VILLAGE MASTER PLAN

Worton and Butlertown

Kent County, Maryland

PLANNING COMMISSION RECOMMENDED DRAFT
April 2007






Acknowledgments

Kent County Commissioners
William W. Pickrum, President
Roy W. Crow
Alexander P. Raisin, IlI

Kent County Planning Commission
Elizabeth Morris, Chair

Marjorie C. Brown Jay. P Lancaster
Rev. Ruben Freeman  Patricia A. Langenfelder
F. Joseph Hickman William S. Sutton

Master Plan Steering Committee

Kathy Blyman Clyde Freeman Morris Walker
Sue Coleman Rev. Sheridan A. Knight Alister J. Winters
Bill Crowding John Nunn Shirley Wright
Howard Dorsey Howard Potts

Kent County Department of Planning and Zoning
Gail Owings, Director
Carla Martin, Community Planner
Amy Moredock, Environmental Planner

Consultant Team
Environmental Resources Management, Inc.
South Fork Studio






Worton and Butlertown Village Master Plan—DRAFT

Executive Summary

Worton and Butlertown are home to more than 300 households, and regional community
facilities such as Kent County High School, Worton Park, and Worton Arena, the County’s only
indoor recreation center. Worton also has the largest concentration of industrially-zoned land in
Kent County.

Rapidly growing regional demand for housing, the presence of large tracts of undeveloped land,
and proximity to recreation and educational resources have made Worton and Butlertown
attractive locations for new development. Through an extensive public process, residents
expressed concerns about the pace and character of new development, traffic and pedestrian
safety and the current and future adequacy of public water and sewer facilities and emergency
services.

The Worton-Butlertown Village Master Plan responds to current pressures by guiding future
development in and around the two villages in a manner that corresponds to their unique
characteristics. This Plan establishes a broad set of objectives and policies for the future
development and character of Worton and Butlertown. Highlights of these policies include:

Growth

This Village Master Plan establishes a new Growth Area for Worton and Butlertown that is
smaller than the area currently covered by the Village and Industrial zoning districts. Properties
outside of the Growth Area would not be eligible to receive public water and sewer service.

Land Use and Zoning

The existing Village zoning district is replaced with two zoning districts: Village-1 (with a
maximum zoned density of 4 units per acre) and Village-2 (with a maximum zoned density of
2% units per acre). Only single-family detached residential units would be permitted in new
development, and new commercial establishments would only be permitted by right in a portion
of the Village-1 zone. The number of new housing units per year in the Village Master Plan
Growth Area would be capped at 15.

Transportation

A Streetscape Plan, prepared in conjunction with the State Highway Administration, should
address traffic operations, traffic calming, and pedestrian safety along Routes 297 and 298. The
Streetscape Plan should specifically address the placement of traffic circles, pedestrian facilities
(paths or sidewalks), and pedestrian-oriented lighting. New pedestrian paths should be built
within the existing SHA right-of-way.

Community Facilities

The 2001 Water and Wastewater Study (as updated in 2005) should be updated to reflect the
Growth Area and development projections in this Master Plan. The County should work to
ensure that fire, public safety, and emergency services are adequate for existing and new
development in Worton and Butlertown.
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Recreation
This Master Plan supports the proposed Kent County Community Center, as proposed by the

Department of Parks and Recreation. There is also some community support for a new public
park on the west side of Route 297.

Preservation and Rehabilitation

Churches, cemeteries, and views of the rural landscape are important to Worton and Butlertown
residents, and should be buffered from future development. The Mt. Olive AME Church
cemetery and other historic resources should be nominated for inclusion in the Maryland Historic
Trust Inventory of Historic Sites.

The County should work with Mt. Olive AME Church’s Community Development Corporation,
the Maryland Department of Housing and Community Development, and appropriate nonprofit
agencies to rehabilitate substandard housing in Worton and Butlertown.

Open Space and the Natural Environment

Fee-in-lieu of open space or afforestation should no longer be allowed for new development in
Worton and Butlertown.

Aesthetics

A set of design guidelines should be developed specifically for new development in Worton and
Butlertown. These guidelines should address building heights, setbacks, building materials, and
other elements of design and spatial relationships, with the goal of achieving compatibility with
existing development.
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Section 1. Introduction

Background

Located in central Kent County, five miles north of Chestertown, Worton and Butlertown were
founded in approximately 1870. Worton was settled after the completion of the Kent County
Railroad (now the Maryland-Delaware Railroad), and grew as a small railroad community,
centered on what is now the intersection of Maryland Route 297 and the railroad. To the north,
Butlertown was founded by freedmen, and stretches along a portion of Route 298, west of its
intersection with Route 297. Today Worton and Butlertown are home to more than 300
households. The Worton-Butlertown area is also a significant institutional center in Kent County,
home to Kent County High School, Worton Park, and the County’s only indoor recreation center.
Worton also has the largest concentration of industrially-zoned land in Kent County.

In the past decade, rapidly growing demand for housing in Maryland and Delaware is pushing
farther into the Eastern Shore, making relatively remote rural areas and villages increasingly
attractive to new development. Kent County has long placed strong emphasis on the need to
protect rural and agricultural land and resources. Its Comprehensive Plan directs new
development to growth areas surrounding towns and unincorporated villages. Worton and
Butlertown share such a growth area. The Comprehensive Plan also notes that towns and villages
are among the most identifiable and unique locations in Kent County, and it is critical to
carefully plan future development in ways that preserve and enhance the already special nature
of those settlements.

The growth area around Worton and Butlertown has large tracts of undeveloped land, close
access to the historic city of Chestertown, and proximity to recreation and educational resources,
making the two villages attractive locations for new development. Significant amounts of new
development have already been proposed in Worton and Butlertown. At the same time, the
public water and sewer system is at capacity. The County has adopted a development
moratorium in the Worton-Butlertown area in order to provide time for the completion and
implementation of this Village Master Plan for Worton and Butlertown. '

The Worton-Butlertown Village Master Plan responds to current pressures by guiding future
development in and around the two villages in a manner that corresponds to their unique
characteristics. This Plan establishes a broad set of objectives and policies for the future
development and character of Worton and Butlertown.

Structure of the Plan

The Kent County Comprehensive Plan defines Worton and Butlertown as “villages with public
water and sewer service,” and further defines a village as “a settlement that is principally
residential but supports commercial activity and other community-related activities such as a
church or post office.” The Comprehensive Plan encourages development in villages while
simultaneously seeking to preserve the existing character of the communities and their historic

' The moratorium will extend through July 2007, or until implementing ordinances, such as revised land use and
zoning regulations, are completed, whichever is sooner.
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and cultural features. The centerpiece of this approach is the Village Master Plan, a document
whose goal is to reconcile growth and community character by addressing ten subject areas:

. Edges and Boundaries . Historic Sites and Traditional Uses

. Buildings . Natural Environment

. Spatial Relationships o Significant Views

. Public Spaces and Open Space o Community Service Facilities

. Transportation and Circulation . Timing and Phasing of Future
Growth

Plan Development Process

The Worton and Butlertown Village Master Plan was developed in coordination with County
staff and Worton and Butlertown residents. The project began with a kickoff meeting with the
Department of Planning and Zoning. A public kickoff meeting followed, where County staff and
their consultants introduced the Master Plan process and solicited input on various plan elements.
As part of the Data Collection task for the Master Plan, additional meetings were held with
representatives from the Department of Parks and Recreation, and the Department of Water and
Wastewater and the State Highway Administration’s (SHA) District 2 office in Chestertown.

Based on these meetings, a Preliminary Concept was developed. The Preliminary Concept listed
some of the major proposed policies for the Master Plan, and was revised based on County and
public input. This Village Master Plan summarizes the issues and concerns about future growth
and development in Worton and Butlertown, presents a set of revised policies to address those
issues, and offers guidance for future zoning regulations and other steps necessary to implement
the plan.

Public Involvement

The plan development process strongly emphasized public involvement. A Steering Committee,
appointed by the County Commissioners and consisting of Worton and Butlertown residents,
played an advisory role in shaping the Master Plan.> Steering Committee members collected
broader public input from other residents (including those living outside of the growth area), and
communicated this input to the County and its consultants.

The Master Plan process included three public meetings, as well as three Steering Committee
Work Sessions which were also open to the public, and a Planning Commission public meeting.
Meeting dates, locations, and major discussion topics are listed in Table 1-1. Public meetings
were used to solicit the views and ideas of Worton and Butlertown residents regarding the future
of the two villages. Public Meeting #1 introduced the Master Plan process. Public Meeting #2
focused on some of the key subject areas to be addressed by the Master Plan, such as the timing
and phasing of growth, and transportation and circulation issues. At the third public meeting, the
consultant team presented the Preliminary Growth and Development Concept—the framework
for the Master Plan itself—for public feedback and refinement. Agendas and Meeting Notes for
all public meetings and Steering Committee meetings are included in the Appendix.

2 A full list of Steering Committee members is included in the Acknowledgments page of this document.
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The Draft Worton and Butlertown Village Master Plan was formally presented to the Kent
County Planning Commission on DATE, after which it was submitted for 60-day interagency
review. Following a Planning Commission Public Hearing on DATE, a revised Draft Master
Plan was submitted to the Kent County Commissioners. The County Commissioners’ hearing
took place on DATE, and the Final Worton and Butlertown Village Master Plan was approved
on DATE.

Table 1-1: Master Plan Public Participation Process.

Meeting or Event Date Subject

Steering Committee Kickoff January 31, 2006 Master Plan Process

Public Meeting #1 February 8, 2006 Master Plan Process

Steering Committee Work Session March 15, 2006 Summary of Data Collection

Public Meeting #2 March 23, 2006 Input on Plan Elements

Public Meeting #3 May 8, 2006 Presentation of Concept Plan

Steering Committee Work Session May 18. 2006 Input on Concept Plan

Steering Committee Review October 25, 2006 Review of Preliminary Draft

Public Meeting #4 February 6, 2007 Informal Presentation of
Master Plan to Planning
Commission

Planning Commission Work Session Date TBD

Planning Commission Public Hearing Date TBD

County Commissioners Work Session Date TBD

County Commissioners Public Hearing Date TBD

Participants at Public Meeting #2

April 2007 1-3



April 2007

Worton and Butlertown Village Master Plan—DRAFT




Worton and Butlertown Village Master Plan—DRAFT

Section 2. Issues and Objectives

This section describes the issues and objectives for the Worton-Butlertown Village Master Plan.
These form the basis for the analysis and recommendations in Sections 3 and 4 of this plan,
respectively.

Issues

A number of issues were identified by County staff and members of the Steering Committee
during project kickoff meetings. These issues were refined by public input at Public Meeting #1
(February 8, 2006), and are listed in Table 2-1:

Table 2-1: Issues for Worton and Butlertown

e With a large supply of vacant land and the presence of public water and sewer service and state
highways, development pressure is high in Worton and Butlertown. What are the appropriate
boundaries for future growth in and around Worton and Butlertown?

e How can the Master Plan ensure predictability and consistency in the evaluation of future
development proposals, specifically regarding lot size, unit type, open space, afforestation, and
density?

¢ What guidelines related to density, diversity of lot size, physical form, and other characteristics are
necessary to ensure that new development respects the established character of the communities?

e How can traffic safety concerns be addressed, especially as they relate to pedestrian-vehicle
conflicts?

e How do development plans relate to the current or future capacity of public water and wastewater
treatment facilities?

e How will future growth impact emergency services?

e What steps can be taken to address the need for housing that is affordable to those who work in Kent
County?

Public Input

Through the public meetings, a number of more specific issues and visions for the future of
Worton and Butlertown emerged. This section summarizes that input according to the ten Village
Master Plan subject areas (See Section 1).

Boundaries, Land Use, and Growth

e (Current zoning regulations permit more growth (new housing units) than is desirable in
Worton and Butlertown.

e The pace of growth should be slow, and should match historic trends.

¢  Only single-family detached units should be considered appropriate in new residential
development.

¢ Industrial areas should be separated and buffered from residential areas.

e With close proximity to Chestertown, new commercial uses in Worton and Butlertown are
not a top priority.

¢ Development on Route 298 is not desirable east of Route 297.
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Transportation
e Traffic on Routes 297 and 298 travels at unacceptably high speeds, despite low speed limits.

¢ Smaller roads (Porters Grove Road, Mary Morris Road) handle more traffic than they seem
to be designed for.

e Sidewalks or paths are needed, especially along Route 298 between Butlertown and the high
school.

¢ Drainage ditches along Routes 297 and 298 pose a potential safety hazard for drivers and
pedestrians.

e Parking is a concern during special events at community facilities, particularly Worton Park.

Community Facilities

e There is significant concern about who would pay for the infrastructure costs of growth,
especially in light of recent increases in water and sewer bills.

e New growth could increase the need for fire and police protection beyond the current
system’s ability to provide that protection.

The Built Environment (Buildings, Spatial Relationships, and Views)

¢ Single-family detached units are the only appropriate forms for new residential development
in Worton and Butlertown.

e (lusters of development situated close to major roads, separated by expansive views of
nearby ponds, wildlife, and agricultural landscapes are important elements of the character of
Worton and Butlertown, and should be preserved.

¢ The Kent County Land Use Ordinance mandates open space and afforestation for new
development in the Village zoning district. However, the Ordinance’s fee-in-lieu provision
allows new development to proceed without providing open space or new forested area. This
situation is disturbing to many residents, especially given the value placed on views of the
natural landscape.

Historic Sites

e  Christ Church I.U. and its cemetery, Mt. Olive AME Church’s cemetery, the Milk Station
(near the intersection of Route 297 and the railroad), the old Worton school house, and
Horace Loller’s store (at the corner of Route 297 and Worton-Lynch Road) are important
historic resources that need to be preserved.

Open Space
® New development should have suitable areas for children to play.

The Natural Environment

e Hunting is a popular activity in the area around Worton and Butlertown. Too much
development could make this activity less enjoyable and popular.
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Plan Objectives

Based on the issues and public input identified above, the objectives for Worton and Butlertown
Village Master Plan are to:

¢ Identify an appropriate long-term growth boundary for future development in Worton and
Butlertown.

¢ Provide guidance for new or revised land use regulations that will govern new development,
focusing specifically on:

O

O

O

O

O

Residential unit types,

Residential densities,

The location of non-residential development,
Variation in lot sizes,

Aesthetic controls and other characteristics.

e Address the need for consistency and predictability in the development process.

e Address traffic and transportation concerns.

¢ Provide guidance for ongoing water and wastewater plans.

April 2007
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Section 3. Planning Context

As part of the Master Plan process, a considerable amount of information about existing
development patterns and trends, transportation facilities, community service facilities, and other
characteristics of Worton and Butlertown was collected and analyzed. This section documents
that background information.

Study Area

The Master Plan Study Area is shown in Figure 3-1. The Study Area is the generalized area for
which land use, zoning, transportation, natural environmental, recreation, and other community
characteristics and potential future concerns were investigated. The Study Area consists of all
land in the Worton-Butlertown area with non-agricultural zoning. It includes the residential
portions of Worton and Butlertown, Kent County High School, Worton Park (zoned for
Agriculture), the County Recreation Center, the industrial area south of Worton, and some
surrounding undeveloped properties. The Study Area boundary is not coterminous with existing
Worton-Butlertown Priority Funding Area (PFA)’ boundary.

Demographics

Table 3-1 shows the number of housing units in Kent County, Worton and Butlertown, and the
County’s five incorporated municipalities. Kent County’s population is included for reference.
Census data are not available for Worton and Butlertown.

Table 3-1: Demographic Information

Housing Units
2004 Change, 1990-2000 Change, 2000-2005 | Land Area
Place 1990 | 2000 | (est.) Number Percent | Number | Percent | (sq.mi.)
Kent County® 8,181 9,410 10,800 1,229 15% 1,390 15% 279.4
Worton and Butlertown ” 178 277 315 99 56% 38 14% 27°
Betterton 207 277 70 34% 0.9
Chestertown 1,624 2,164 540 33% 2.6
Galena 142 202 60 42% 0.4
Millington 172 173 1 1% 0.3
Rock Hall 808 834 26 3% 1.3
Population
2005 Change, 1990-2000 Change, 2000-2005
1990 | 2000 | (est.) 9| Number | Percent | Number | Percent
Kent County 17,842| 19,197 19,899 1,355 8% 702 4%
Notes:
Sources: US Census for County and municipality information (1990 and 2000); ERM for Worton and Butlertown.
a: Estimates of 2004 County housing unit totals based on the Maryland Statistical Handbook, Table IV.A (New Housing Units
Authorized for Construction, 2001-4).
b: Estimates of 2004 Worton-ButIertown housing unit totals are based on Maryland Property View data and aerial
photography, as interpreted by ERM.
c: This area is the entire Village Master Plan Study Area.
d: Source: 2005 US Census estimates, Table 1a: Total Resident Population for Maryland’s Jurisdictions, 2000-2005

3 PFAs are County-designated areas where state assistance, in the form of loans or grants for highways, water and
sewer construction, and economic development is directed. A complete description of the PFA system and its
supporting legislation can be found at http:/www.mdp.state.md.us/fundingact.htm.
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Figure 3-1: The Worton-Butlertown Village Master Plan Study Area
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Table 3-1 shows that the Study Area grew rapidly during the 1990s, and that it has continued to
grow since 2000. In 2000, the Worton-Butlertown Study Area had as many or more housing
units as three of the County’s five municipalities. The Study Area also added more housing units
between 1990 and 2000 than all but Chestertown, and its pace of growth between 1990 and 2000
was faster than the pace of growth in the County or any of its municipalities. The Study Area’s
rate of growth since 2000 has essentially matched the County’s rate of growth.

Zoning

Figure 3-2 shows the existing zoning in the Study Area. The area north of Chinquapin Road is in
the Village zoning district, which is intended to “provide for high quality residential,
neighborhood business, and office development...characterized by a wide variety of housing
types, densities, and uses.” Village zoning specifically encourages residential and selected non-
residential development in existing communities, while allowing for variation in lot sizes,
setbacks, and other requirements to help make new development compatible with existing
development. The Village zoning district permits the following land uses by right:

. Residential, to a maximum of four units per gross acre (minimum lot size of 9,500 square
feet). Single-family detached, two-family, existing mobile home units, townhouses, and
multi-family dwellings are permitted by right, with the latter two subject to site plan

review.
° Public and institutional uses (schools, churches, and fire stations, etc.)
. Parks and recreational uses
. Commercial uses (offices, restaurants, “neighborhood retail”, and personal services

establishments, and other existing commercial establishments)

While non-residential uses in the Village district are subject to setback, building height, and
other development requirements, there is no restriction on where within the district non-
residential uses may occur. Other non-residential uses, such as service stations, cemeteries, and
new mobile home parks are permitted in the Village district only by Special Exception.

The area south of Chinquapin Road is zoned Industrial. This district is intended for light
manufacturing’, distribution, research and development, and support businesses. Single family
dwelling units are also permitted in the industrial district, at a maximum density of no more than
one unit per 20 acres.

The Rural Character district, located west of Worton along Porters Grove Road, is a transitional
district between the Village zoning district and agricultural areas. It is intended primarily for
agricultural uses and low-density residential development, not to exceed one unit per 20 acres
(with a minimum lot size of % acre).

* Source: Kent County Land Use Ordinance, 2005, page 109.
* Defined as establishments that “manufacture, process, store, package or distribute goods and materials, and are, in
general, dependent on raw materials refined elsewhere” (Land Use Ordinance, page 253).
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Figure 3-2: Existing zoning in the Worton-Butlertown Study Area
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Agriculture is permitted by right in the Village, Industrial, and Rural Character districts. Worton
Park is zoned Agriculture.

Land Use

The type and amount of existing land uses in the Study Area are summarized in Table 3-2 and
shown in Figure 3-3. Of the 1,713 acres of land in the Study Area, approximately 640 have been
developed for residential or non-residential uses (including the schools and park), with the
remainder in agricultural use.’

Table 3-2: Existing Land Uses

Land Use Acres Parcels
Residential (single-family, multi-family) 204 320
Mobile Home 9 1
Commercial 4 5
Industrial 100 12
Institutional (schools, churches, utilities, funeral homes) 165 16
Park and Open Space 79 3
Agriculture 1,073 24
Roads 79 4
Total 1,713 385

Residential uses account for nearly one-third of the developed portion of the study area. There
are 318 residential units in the Village zoning district, of which 312 are single-family detached
units. The average lot size of those units is approximately 0.6 acres (26,000 square feet), but
there i1s much variation about the average. Only 180 of those single-family units (57%) have lot
sizes between "4 and % acre; 70 units (22%) have smaller lots, while 62 single-family units
(21%) have larger lots, a few of which are larger than four acres.

There is one multi-family structure in the Study Area. It occupies the southeast corner of the
intersection of Route 298 and Old Worton Road (often referred to as Catts Corner). Worton
Manor Mobile Home Park is located to the south and east of the intersection of Route 297 and
Worton-Lynch Road. Worton Manor contains approximately 40 units, the first of which was
constructed in 1973.

Commercial land uses in the Study Area are limited to a few small stores and service
establishments. A cluster of commercial establishments is found at the intersection of Route 297
and Worton-Lynch Road. Clark’s Store, an important community gathering spot, is at Catts
Corner. The Five Star Restaurant, currently vacant, also occupies this intersection.

Industrial land uses are clustered south of Chinquapin Road. Velsicol Chemical Corporation and
Crop Production Services, Inc. are two of the largest industrial land owners. The Worton
industrial area is the County’s largest concentration of industrial land, and is the County’s
preferred location for new industrial tenants.

® Existing land uses were determined through a combination of 2005 Maryland Property View records, interviews
with local residents and County staff, and firsthand tours of the Study Area.
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Schools and parks occupy a large amount of land area, with Kent County High School, Worton
Elementary School, and Worton Park—the County’s primary public athletic facility—accounting
for nearly 190 acres, more than 11 percent of the Study Area. Other important institutional uses
include churches, the Worton Post Office (at the southwest corner of Route 297 and the railroad),
and the treatment lagoons of the Worton Wastewater Treatment Plant (WWTP).

Of the 24 parcels of land in agricultural use the Study Area, 14 parcels, occupying approximately
400 acres, have Village zoning, as shown in Figure 3-4. Land owners and builders have
expressed interest in developing many of these parcels for residential and non-residential use.
Owners of the Mason property (also known as the “Feaga property”), on the northwest corner of
the intersection of Route 297 and Porter’s Grove Road, have already submitted and received
comments on a Concept Plan for residential and non-residential development (named Worton
Station) on that property. Development of Worton Station is not constrained by the County’s
development moratorium, but is constrained by the lack of water and sewer capacity (see the
Community Facilities discussion in this section). The Worton Station plan and is likely to move
forward to the Preliminary Plan stage once new water and sewer allocations are available.’

The Worton Station Concept Plan was developed through considerable community outreach and
public input, and shows 92 new residential units on that 41-acre parcel, a density of
approximately 2% units per acre. The consensus at the Worton and Butlertown Village Master
Plan Public Meetings was that this represents a density for new development on large parcels
that can be reasonably compatible with existing development.

Owners of other properties identified on Figure 3-4 are also considering development on these
sites. These include an extension of Knight’s Landing (the existing residential development that
surrounds the Solloway property), and new development on the Bentley, Chinquapin Partners
(formerly Stocke), Williams, and Hodge properties. Any proposed development on these
properties would be subject to the County’s development moratorium. The Williams property
plays an especially important role in Worton and Butlertown. Its large expanse of open fields
help to separa