
 The Town of Easton Zoning Ordinance as recently updated (the “Ordinance”) 
establishes the Planned Unit Development (PUD) Zoning District for “carefully planned 
residential, mixed use and certain commercial developments at appropriate locations” in 
Easton.  
 
 The standards and regulations for PUD districts are found in Article VII of the 
Ordinance.  Section 28-701.A of the Ordinance explains that the PUD regulations are 
intended: 
 

. . . 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.     

 
 Section 28-701 sets out various development standards and procedures and, finally, 
establishes the standards by which PUD applications are reviewed by the Town Council.  
Section 28-701.C sets forth the uses that are permitted in a PUD District.  Specifically, Section 
28-701.C(1) provides that “Residential uses of all types” are permitted in a PUD District.  
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Section 28-701.G articulates eight specific development standards and a chart with varying 
standards for minimum size, maximum size, maximum residential density, and minimum open 
space requirement depending on the type of PUD being requested.  In this case, the PUD-
General is being proposed.   
 
 The PUD application procedure is described by Section 28-701.H.  Upon receipt of a 
written recommendation by the Planning Commission, the Council shall conduct a public 
hearing on the application.  The Council shall consider, but is not bound by, the 
recommendation of the Commission.  The Ordinance establishes nine standards that must be 
met as precondition to granting an application.  If the Council affirmatively finds that all 
preconditions have been met, the Council is then authorized but not required to grant the 
application.  In making its decision, the Council: 
 

“may consider, in addition to the factors outlined above [i.e., the criteria set 
out in Section 28-701.H(3)A], other factors it deems appropriate including but 
not limited to the degree to which the proposed development: 
 
 1. helps accomplish the coordinated, adjusted, and harmonious 
development of the Town and its environs in accordance with present and 
future needs; 
 
 2. promotes health, safety, morals, order, convenience, prosperity, 
and general welfare; including among other things, adequate provisions for 
traffic, the promotion of public safety, adequate provisions for light and air, 
conservation of natural resources, the prevention of environmental pollution, 
the promotion of the healthful and convenient distribution of population; 
 
 3. exemplifies good civic design and arrangement and the 
stewardship of the Chesapeake Bay and the land as a universal ethic; 
 
 4. encourages the conservation of resources, including a reduction 
in resource consumption; 
 
 5. is located in a location suitable for it given existing and 
reasonably foreseeable development; and 
 
 6. encourages appropriate and sustainable economic growth.” 

 
 These six enumerated standards are paraphrases of the statement of intent of the 
Ordinance found in Section 28-103.  In short, the Ordinance sets out a two-step decision-
making process:  first, the Council must determine whether or not an application satisfies 
certain minimum criteria and, if it does, then the Council considers whether to grant or deny 
the application based upon relevant factors including the degree to which the application 
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satisfies the standards enunciated by the General Assembly as goals for land use planning in 
this State. 
 

C.  Does the Proposed Development Meet the Minimum Criteria  
Set Out in the Easton Zoning Ordinance for PUD Development? 

 
 As required by Section 28-701.H(3)A of the Ordinance, the Town Council makes the 
following findings of fact with regard to the application: 
 
 1. The Town Council finds that the property was properly posted and that 
adequate legal notice of the public hearing was published in the Easton Star-Democrat. 
 
 2. The Town Council finds that the proposed development conforms to 
applicable standards set forth in this Zoning Ordinance for planned unit developments.  In 
particular, the Town Council finds that the development standards set forth in Section 28-
701.G of the Ordinance are satisfied as follows: 

 
(1) The land comprising the Property is in one ownership.  Specifically, the 

Property is owned by Raughley Family Realty Business Trust.  The contract 
purchaser is Mallard Construction Group, Inc. and JV Land Holdings, LLC, 
the Applicant.    
 

(2) The Property is of a configuration suitable for the development proposed.  
The size and configuration of the Property and the proposed site plan are 
suitable to accommodate the 120-unit multifamily development in a manner 
consistent with applicable Town design guidelines and requirements.  

 
(3) Public water and sewer systems are available to the Property for service of 

the PUD.   
 

(4) The Property is adjacent to adequate transportation facilities capable of 
serving existing traffic and that expected to be generated by the proposed 
development.  The PUD site has frontage on Matthewstown Road and 
Elliott Road.  Matthewstown Road is a state road to which the project is not 
proposing direct access.  The sole point of ingress and egress to the Property 
will be on Elliott Road and will be set back from the intersection of 
Matthewstown Road and Elliott Road.  Traffic Concepts has prepared a 
traffic study and determined that the project will not overburden the 
intersections or roadways in the area.   
 

(5) The owners or developers must begin construction of the development 
within two 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 years, the zoning 
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shall revert to its previous classification unless a time extension is requested 
and granted by the Planning Commission.   
 

(6) The setback, lot size, lot coverage, height, minimum frontage, minimum 
open space and yard requirements are as shown on the PUD Plan and 
reproduced here for convenience: 

 

   
 

(7) The off-street parking required for multifamily development is a minimum 
of one space per dwelling unit and a maximum of two spaces per dwelling 
unit.  The Applicant is proposing 192 total parking spaces which meets the 
Town’s requirements for parking.   

 
(8) The off-street parking requirements for major retail or shopping center use 

are not applicable.   
 

(9) The property is 6.840 acres in size which satisfies the 5-acre minimum size 
requirement. 
 

(10) Since the property is a PUD-General, there is no maximum size 
applicable. 
 

(11) The proposed density is 17.54 dwelling units per acre, which exceeds the 
otherwise-applicable 16 unit per acre maximum.    The Zoning Code permits 
the Town Council to consider projects with a density up to 25% more than 
the maximum stated upon a finding that such increased density is in keeping 
with the existing and intended character of the neighborhood (as expressed 
in the Comprehensive Plan) and that any potential detrimental impacts from 
such density are ameliorated to the satisfaction of the Council.  In its 
November 24, 2021 letter to the Town Council, the Planning Commission 
offered support for the increased density above the 16 dwelling units per 
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acre standard as “it is in keeping with the intended character of the area as 
expressed in the goals of the Comprehensive Plan and as personified by the 
standards of the Zoning Code.”  The Council finds this area to be a 
transition area between commercial uses and single family uses, which is an 
ideal location for multifamily units and increased densities.  The 
Comprehensive Plan has a goal of slowing the demand for land by 
increasing the density of future residential areas.  (Comp Plan p. 45) Any 
potential detrimental impacts from the increased density are ameliorated to 
the satisfaction of the Council by the responsible project design and the 
need for multifamily housing in the Easton community.  The Zoning Code 
also requires that 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.  The Applicant is proposing 1, 2, and 3-bedroom units.  
Based on the price points presented in the meetings, by letter dated 
February 2, 2022, the Affordable Housing Board recommends that the 
Applicant has satisfied the Affordable Housing burden.    
 

(12) The Applicant is proposing 34.8% for open space which exceeds the 
30% open space required for PUD-General. 

 
 In summary, as is more specifically set forth above, the Town Council finds that the 
proposed PUD complies with applicable Development Standards in the Ordinance.   
 
 3. The proposed PUD development is superior to or more innovative than 
conventional development.  It provides much needed housing and proposes amenities for its 
residents that are not common in Easton, including a pool, community clubhouse, key fob 
entry, and elevator service.  With the shortage of available housing at the price point proposed, 
this PUD provides a great public benefit without the adverse impacts.   
 
 4. By letter dated November 24, 2021, the Easton Planning Commission made a 
favorable recommendation to the Town Council conditioned on the following four items: 
 
  a.  The Applicant should coordinate with Town staff to redesign the 
sidewalk/walkway along Elliott Road to maximize the width of the landscaped buffer between 
Elliott and the pedestrian pathway; 
 
  b.  The Applicant shall evaluate the suitability of a single point of access for the 
project.  The Commission supports multiple points of access whenever possible, but 
recognizes the configuration of this parcel and its proximity to the existing signalized 
intersection of Elliott/Matthewstown may preclude more than one access point; 
 
  c.  A recommendation that the Council affirm that the open space and amenities 
proposed in this project satisfy the intent of the new Zoning Code which states that “30% of 
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the total gross area shall be developed as recreational areas or designated for common use 
of the residents of the PUD; and 
 
  d.  The Commission’s support for a requested increase in density above the 16 
du/ac (as permitted for up to 125% of this number in the new Code) as it is in keeping with 
the intended character of the area as expressed in the goals of the Comprehensive Plan and as 
personified by the standards of the new Zoning Code.   
 
 The Applicant has satisfied condition (a) by working with Town Staff to maximize the 
width of the landscaped buffer between Elliott Road and the sidewalk.  Applicant has 
evaluated the suitability of additional access points which is condition (b) and determined that: 
(1) another access point to Matthewstown Road would introduce additional risks to safety for 
those travelling on Matthewstown Road and those entering and exiting the Property, and (2) 
the “paper street” designated James Street is not under Applicant’s control and cannot be 
improved to serve this project.  The Council has found the Project meets the new Zoning 
Code requirements related to open space and amenities which is condition (c).  Condition (d) 
is the Commission expressing support for the increased density, which the Council agrees 
with.    
 
 5. Based upon the recommendation of the Planning Commission and information 
contained within the record, the Council finds that the proposed PUD conforms to the Town's 
Comprehensive Plan.  
 
 The Plan is intended to serve as the guide for land use decisions of the Town and 
articulates many broad policy issues and objectives intended to apply on a town-scale.  The 
Plan has an entire chapter devoted to Housing.    The Plan recognizes the problems in the 
housing market in Easton as housing cost, housing quality, and housing availability.  (Plan p. 
133).   
 
 Finally, at the end of the Housing Chapter in the Plan, the Town establishes Housing 
Goals and Objectives.  Among them are to “Establish design standards and require physical 
distribution of different housing types that provide visual interest and a smooth blend of 
affordable housing in the community”; “Achieve a density that creates a sense of place, uses 
infrastructure efficiently, produces pedestrian-friendly neighborhoods and accommodates 
plans for transit.” (Plan p. 140).   
 
 In addition, in the Land Use Chapter of the Comprehensive Plan, an expressed goal is  
slowing the demand for land by increasing the density of future residential areas.  (Comp Plan 
p. 45) 
 
 The Council believes that the proposed PUD advances these goals and that the 
proposed PUD conforms with the Plan.   
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 6. The proposed PUD, in conjunction with existing and reasonably anticipated 
development in the neighborhood surrounding the site for the proposed PUD, will not 
interfere with the adequate and orderly provision of public services to the area.  Adequate 
water and sewer services to serve the proposed PUD exist and are within relatively close 
proximity to the Property.  The Applicant will provide the utility extension that is necessary 
to connect the PUD to Town services.  The Town’s wastewater treatment plant has adequate 
capacity to serve the PUD.  The Property currently has a “S1/W1” classification in the Talbot 
County Comprehensive Water and Sewer Plan.   
 
 7. The Town Council finds that the proposed PUD will not cause unacceptable 
traffic congestion or hazards either in or near the site for the proposed PUD development or 
elsewhere in the Town or Talbot County.  The primary access to the Property will be from 
Elliott Road and will be set back a significant distance from the intersection of Matthewstown 
Road and Elliott Road.   
 
 A Traffic Impact Analysis (“TIA”) was conducted by Mark Keeley, P.E., project 
manager for Traffic Concepts, Inc., in September 2021.  The TIA analysis concludes that all 
intersections studied will operate at acceptable levels of service after the PUD is completed.  
The Town Council does not make this finding lightly due to the public concern regarding 
traffic on Matthewstown Road.  Applicant has worked diligently with the Town Staff to 
investigate traffic concerns on Matthewstown Road and addressed all Town questions 
regarding impacts.  Over the past few years, improvements to Matthewstown Road have been 
made.  In addition, the Town intends to continue working with the State Highway 
Administration (“SHA”) to make further improvements along Matthewstown Road.   
 
 With the installation of sidewalks along Elliott Road, there will be opportunities for 
pedestrians to walk to stores and services.     
 
 8. The record contains no indication that there are any features of ecological, 
historical, or cultural significance on the Property, and the Council so finds.  Ecologically, 
stormwater management techniques and practices that comply with State and local regulations 
and protect sensitive, downstream resources are proposed.   
 
 9. The Town Council finds that the proposed PUD is compatible with existing 
development in the surrounding neighborhood and with development reasonably anticipated 
to occur in the neighborhood in terms of size, scale, design, and appearance.  The surrounding 
developments are residential and commercial.  The Town’s Comprehensive Plan calls for 
tiered development moving away from the heart of Town.  With commercial uses to the west 
and single-family residential uses to the east, this multifamily project is a good transition 
between the uses.  A Town compliant landscaped bufferyard is proposed around the perimeter 
of the Property to help soften the impact on adjoining properties.    
 

Page 39 of 65



Page 9 of 10 
 

 10. The proposed PUD will not adversely affect the value of property in the 
neighborhood surrounding the site.  There is a significant demand for residential units in the 
Town of Easton.  The values for Easton real estate have been escalating.   

 
D.  Should the Town Council Exercise Its Legislative Discretion To  

Grant The Application? 
 
 The Council finds that the Applicant has met the minimum criteria for granting a PUD 
application.  The Council has further concluded that it is appropriate for it to exercise its 
legislative discretion to grant the application.   
 
 The Council finds that the proposed PUD helps accomplish the coordinated, adjusted, 
and harmonious development of the Town and its environs in accordance with present and 
future needs and is located in a location suitable for its given existing and reasonably 
foreseeable development.   
 
 The Council further finds that the PUD is located in a location suitable for it given 
existing and reasonably foreseeable development and encourages appropriate and sustainable 
economic growth.  The demand for housing in Easton outweighs the current supply.  The 
PUD will enhance housing opportunities in the Town of Easton.   
 
 Based on the foregoing, the Town Council finds approval of the PUD to be in the 
public interest, subject to the conditions set forth below.      
 

E.  Conditions. 
 
 The following conditions are binding on the Applicant and any successor developer(s) 
of the land located within this PUD district:   
 
 1.  The Applicant shall work with the Town and Lane Engineering, LLC to 
coordinate the design of the sidewalk located along Elliott Road.  While the Applicant would 
be required to install sidewalk along the Elliott Road frontage, the Town wishes to move 
forward with constructing that sidewalk in advance of the Applicant moving forward with 
the project.  Prior to the issuance of the first building permit for the project, the Applicant 
shall reimburse the Town for the actual costs of installation and design of the sidewalk along 
the Elliott Road frontage of the Property.    
 
 2.  The Applicant shall establish and designate, to the Town, an easement along the 
entire frontage of the Property along Matthewstown Road for a future pedestrian pathway to 
be designed and constructed in accordance with the Maryland State Highway 
Administration.  The easement shall be established prior to any building permit being issued 
for the Property.   
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     VOTING TO GRANT THE APPLICATION: 
 
 
     ______________________________     
     Alan I. Silverstein 
 
 
     _______________________________ 
     Don Abbatiello 

 
 

     _______________________________   
     Ron E. Engle 
 
 
     __________________________________ 
     Rev. Elmer Davis 
 
 
     __________________________________ 
     Megan J. M. Cook, President  

Page 41 of 65



 
 

TOWN OF EASTON 
Sharon M. VanEmburgh     16 South Washington Street 
Town Attorney       Easton, Maryland  21601 
svanemburgh@ewingdietz.com    Telephone:  (410)822-1988 

Fascimile:  (410)820-5053 
 

MEMORANDUM 
 

TO:    Mayor and Town Council 
 
FROM:   Sharon M. VanEmburgh      
 
DATE:  February 28, 2022 
 
RE:    Elliott Road Apartments Ordinance and Findings of Fact 

 
                                                                                      
 

Please find attached Ordinance 778 to approve the proposed PUD for the Elliott 
Road apartments with the findings of fact.  Hopefully it is clear on its face, so I won’t 
elaborate on the findings of fact further, but am happy to answer any questions you have. 

 
This is the first reading of this ordinance, but since you have previously had a public 

hearing on it, it is eligible for a vote.   
 
Please let me know if you have any questions regarding this matter.   
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