
 

​ FINDINGS AND RECOMMENDATION 
​ OFFICE OF PLANNING AND ZONING 
​ ANNE ARUNDEL COUNTY, MARYLAND 
 

 
APPLICANT:  William J. Perry, III, et al.​ ​ ASSESSMENT DISTRICT:  4 
 
CASE NUMBER:  2025-0105-V​ ​ ​ COUNCIL DISTRICT:  2 
 
HEARING DATE:  September 4, 2025​ ​ PREPARED BY:  Jennifer Lechner 
​ ​ ​ ​ ​ ​ ​ ​ ​        Planner 
 
REQUEST  
 
The applicants are requesting a variance to allow a lot with less area than required on property 
known as 535 Donaldson Avenue in Severn. 
 
LOCATION AND DESCRIPTION OF SITE 
 
The subject site consists of 43,629 square feet of land, is located with approximately 410 feet of 
road frontage on the west side of Steven Road, and is identified as 535-537 Donaldson Avenue in 
the Severn subdivision, Parcel 66 in Grid 9 on Tax Map 15. The property is zoned R2 – 
Residential District, and is not located within the Chesapeake Bay Critical Area. It is currently 
improved with a one-story dwelling (#535) and a two-story dwelling (#537), and associated 
facilities. 
 
PROPOSAL 
 
The applicants are proposing to subdivide the property to create two lots in order to have each 
existing dwelling on its own lot. Proposed Lot 1 (the southern lot) would consist of 19,191 
square feet for the existing dwelling at #535, and proposed Lot 2 (the northern lot) would consist 
of 20,243 square feet for the existing dwelling at #537.  
 
REQUESTED VARIANCES 
 
Section 18-4-601 of the Anne Arundel County Zoning Code provides that, in the R2 District, the 
minimum lot size for a lot not served by public sewer is 20,000 square feet. Proposed Lot 1 will 
be 19,191 square feet, necessitating a variance of 809 square feet.  
 
FINDINGS 
 
The subject property is rectangular in shape and is oversized for new lots not served by public 
sewer in an R2 District, with regard to the minimum area of 20,000 square feet and the minimum 
width of 80 feet. A review of the County aerial photography shows an eclectic mix of lot sizes in 
this neighborhood, with two dwellings visible on the property as early as 1988.  
 
Variance 2000-0031-V had been granted to allow a lot with less area than required and to allow a 
right-of-way with less width than required. However, that approval expired when a building 
permit was not obtained.  
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The subject variance request is a result of comments generated during the review of a 
subdivision application, P2025-0013-00-NM, which was submitted on February 21, 2025.  
 
The applicants’ letter explains that, although the property contains sufficient area for two 20,000 
square foot lots, the 4,195 square foot private road right-of-way dedication prevents both of the 
lots from being developed in strict conformance with the code. 
 
Agency Comments 
 
The Health Department noted that they do not have an approved plan for this project, but has 
no objection as long as a plan is submitted and approved by their Department. 
 
The Residential Team of the Office of Planning & Zoning noted that the required road 
dedication reduces the size of the proposed lot to less than what is required by the R2 Bulk 
Regulations, but offered no objection. 
 
Variance Criteria 
 
For the granting of a zoning variance, a determination must be made that, because of unique 
physical conditions, there is no reasonable possibility of developing the lot in strict conformance 
with the Code, or, because of exceptional circumstances other than financial considerations, the 
granting of a variance is necessary to avoid practical difficulties or unnecessary hardship in the 
development of the lot.  
 
Saving the right-of-way dedication, the property contains enough land to easily accommodate 
two compliant lots. However, because the property is wider than it is deep, the long right-of-way 
dedication area reduces the property by nearly 10%. As two dwellings have existed on the 
property for at least 37 years, granting the variance will not alter the essential character of the 
neighborhood or district in which the lot is located, substantially impair the appropriate use or 
development of adjacent property, nor be detrimental to the public welfare. In addition, the 
granting of the variance will remedy the existing nonconforming use (two dwellings on one lot). 
 
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 a zoning variance to § 18-4-601 to allow, in the R2 
District, a lot with less area than required. 
 
 
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. 
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SITE

B-1: rbnc-1101-0.50-nocap
    NORTHING:  535322.5450
    EASTING:       1,408,949.4900
    ELEVATION:  110.554'

BENCHMARK DATA

TOPOGRAPHY SURVEY WAS PERFORMED BY MESSICK AND ASSOCIATES IN  DECEMBER OF 2024.
BENCHMARK DATA FIELD SURVEYED. HORIZONTAL DATUM IS REFERENCED TO MARYLAND STATE
PLAN COORDINATES NAD 83/91 DATUM. VERTICAL DATUM IS REFERENCED TO MARYLAND STATE
PLAN COORDINATES NAVD 88 DATUM.

B-2: ipf-1100-0.5-cap=2021
       BEING A IRON PIPE  FOUND

   NORTHING:  535,330.2980
EASTING:       1,409,046.6470
ELEVATION:       111.949'

LOCATION MAP
SCALE: 1"=200''
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TAX MAP: 15 GRID: 9 PARCEL: 66
ZONING: R2

4th TAX ASSESSMENT DISTRICT    ANNE ARUNDEL COUNTY, MARYLAND 21144

SCALE: AS SHOWN                 DATE:  FEBRUARY 2025

MIKE PERRY PROPERTY
535 DONALDSON AVE.

2-13-25

"PROFESSIONAL CERTIFICATION. I HEREBY CERTIFY THAT
THESE DOCUMENTS WERE PREPARED OR APPROVED BY
ME, AND THAT I AM A DULY LICENSE PROFESSIONAL
ENGINEER UNDER THE LAWS OF THE STATE OF MARYLAND,

LICENSE NO. 21591, EXPIRATION DATE: 05/14/25"

FINAL DEVELOPMENT PLANS

REVISION  DESCRIPTION BY DATE 1

COVER SHEET

MIKE PERRY PROPERTY
FINAL DEVELOPMENT PLANS

MINOR SUBDIVISION DEVELOPMENT
535 DONALDSON AVENUE

SEVERN, MD. 21144

TAX  MAP PARCEL 66
SCALE: 1"=300'
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B-1: rbnc-1101-0.50-nocap
    NORTHING:  535322.5450
    EASTING:       1,408,949.4900
    ELEVATION:  110.554'

BENCHMARK DATA

TOPOGRAPHY SURVEY WAS PERFORMED BY MESSICK AND ASSOCIATES IN  DECEMBER OF 2024.
BENCHMARK DATA FIELD SURVEYED. HORIZONTAL DATUM IS REFERENCED TO MARYLAND STATE
PLAN COORDINATES NAD 83/91 DATUM. VERTICAL DATUM IS REFERENCED TO MARYLAND STATE
PLAN COORDINATES NAVD 88 DATUM.

B-2: ipf-1100-0.5-cap=2021
       BEING A IRON PIPE  FOUND

   NORTHING:  535,330.2980
EASTING:       1,409,046.6470
ELEVATION:       111.949'

EXISTING WOODLANDS

EXISTING CONTOUR

EXISTING BUILDING

EXISTING FENCE

EXISTING POLES

EXISTING SIGN

EXISTING PROPERTY LINE

EXISTING BOUNDARY EXISTING GUY WIRE

EXISTING EDGE OF PAVEMENT
EXISTING DRIVEWAY

EXISTING OVERHEAD
ELECTRIC LINES

ELECTRIC MANHOLE

EXISTING CONCRETE

EXISTING CURB & GUTTER

EXISTING LIGHT

EXISTING UNDER GROUND
GAS LINE

LEGEND

P-1
PERC. TEST

PLAN
SCALE: 1"=20''

20 10 0 20

SOILS LINE

SOIL GROUP CHART

SOIL GROUP 'A' (R-2 ZONING)

SOIL GROUP 'B/D' (R-2 ZONING)

TOTAL SITE AREA:----------------------------------- 1.00 AC.
TOTAL HYDROLOGIC SOIL TYPES

DESCRIPTIONID HSG
A

"A" ------0.04 AC.

SOILS TABLE

PeB :                PATAPSCO-EVESBORO-FORT MOTT COMPLEX, 0 TO 5 PERCENT SLOPES
PgB:                 PATAPSCO-FORT-MOTT-URBAN LAND COMPLEX 0 TO 5 PERCENT SLOPES
ZBA:                 ZEKIAH AND ISSUE SOILS, 0 TO 2 PERCENT SLOPES, FREQUENTLY FLOODED

A
B/D

TOTAL HYDROLOGIC SOIL TYPES "B"/"D" ------0.96 AC.

ENVIRONMENTAL CONSERVATION NOTES
1. THE SITE IS NOT LOCATED  WITHIN FLOOD ZONE  (AREA OF MINIMAL FLOODING)
    ON  FEMA FLOOD INSURANCE RATE    MAP NO. 24003C0043E DATED: OCT. 16, 2012.
4. THIS SITE IS NOT LOCATED WITHIN THE CRITICAL AREA AS SHOWN  ON
     CRITICAL AREA MAP 6
5. THE SITE AND THE AREA ADJACENT TO THE SITE CONTAINS THE SOILS LISTED IN THE
    TABLE BELOW AS SHOWN ON  ANNE ARUNDEL COUNTY  WEB SOIL SURVEY WEBSITE

7. SEWER SERVICE AREA: MAP S-2,  BROADNECK  PLANNED SERVICE.
8. THIS SITE IS NOT LOCATED IN A BOG DESIGN AREA

  9. THIS SITE IS ZONED : R-2

6. WATER SERVICE AREA: MAP W-2, GLEN BURNIE HIGH; EXISTING PUBLIC SERVICE

CERTIFICATION:
THE EXISTING FEATURES AS SHOWN ON THE RESOURCE MAP ARE BASED ON THE
BEST AVAILABLE INFORMATION AND HAVE BEEN FIELD VERIFIED BY
MESSICK GROUP, INC.

2-13-25

ONSITE FIELD RUN TOPOGRAPHY AND BOUNDARY SURVEYED PROVIDED BY
MESSICK & ASSOCIATES, INC. DATED  APRIL 2024.

"PROFESSIONAL CERTIFICATION. I HEREBY CERTIFY THAT
THESE DOCUMENTS WERE PREPARED OR APPROVED BY
ME, AND THAT I AM A DULY LICENSE PROFESSIONAL
ENGINEER UNDER THE LAWS OF THE STATE OF MARYLAND,

LICENSE NO. 21591, EXPIRATION DATE: 05/14/25"
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4th TAX ASSESSMENT DISTRICT    ANNE ARUNDEL COUNTY, MARYLAND 21144
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7982 QUARTERFIELD RD.
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0.46 AC.
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0.44 AC.
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B-1: rbnc-1101-0.50-nocap
    NORTHING:  535322.5450
    EASTING:       1,408,949.4900
    ELEVATION:  110.554'

BENCHMARK DATA

TOPOGRAPHY SURVEY WAS PERFORMED BY MESSICK AND ASSOCIATES IN  DECEMBER OF 2019.
BENCHMARK DATA FIELD SURVEYED. HORIZONTAL DATUM IS REFERENCED TO MARYLAND STATE
PLAN COORDINATES NAD 83/91 DATUM. VERTICAL DATUM IS REFERENCED TO MARYLAND STATE
PLAN COORDINATES NAVD 88 DATUM.

B-2: ipf-1100-0.5-cap=2021
       BEING A IRON PIPE  FOUND

   NORTHING:  535,330.2980
EASTING:       1,409,046.6470
ELEVATION:       111.949'

PARCEL 66 SITE AREA                         = 43,629 S.F./ 1.00 AC.

PROPOSED LOT AREA 1                      = 21,272 S.F/ 0.49 AC.*

PROPOSED LOT AREA 2                      = 22,353 S.F./ 0.51 AC.*

PROPOSED R/W AREA  DEDICATION= 4,195 S.F. / 0.10 AC.                                    .

PLAT NOTE:
AS SOON AS PLAT IS RECORDED, OWNER TO CONVERT TO
PUBLIC  WATER FROM EXISTING WELL

EXISTING WOODLANDS

EXISTING CONTOUR

EXISTING BUILDING

EXISTING FENCE

EXISTING POLES

EXISTING SIGN

EXISTING PROPERTY LINE

EXISTING BOUNDARY EXISTING GUY WIRE

EXISTING EDGE OF PAVEMENT
EXISTING DRIVEWAY

EXISTING OVERHEAD
ELECTRIC LINES

ELECTRIC MANHOLE

EXISTING CONCRETE

EXISTING CURB & GUTTER

EXISTING LIGHT

EXISTING UNDER GROUND
GAS LINE

LEGEND

PROPOSED SEPTIC AREA
P-1

PERC. TEST

PLAN
SCALE: 1"=20''

20 10 0 20

                                                   GENERAL NOTES

SOILS LINE

* AREA INCLUDES DEDICATION AREA

THE SEPTIC RESERVED AREAS SHOWN ON THIS PLAT SHALL REMAINING
UNENCUMBERED BY BUILDINGS, EASEMENTS, RIGHT OF WAYS AND OTHER
PERMANENT OR PHYSICAL OBJECTS.

SEPTIC NOTE:

TOTAL SEPTIC AREA REQUIRED:  20,000 SQ.FT.
TOTAL SEPTIC AREA PROVIDED:  15,814 SQ.FT.

SEPTIC AREA:
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FINAL PLAN

PROPOSED RIGHT OF WAY
DEDICATION TO LOTS
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T.A.#04-000-024948000
TM. 15   GR. 9   P. 653

 D.R.# 38526/450

PERRY III WILLIAM J.
PERRY LAURA L. ETAL

535-357 DONALDSON AVE.
SEVERN, MD. 21144

T.A.#04-000-90005241
TM. 15   GR. 9   P. 66

 D.R.# 1599/119
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LEWIS WARREN
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D.R.# 38465/310

PERRY 3RD WILLIAM J.
PERRY LAURA L.

533 DONALDSON AVE.
SEVERN, MD. 21144

T.A.#04-000-06276200
TM. 15   GR. 9   P. 655

 D.R.# 3023/250

PERRY 3RD WILLIAM J.
PERRY LAURA L.

QUARTERFIELD RD.
SEVERN, MD. 21144

T.A.#04-000-90032184
TM. 15   GR. 9   P. 676

 D.R.# 3410/159
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PROPOSED LOT AREA 1 = 19,191 S.F / 0.44 AC.

PROPOSED LOT AREA 2 = 20,245 S.F. / 0.45 AC.

PROPOSED R/W DEDICATION = 4,195 S.F. / 0.10 AC. .
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Me s sick & Associates 

Consulting Engineers, 
Planners, Surveyors 

& Landscape Architects 
"Designing Success Since 1951" 

Ms. Sterling Seay, Zoning Administrator 
Anne Arundel County 
Planning & Zoning 
2664 Riva Road 
Annapolis, MD 21401 

Re: Mike Perry Prope1ty Subdivision 
Variance Application 
S#2025-005; P#2025-0013-00-NM 
Tax Map 15, Block 9, Parcel 66 
Explanation Letter 

Dear Ms. Seay: 

May 20, 2025 

Attached for your review and processing is a variance application for the above 
referenced site. The subject site is currently improved with two single-family residential 
dwelling units on one lot. The site consists of approximately 1.0-acre ofland and is located in the 
R-2 zoning district. The entire site is located outside the Chesapeake Bay Critical Area. There 
are no wetlands, streams, floodplains, steep slopes or other environmentally sensitive areas on­
site. The applicant is proposing to create one additional new lot surrounding the second dwelling 
on-site. The property was created by a deed and administrative minor subdivision as recorded 
among the Land Records of Anne Arundel County in Liber 15991, Folio 119. The applicant is 
proposing a two (2) lot single family detached minor subdivision. The subdivision is being 
created to put each existing house on its own lot. The project is served by public water and 
private septic. No development is proposed. 

Specifically, the applicant is requesting the following variance: 

1. An 809 square foot variance to the 20,000 s.f. lot requirement for an R-2 Lot served 
by private sewer (Article 18-4-601 ). 

We believe the proposed variance meets all applicable approval criteria in accordance 
with the Anne Arundel County Code. Specifically; 

Requirements for zoning variances (Article 18-16-305(a)): 
(a)(l) Because of certain unique physical conditions, such as irregularity, narrowness or 
shallowness of lot size and shape or exceptional topographic conditions peculiar to and inherent 
in the particular lot, there is no reasonable possibility of developing the lot in strict conformance 
with this article. 

7 Old Solomons Island Road, Suite 202, Annapolis, Maryland 21401 
(410) 266-3212 • FAX (410) 266-3502 



Mike Perry Property 
Variance Application 
May 20, 2025 
Page 2 of 3 

The total lot area consists of 43,269 square feet(sufficient area for two 20.000 
square feet lots). However, the lot is quite shallow, and the shape of the lot includes area 
which is required for a road right of way. Private road right-of-way dedication is required 
to provide access in accordance with the County Code. Therefore, the remaining lot area 
is 809 square feet less than the 20,000 square feet per lot requirement for R-2 lots served 
by private septic. Therefore, the existing lot size and shape represents a specific inherent 
condition that prevents the lot from being developed in strict conformance with the code. 

(a)(2) Because of exceptional circumstances other than financial considerations, the grant of 
the variance is necessary to avoid practical difficulties or unnecessary hardship and to 
enable the applicant to develop the lot. 

The existing lot size, configuration and the existing developed condition on-site 
(two existing residential houses on one lot) represent an exceptional circumstance that is 
not related to any financial consideration and the variance is necessary to avoid practical 
and unnecessary hardship as required to develop the lot into two separate lots . 

Requirements for all variances (Article 18-16-305(c)): 

( c )( 1) The variance is the minimum necessary to afford relief 

The total lot area consists of 43,269 square feet(sufficient area for two 20.000 square feet 
lots). However, private road right of way dedication is required to provide access in accordance 
with the County Code. Therefore, the remaining lot area is 809 square feet less than the 20,000 
square feet per lot requirement for R-2 lots served by private septic. Therefore, the variance is 
the minimum relief necessary to afford relief. 

(c)(2) The granting of the variance will not: 
(i) alter the essential character of the neighborhood or district in which the lot is located; 

The granting of this variance will not alter the essential character of the neighborhood. 
Granting of the variance will allow the Property to be used in a manner that is consistent with all 
surrounding properties in the neighborhood. In fact, there are several lots adjacent to the site on 
Stevens Road which are less than 20,000 square feet (these lots vary between 8,000-15,000 
square feet per lot) and adjacent subdivisions in the neighborhood (including Fourwinds, 
Evergreen Commons and Elmhurst Station among others) all consist of R-2 lots of less than 
20,000 square feet. 





ANNE 
ARUNDEL 
COUNTY 

MARYLAND 
DEPARTMENT OF H EALTH 

J. Howard Beard Heallh Services Building 
3 Harry S. Truman Parkway 
Annapolis, Maryland 2140 I 
Phone: 410-222-7095 Fax: 410-222-7294 
Maryland Relay (TTY): 711 
ww1v.aahealth.org 

Tonii Gcdin, RN, DNP 
Health Officer 

MEMORANDUM 

TO: Sade Medina, Zoning Applications 

FROM: 

DATE: 

RE: 

NUMBER: 

SUBJECT: 

Planning and Zoning Department, MS-630 I 

Brian Chew, Program Manager ,nr--[ / 
Bmeau of Environmental Health~ 

June 2, 2025 

William J. Perry III 
535 Donaldsom Ave. 
Severn, MD 2 1144 

2025-0105-V 

Variance/Special Exception/Rezoning 

The Health Department has reviewed the above referenced variance to allow a lot with less area than 
required. 

The Health Department does not have an approved plan for this project. The Health Department 
has no objection to the above referenced variance request as long as a plan is submi tted and 
approved by the Health Department. 

If you have fi.uther questions or comments, please contact Brian Chew at 410-222-7413. 

cc: Sterling Seay 
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Jenny B. Dempsey 

Planning and Zoning Officer 

 

MEMORANDUM 

 
TO:  File 

 
FROM: Adam Knubel, Development Division, Residential Team, OPZ   
 

SUBJECT: Perry Property, 2025-0105-V 

 

  535-537 Donaldson Ave, Severn, MD 21144 (4000 9000 5241) 

 

DATE:   July 23, 2025 

   
 

In response to your request for comments regarding a Variance to allow for the reduction of the 

Minimum Lot size as required Article 18-4-601, the R2 Bulk Regulations.  The required road 

dedication reduces the size of the proposed lot size to less than what is required by the Anne 

Arundel County Code in Article 18-4-601, the R2 Bulk Regulations.  We defer to the Zoning 

Division and the Administrative Hearing Officer on whether the applicant meets the Variance 

standards.   
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