September 7, 2006      Cecil Community College 

Cecil Citizens Land Use Candidates’ Forum

Cecil County Commissioner Candidates
Moderator: Eileen McLellan 

Candidates Present:


Alice Arbuckle 

Nelson Bolender


Diana Broomell


Rebecca Demmler


Vaughan Ellerton


Harry Hepbron


Joe Janusz


Owen Thorne


Wayne Tome


Jorge Vasquez


Eric Morsicato

Other notables present:


William Manlove


Phyllis and William Kilby


Harlan Williams

Tom McWilliams

Show of hands for “repeat customers” (people who attended previous forums).

Concerns and questions recorded, changes, problems, etc. 

We’ve looked at questions submitted in previous forums and distilled them for our candidates.

Brief Educational Background Presentation

Presenter: Rich Hall, MD native, MD State Dept of Planning

Hall:   MDP Past present and future issues

Cecil and Eastern Shore growth

Caveat: upper Eastern Shore emphasis

Growth in rural areas, limited capacity to grow sprawl vs. agriculture

What does “Shore” mean to you?

Approaches –  Accommodate, manage, or stop growth.  Minimize negative and maximize positive impacts (smart growth).

Smart Growth = smaller clustered lots yield more open space

Showed 100 housing units example on full and quarter acre lots

1970-2030 Pop of Eastern Shore 250K to 600K, Cecil 50K to 160K 

15k Households to 30k now to 60k in 2030 doubles every 15 years

Cecil most on Eastern Shore except for Worcester in building permits

PFA = Priority Funding Area = targeted growth area 

How to handle inside and outside the PFA

Public services and infrastructure

Density and design

Impacts on water, land, fiscal, community?

Questions and Synopsis of Answers from Candidates

  - Candidates did not know questions ahead of time

  - Candidates were given a maximum of 90 seconds per answer

  - Order of responses by lot

  - Below are quick and rough notes and not direct quotes  

What are Cecil County’s best assets and or highest attributes and how will you nurture them?

Arbuckle – Land, rivers, tributaries, and farms.  Fair Hill.  Need preservation and protection.  County comm. can increase and enhance strategies, look into zoning so gas stations in rural areas are regulated.

Demmler – Land, Chesapeake Bay.  Strictly adhere to goals of Comp Plan, where we should go and not.

Janusz – Land rural waterways and the people growth in designated growth areas. 

Bolender - Cecil Co. is Maryland in miniature. Ag with open spaces, northern farms, growth area if you want it we have it. We need to protect what we have. Comp Zoning study is due

Thorne – Rural character.  Beauty, tourism ag, the history people great assets, unique area a jewel . Enforce the Comp Plan. APFO.  Bring good jobs so we can afford to keep our county

Ellerton – Location is important – short distance to pop center attract industry and jobs, second is natural resources and history - important to develop our tourist industry based on location and resources.  We need education and training for our people, we need good planning with citizen involvement.

Vasquez – People need input and we need to maintain our farms and growth by bringing everyone to the table, developers and farmers

Morsicato – Triathalon.  Diamond in the rough located between two metro areas surrounded by 20 million people, a little green oasis with bay and farm.  Look at Comp Plan again and develop along growth corridor in a multifaceted way to bring industry and infrastructure to area to dev.

Hepron – Citizens and land and waterways and bay. Comp Plan is our blueprint to get there along with zoning ordinances.  We’ve worked to improve sewers . We need homes for citizens, we need industry. We’ve created 2900 jobs and $833 million in industrial growth in 8 years.

Tome - Ecotourism, waterways, tourism rails and trails bed and breakfasts on revitalized main streets, Flush tax return to County to improve our qol and our env. Shoreline access to public parkland and rec. resources state and co agencies we can be proud of. 

Broomell – Rural character and our identity linked. TDR was a good first step.  Ag  zoning component, growth corridor.  APFO  for growth in orderly manner - paid for by the people who reap benefits. Historic tourism: Principio Furnace, Elk Landing, horse industry, and ag industry.  

Cecil Co. pop est. near 100,000.  Projected to grow by 50% by 2025

Ellerton - Growth is inevitable. Accept it and plan to manage in a sensible way.  Involve all parties: citizens, farmers, and landowners, developers etc. Total polarization over last 8 years.  Need consensus.

Vasquez – Must be a team effort, not just commissioners.  Bipartisan. A painful process.

Arbuckle – concerned about our NR and how to prevent pollution.  Use laws we have to be pro-active. Greenway amendment. Connect communities – it’s on the books and we should do it.  Pro-active stewardship

Hepbron – growth is coming we must deal with it in a logical way but you cannot put people where they don’t want to be.  We need water and sewer in the growth corridor to attract the people. We need to do some innovative things, irrigation waste water inject it into the ground. Council of govts. 

Tome – Think broadly and act boldly.  Decision made on my children and your children. Kids in class rooms not trailers APFO trails and rec. predictability in planning. Citizens need to have a voice.  Est env sustainable for sewer and water issues to protect env. Econ vitality for future jobs, 

Bolender – 40 years ago, we’ll be a big part of megalopolis. Cecil has arrived and we don’t have sewer and water in the growth corridor.  That will help us prepare for what is coming.  Were doing this in Bainbridge area.  Relief should be on the way.  By 2030 we’ll have the infra in place to handle growth.

Thorne – 50% increase is a lot.  Responsibility is the Commissioners to plan but has not been much of a priority. No is not often heard. Get stakeholders together, taxpayers, citizens, etc.  I’m not a no-growth candidate.  I can build teams, I have the will, and I will work to fix with determination.

Broomell – We are growing too fast. We can limit the amount of permits, we can limit the hearings slow it down.  Follow the Comp Plan.  Provide housing in the growth corridor.  Invest in APFO for future growth and make them pay for the benefits they get for service and parks etc.  

Janusz – Realistic esp BRAC taxpayers carrying the burden too long by themselves. It’s time the developers paid their fair share. Need APFO and impact fee immediately. We’ve waited too long will hard to achieve this.

Demmler – Growth happens everywhere – need a serious plan.  We need a plan for industry and housing.  APFO – if schools are over capacity. In AA Co or Mont Co, builders must wait until classroom space is available. 

Morsicato – Impact fees a strong believer.  We should have set up reserve funds for years.  Positive growth if we must have growth. Infrastructure to handle  PIC Pos growth infra and growth

Do we need new plans and regs to deal with growth? What is your single highest priority?

Arbuckle – duty to be candid Look at our panning commission. We need reforms. Input from past and present board members. Revise the filing fee schedule and the board appointment methods. Hire two full time in-house attorneys. Eliminate tunnel vision of approvals to mandate site visits. 

Thorne – Pass APFO and work with towns to work together. Control no, of proposals and redirect back to the growth corridor. TDR won’t work without an APFO. It will work if we monitor it and modify it to make it work with effort and commitment. If we don’t we have no tools to control growth.  No enforcement of comp plan.

Broomell – APFO my highest priority.  Task Force by mayor Brunell. Adoption collectively by towns.  PC reform change to represent county rather than developers.  Majority vote on Comm.  Switch to one from each commissioner district.  Open and honest, e.g., gov’t cable access broadcast of meeting.  The  attorney should work exclusively for the county. 

Janusz – broken record APFO impact fee . Timing – reliance upon Co. Delegation we need their help and we hsouold ask them for help with this.  PC – elected position?  Pay them and hold them accountable 

Demmler – control growth by following Comp plan well written.  Land use planning should not be easily amended.

Morsicato – APFO TDRS are very important. But cannot be redone without visiting the Comp plan.  Set up formal forums and get the job done.

Hepbron – Comp plan review with water element, working council of govts revisit comp plan – last one was over two years to get a plan together.  Do it again. 

Tome – Cooperation and dialog for comp plan in one on one atmosphere get grass roots concerns in the open focused on the future.  Implemnt APFO right . not just roads and shools but public safety and rec.  Money process important

Ellerton – TDRs, APFOs, all require money – we need an impact fee.  If delegation doesn’t support, we take it to the citizens. Change our form of county govt.

Vasquez – source of rev. Impact fees, support of delegation, need to address personality conflicts.  Fees passed to someone, housing will increase in price. Affordable housing something to look at for cops and firemen.

Bolender – APFO with funding source that Co and towns agree upon. 

What is the growth corridor and how can we encourage development in it?
Thorne - I-95 and rt 40 but disagreement over definition by commiss making decisions on that definitioin.  Need incentive inside and dis incentives outside the corr. Easy to do just enforce

Janusz – Infrastructure.  APFO and impact fee help us to get there.  Not a one way street for impact fee - developers should be getting something for their money. 

Demmler – I95 & Rt40. agree towns and villages. Concern about including SR as growth for TDR.  SR is transitional between urban and rural, not a heavy growth area.  Stick to the comp plan, don’t amend master sewer and water plan for higher densities.

Arbuckle – review comp plan for suburban district which lands can be amended to MSW plan, esp in view of TDR.  Downzoning in January so concern.  Allow citizen input.

Vasquez – remain focused on goals and objectives in comp plan.  Need for teachers, firemen, police, safety and security important in overall picture. Respond to emergencies.  

Tome – water sewer gas and infrastructure. We need to be ready for BRAC work with local towns to get the utilities we need. To draw in research industry and development too ready for future to unburden taxpayers

Bolender- SR is defined as growth area in the comp plan.  Surprised at TDR. 

Ellerton – How do we persuade people to go where we want them?  Incentives and infrastructure.  Turned down a pipeline eight years ago.  Some have proceeded ahead - Stewart Assoc. drilled their own well.  Need some progress on this. 

Hepbron – Rt 40 & I95 corridor. Working with the towns. Still communicating.  Stewart may be selling the county water. More sources the better the price.  Charlestown Crossing low moderate and high end housing.  Work in progress.

Morsicato – Elkton to Perryville is growth corridor.  Define urban growth in these communities. Get the towns together and set up a formal group to get water. We need to do this. Main St. development also important.  NE Perryville and Elkton

Broomell – TDR plan. APFO funding source for roads, schools, water, sewer, emergency services.  Endangered our ag preservation status.  

How would you discourage development in the resource protection and rural protection districts (NAR/SAR)?

Morsicato – already have strict zoning in thiese districts. Open spae funding to purchase dev rights exist. Impact fee might include purchase of lands 

Tome – Keep pressure off area we want to preserve by encourage dev in growth area.  We are 15% of what we should be 30% short of preservation goal.  Change law to use state funding to pay off loan now.

Broomell – TDR and downzoning provide incentives.  PC forgot the rules sometimes so enforcement.  Keep farming profitable. 

Vasquez – Disincentives to channel to growth areas, Don’t give in to special interest groups.  

Janusz – Make fees higher, less profitable, to build there.  Not in favor of TDR

Bolender – PDR program $1 million per year for easements.  More this year.  TDR is one way but not without the infrastructure.  More diff to do dev in NAR and SAR.  

Arbuckle – Stop amending the MSW plan at developers’ requests.  Reynolds Farm for dev request.  Levy some high impact fees in these districts create incentive to build in growth corridor.  Stewardship govt reduce recycle and reduce runoff.

Thorne – Land as commodity for exploitation rather than a resource to preserve we don’t know how to say no.  More options for farmers to support ag preservation.  APFO.  We said the same things 8 and 4 years ago and no progress.

Ellerton – liked Erics answer.  Hist proteting ag lands – change lands with empah on access for public lands on water corridors. Protect water quality bay 

Hepbron – Were talking about penalizing somebody who owns land?  Can’t sell it and can’t get his money – doesn’t sit right with me.  

Demmler – Follow the Comp Plan.  Stop amending and rezoning to change intended character.  I agree with Bol about SR endangerment in TDR. 
