
 

CIVIL ENGINEERS – LAND SURVEYORS 

 
Clock Tower Place, 1410 Forest Drive, Suite 35 ▪ Annapolis, MD. 21403 

Phone (410) 280-3122 ▪ www.drumloyka.com 

March 6, 2025  
 
Anne Arundel County, Office of Planning and Zoning 
2664 Riva Road, 3rd Floor 
Annapolis, MD 21401 
 
RE: 1836 COVE POINT ROAD 
 Annapolis MD, 21401 
 Variance Application 
 
 
Sir/Madam: 
 
Attached is a variance application and associated submittal documents for the above 
referenced property.  Variances to the Anne Arundel County Code are required to obtain 
permits to allow modest improvements to the subject property.  The requested variances to 
the Code relate to Article 17, Section 8-201(a) for redevelopment on slopes 15% or greater in 
the LDA, to Article 17, Section 8-301 for disturbance to the buffer to tidal waters, and to Article 
18, Section 2-402 for stipulations of principal dwellings on waterfront lots. 
 
The subject property is a legal building lot located on Cove Point Road in Annapolis.  The 
property is currently improved with an aging single-family dwelling and associated 
improvements, and consists largely of wooded area.  It is zoned R-2, served with private well 
and septic, and has waterfrontage on the Severn River in a partially buffer modified section.  
The property is located entirely within the Chesapeake Bay Critical Area with an LDA land use 
designation. Steep slopes abut the existing improvements to the west and the expanded buffer 
abuts the improvements to the east, limiting and restricting the areas that allow for property 
improvements without a variance.   
 
The applicants seek approval to demolish and rebuild the existing dwelling and construct a new 
single-family home. They have done their due diligence by coordinating with the county on the 
proposed development prior to submitting any variance pre-file application or formal request. 
Meeting minutes from these coordination efforts are included as Attachment 1. As directed, 
the proposed improvements are set back 13-ft from the façade of the existing dwelling, an 
additional foot from what was discussed. The proposed improvements have been further 
revised in response to pre-file comments from Anne Arundel County. In particular, the originally 
planned expanded patio area has been eliminated, and the proposed pool has been downsized 
to minimize its impact. These adjustments have been made to provide adequate construction 
access and eliminate unnecessary slope disturbance.  
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The design is consistent with development in the area and expands away from the shoreline, 
ensuring that the expansion occurs in a manner that minimizes environmental impact. 
Additionally, the development will provide a new nitrogen-reducing septic system, further 
enhancing the environmental capability of the site. The combination of steep slopes, expanded 
buffer, and location for the septic system lock in the developable area.    
 
Due to the unique physical conditions inherent to the property, the following variances to the 
Anne Arundel County Code are being requested: Article 17, Section 8-201(a) for approximately 
965-sf of disturbance on slopes 15% or greater in the LDA, to Article 17, Section 2-301 for 
approximately 650-sf of disturbance to the expanded buffer, and to Article 18, Section 2-402 to 
the stipulations of principal structures on a waterfront lot. The need for the requested variance 
arises from the unique physical conditions of the site, including steep slopes, the mapping of 
the shoreline in a partially non-buffer modified area, and the positioning of existing dwellings in 
relation to a meandering shoreline. 
 
Due to the existing environmental features and improvements located on site, opportunities for 
stormwater management are very limited. Steep slopes are located in and around the 
development, limiting potential locations for stormwater management devices. Additionally, 
the Engineering Division of Inspections and Permits has policies that do not allow for any micro-
scale or structural practices within 100 feet to tidal waters or in the expanded buffer, or 
underneath a driveway. Setbacks to the septic and well further restrict the location of 
management devices. In addition, soils mapped in the area are considered hydric, which is a 
characteristic that typically reduces the permeability of the soil. A green roof was considered, 
but the architecture of the roof is too steep to accommodate this practice. All of these factors 
combine to make it challenging to meet the required stormwater volume, as defined by the 
State Manual. Rain barrels will be installed at the roof leaders, and non-structural 
disconnections will be utilized in the very limited space where grading allows this practice to be 
effective. Using these management practices, Environmental Site Design will be met to the 
maximum extent practicable. 
 
Denial of the requested variance would constitute an unwarranted hardship and deny the 
applicant’s rights commonly enjoyed by other property owners.  The variance request is not 
based on actions by the applicant and would not confer upon the applicant any special privilege 
that would typically be denied by COMAR or the local Critical Area Program.  With the 
implementation of stormwater management and a nitrogen-reducing septic system, the 
development will not have an adverse effect on water quality or negatively impact fish, wildlife, 
or plant habitat, and is in conformance with the general purpose and intent of the Critical Area 
Program.  The variance is the minimum necessary to afford relief from the Critical Area 
legislation.  The granting of the variance will not alter the character of the neighborhood, 
impair the use and development of adjacent properties, reduce forest cover in the LDA, nor be 
detrimental to the public welfare. 
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We believe that these requests meet all the requirements for variance, per Article 18-16-305: 

 
Requirements for Critical Area Variances. 

1. Unique physical conditions - Specifically topography, as well as the location of the 
existing improvements in relation to the slopes and buffer.  Denial of the requested 
variance would constitute an unwarranted hardship on the applicant and deprive 
them of the right to redevelop and deny reasonable and significant use of the entire 
property.   

2. Rights commonly enjoyed - The proposed improvements are similar and in character 
to those of surrounding properties.  To deny the requested variance would deprive 
the applicant of rights commonly enjoyed by other properties in the area.  

3. Will not confer special privilege - Granting this variance would not confer a special 
privilege to the applicant.  Nearby properties maintain improvements comparable to 
what is proposed for this project.  The applicants made an effort to design the 
improvements in a manner that considers the location of surrounding 
environmental features and reduced the scope in accordance with pre-file 
comments.    

4. Not based on conditions or circumstances that are the result of actions by the 
applicant - Conditions and circumstances are based on the environmental features 
of the site and the location of the existing improvements, not because of actions by 
the applicants.   

5. Will not adversely affect water quality or adversely impact fish, wildlife, or plant 
habitat within the County's critical area – The proposed development will not cause 
adverse impacts to fish, wildlife, or water quality in the Critical Area.  Disturbance is 
minimized only to what is necessary to complete the project.  Mitigation will occur in 
accordance with county regulations and will be addressed during the permitting 
process.  Sediment and erosion controls will be utilized to ensure that construction 
and grading will not adversely affect the surrounding environmental features 
located within the Critical Area.  These precautions will ensure that water quality, 
fish, wildlife, and plant habitat will not be adversely affected.   

 
 Requirements for all variances. 

1. Minimum necessary - The proposed improvements are minimal and in keeping with 
the character of the surrounding properties. They are largely sited atop existing 
improvements, minimizing disturbance to the site, and are positioned to expand 
away from tidal waters  

2. The granting of the variance will not: 
i. alter the essential character of the neighborhood, and all proposed 

development will be harmonious with other properties of the surrounding 
area. 
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ii. substantially impair the appropriate use or development of adjacent 
properties. 

iii. reduce forest cover in the LDA as appropriate mitigation will be required as 
part of the permit process. 

iv. be contrary to acceptable clearing or replanting practices required for 
development of the Critical Area or Bog Protection Area.  

v. be detrimental to the public welfare. 
 
Thank you for your attention to this matter.  Please contact us if we may be of further service 
during your review of this variance request. 
 
 
Sincerely, 
DRUM, LOYKA & ASSOCIATES, LLC 
 
 
 
Andrew Price, EIT 
Project Engineer 

aprice
Image



MeeƟng Notes for 1836 Cove Point Road, Annapolis: 

Date of meeƟng: 6 May, 2024 

 

AƩendees:  

 Jaime Stournaras, Contract Purchaser 
 Peter Stournaras, Contract Purchaser 
 Sterling Seay, AA County Zoning 
 Kelly Krinetz, Aa County P&Z, Development Division  
 Michael Day, AA County P&Z, Development Division  
 Travis Gray, Realtor 
 Michael Drum, P.E., Civil Engineer 

 

The discussion revolved around future property improvements to the subject property for Mr. & 
Mrs. Stournaras as they are contract purchasers of the subject property.    

We reviewed the land survey that DLA compiled for the property, and we reviewed site 
informaƟon for the subject property. Zoning, CB CriƟcal Area, SepƟc, slopes, exisƟng trees, etc. 

We discussed opƟons that the County might allow to the house/property as a “maƩer of right” 
and that would not require Variances or ModificaƟon to the County Code.  These opƟons were 
limited, and discussion on these opƟons ended.  

We discussed how the exisƟng dwelling is an older home, in need of repairs and updates. It’s 
apparent that the exisƟng structure needs to be razed and removed and a new single-family 
dwelling needs to be built in it’s place.  

The County indicated they might support a new dwelling located 10 – 12 feet back from the 
water with jusƟficaƟon from the engineers and architect.  The jusƟficaƟons might be the 
presence of exisƟng mature trees and vegetaƟon that would be destroyed if a new dwelling was 
set back further. The presence of steep slopes and areas needed for sepƟc systems would also 
be a jusƟficaƟon for not seƫng the dwelling back too far on the subject property.     

 A variance to the Code will be required for a new dwelling in the approximate locaƟon of the 
exisƟng dwelling as the dwelling is not “in relaƟve line” with the two adjacent structures.  A 
variance would also be required if the exisƟng dwelling was raised in height. 

The County indicated that they could support this variance request as a new dwelling would be 
in the same relaƟve locaƟon as the exisƟng dwelling.   

Katie Yetman
Text Box
ATTACHMENT 1



We discussed removing impervious area from the west side of the property; shed, conc paƟo 
and replacing the coverage with a swimming pool.  The County proffered that a new swimming 
pool might be located in an area immediately adjacent and west of the exisƟng dwelling.  A new 
pool would need to be located behind the façade of the exisƟng dwelling and meet coverage 
and slope criteria. 

The meeƟng was generally posiƟve and the County provided the necessary confidence to the 
contract purchasers that the site could be redeveloped with a new 5,000 to 6,000 square foot 
dwelling located behind (not to far, maybe  10-12 feet) and to the South of the exisƟng dwelling.  
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