
 
 FINDINGS AND RECOMMENDATION 
 OFFICE OF PLANNING AND ZONING 
 ANNE ARUNDEL COUNTY, MARYLAND 
 
 
APPLICANT:  Epping Forest Inc. ASSESSMENT DISTRICT:  2 
 
CASE NUMBER:  2025-0046-V COUNCIL DISTRICT:  6 
 
HEARING DATE:  May 15, 2025 PREPARED BY:  David Russell 
 Planner  
 
REQUEST 
 
The applicant is seeking a variance to allow an extension of time for the implementation and 
completion of a previously approved variance on property located at 354 Severn Road in 
Annapolis, Maryland. 
 
LOCATION AND DESCRIPTION OF SITE 
 
The subject property consists of roughly 44,866 square feet, within the Epping Forest 
subdivision, Parcel 41 in Grid 3 of Tax Map 45.  
 
The property is zoned MA1 - Commercial Marina. This waterfront property, on the Severn River, 
lies entirely within the Chesapeake Bay Critical Area LDA - Limited Development Area, and is 
mapped as a BMA - Buffer Modified Area. It is improved with a two-story structure serving as 
the Epping Forest Club House, associated parking, sports courts, a playground, and multiple 
piers with related attachments.  
 
PROPOSAL 
 
The applicant proposes to remove and replace the existing pier and pilings in the community 
marina. The reconstruction  includes a reconfiguration of the marina, requiring changes to the 
marina basin. The approved variances are to allow a community pier and pilings with a greater 
marina basin than allowed and with less setbacks than required. 
 
REQUESTED VARIANCES 
 
§ 18-16-405(a) of the Anne Arundel County Zoning Ordinance provides that a variance or 
special exception that is not extended or tolled expires by operation of law unless the applicant 
obtains a building permit within eighteen months of approval.  
 
On October 10, 2023, under case number 2023-0136-V, the Administrative Hearing Officer 
granted the following variances: 

1. A zoning variance of one hundred thirty-eight (138) feet to the limitation in § 
18-7-103(b) to allow the proposed pier and mooring pilings to be constructed 138 feet 
beyond the existing north side marina basin limits as shown on County Exhibit 2; and 
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2. A zoning variance of an undertimed amount to the limitation in § 18-7-103(b) to allow 
the easternmost outer boatlift piling to be constructed beyond the existing east side 
marina basin limits as shown on County Exhibit 2;  

3. A zoning variance of twenty-five (25) feet to the 25-foot side lot line extended setback 
requirement in § 18-2-404(b) to construct the proposed piers and pilings shown on the 
east side within zero feet from the east side lot line extended as shown on County Exhibit  

The foregoing variances are subject to the following conditions: 
A. The applicant shall comply with any instructions and necessary approvals from the Office 

of Planning and Zoning, the Department of Inspections and Permits, the Department of 
Health, and/or the Critical Area Commission.  

B. The applicant shall also comply with any instructions and necessary approvals from the 
Maryland Department of the Environment and the United States Army Corps of 
Engineers.  
Furthermore, County Exhibit 2, referenced in the decision, is incorporated herein as if 
fully set forth and made a part of this Order. The proposed improvements shown on 
County Exhibit 2 shall be constructed on the subject property in the locations shown 
therein. The decision and order shall not prohibit the applicant from making minor 
changes to the facilities as presently shown on County Exhibit 2 to adjust for changes 
made necessary by comments or requirements that arise during plan review or 
construction, provided those minor changes do not exceed the variances granted herein. 
The reasonableness of any such change shall be determined by the Office of Planning and 
Zoning and/or the Department of Inspections and Permits. 

 
FINDINGS 
 
This application for an extension in time was properly made prior to the expiration of the 
eighteen month time period. 
 
The applicant’s letter explains unforeseen issues that arose during the procurement of a 
construction contractor. The project was issued for bid as a design-build project in November, 
2024, with a required completion timeline of May, 2025. Several contractors expressed interest 
in the project, but did not have capacity to complete the work within the given timeline. As such, 
construction has not yet begun, requiring an extension of time on the variances granted on 
October 10, 2023. Despite these challenges, the applicant is committed to completing this project 
and hopeful to begin construction in September of 2025.  
 
Regarding the requirements for variances, there is no evidence that the granting of this request 
for an extension in time will alter the essential character of the neighborhood, substantially 
impair the appropriate use or development of adjacent property, or be detrimental to the public 
welfare. 
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RECOMMENDATION 
 
Based upon the standards set forth in § 18-16-305 of the Code under which a variance may be 
granted, this Office recommends approval of the requested zoning variances to § 18-2-404(b) to 
allow an 18 month extension in time for the implementation and completion of previously 
approved variances. 
 
 
 
DISCLAIMER: This recommendation does not constitute a building permit.  In order for the applicant(s) to 
construct the structure(s) as proposed, the applicant(s) shall apply for and obtain the necessary building permits and 
obtain any other approvals required to perform the work described herein.  This includes but is not limited to 
verifying the legal status of the lot, resolving adequacy of public facilities, and demonstrating compliance with 
environmental site design criteria. 
 
 



 
 
 
 

 

March 10, 2025 
 
Zoning Division of the Office of Planning & Zoning 
Anne Arundel County 
Heritage Office Complex 
2664 Riva Road 
Annapolis, MD 21401 
Zoning Division – (410) 222-7437 
 
Re : Letter of Explanation – Variance Extension Request 
 
Variance Number: 2023-0136-V 
Variance Granted: 10/10/2023 
Variance Expiration: 4/10/2025 
 
Applicant: Epping Forest Inc. 
Mailing Address: c/o Kevin Barner, Commodore, 364 Epping Way, Annapolis, MD 21401 
Site Address (for Variance): 354 Severn Rd., Annapolis, MD 21401 
Tax ID: 224003785100 
 
Dear Zoning Office: 
 
This letter is a formal request for an extension of the variance granted for Epping Forest Inc, Variance 
Number 2023-0136-V, approved on 10/10/2023. Due to unforeseen delays in the procurement of a 
construction contractor, the construction of the Epping Forest Marina Reconstruction project has not yet 
begun and we are seeking an extension on the zoning variance (2023-0136-V). 
 
The project was issued for bid as a design-build project on 11/18/2024 to six qualified marine general 
contractors with a required completion date of 5/1/2025. Several contractors expressed interest in the 
project, but did not have capacity to complete the work this winter. Additionally, due to the volatility of 
the market, the contractors would not provide a construction price proposal this far out from the 
construction start date.  
 
Despite these challenges, we remain committed to completing the project. We plan to re-bid the project 
in June of 2025 with a construction start date of September 2025 and a completion date of May 2026. 
Because this is a design-build project, the contractor will be responsible for obtaining the building permit. 
 
We appreciate your consideration of this extension request. Please let us know if any further information 
is needed or if there are any questions. 
 
Sincerely, 

 
Heidi Verran, PE 
Project Manager, ATM 



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

2,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

3,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

4,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

5,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

6,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

7,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

8,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
02

9,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
03

0,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
03

1,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
03

2,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



A
N

N
E

 A
R

U
N

D
E

L 
C

O
U

N
T

Y
 C

IR
C

U
IT

 C
O

U
R

T
 (

La
nd

 R
ec

or
ds

) 
M

S
H

 2
24

4,
 p

. 0
03

3,
 M

S
A

_C
E

59
_2

58
8.

 D
at

e 
av

ai
la

bl
e 

04
/0

3/
20

06
. P

rin
te

d 
05

/1
9/

20
23

.



Agent Authorization 

Re: Epping Forest Marina Reconstruction 

Applicant: Epping Forest Inc. 

Mailing Address: c/o Kevin Barner, Commodore, 364 Epping Way, Annapolis, MD 21401 

Site Address (for Variance): 354 Severn Rd., Annapolis, MD 21401 

Tax ID: 224003785100 

  

Dear Zoning Office: 

I authorize Heidi Verran, PE of Applied Technology Management, a Geosyntec Company 
(ATM) to request a Variance Extension on behalf of the community, Epping Forest Inc, for 
the Epping Forest Marina Reconstruction project at 354 Severn Rd, Annapolis, MD 21401. 

 

 

________________________________                                                              _______________ 

Epping Forest Inc.                                                                                                 Date 

March 18, 2025
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