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

 
APPLICANT: Kenneth Huang​ ​ ​ ​ ASSESSMENT DISTRICT: 2nd     

 
CASE NUMBER:  2025-0163-V​ ​ ​ ​ COUNCILMANIC DISTRICT: 6th  
 
HEARING DATE:  October 23, 2025​ ​ ​ PREPARED BY:  Donnie Dyott Jr. 

                    Planner 
 
REQUEST 
 
The applicant is requesting a variance to allow a dwelling with less setbacks than required and that 
does not comply with the designated location of a principal structure on a waterfront lot on 
property located at 738 Honeysuckle Trail in Crownsville. 
 
LOCATION AND DESCRIPTION OF SITE 
 
The subject site consists of approximately 9,677 square feet of land and is identified as Lots 18, 19 
& Part of 17 of Parcel 390 in Block 23 on Tax Map 31 in the Herald Harbor subdivision. The 
property is zoned R5 - Residential District and is improved with a single family detached dwelling 
and associated facilities. This is a waterfront property on Valentine Creek which lies within the 
Chesapeake Bay Critical Area and is designated IDA - Intensely Developed Area. The site is 
mapped within the BMA - Buffer Modification Area.  
 
APPLICANT’S PROPOSAL 
 
The applicant proposes to demolish the existing single family dwelling and to construct a new 
single family detached dwelling on the same footprint. The new dwelling would be three stories 
with a height of 32 feet. The new dwelling measures 40’ X 34’6” and would include a 20’ X 20’ 
garage within that footprint. The existing wood deck on the waterside of the dwelling is labeled to 
remain. 
 
REQUESTED VARIANCES 
 
§ 18-4-701 of the Anne Arundel County Zoning Code stipulates that principal structures in an R5 - 
Residential District shall be set back a minimum of 20 feet from a corner side lot line . The 1

proposed dwelling will be located as close as 2.3 feet from the corner side lot line, necessitating a 
variance of 18 feet.  
 
§ 18-2-402(1) of the Code designates the location of a principal structure on a waterfront lot based 
on an approximate average of the location of principal structures on abutting lots intended to keep 
structures relatively in line with one another. The location of the new dwelling requires a variance 
to this provision. 

1 Effective July 1, 2025, Bill 72-24 reduced the corner side lot line setback in the R5 District to 15 feet. However, the 
permit appears to have been applied for before July 1, 2025 so the applicable setback in this case is 20 feet.  
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AGENCY COMMENTS 
 
The Health Department commented that the proposed request adversely affects the on-site 
sewage disposal system and recommends denial of the request. They further commented that the 
proposed living space and bedrooms exceeds the existing homes living space and bedrooms under 
the holding tank system being proposed.  
 
The Department of Inspections and Permits (Engineering Division) comments were not 
available at the time this report was drafted. 
 
The Development Division (Critical Area Team) commented that they have no objection to the 
approval of the request. The new dwelling will be no closer to the shoreline than the existing 
dwelling and based on the location and orientation of the neighboring dwellings coupled with the 
dense vegetation on-site, will not impact the air, light and view of the adjacent waterfront 
properties.  
 
The Cultural Resources Division commented that the property includes an unrecorded historic 
resource and their Office will need to conduct a review for the demolition of the existing structure 
once the permit application is submitted. A site visit with photo documentation may be required 
prior to demolition approval.  
 
FINDINGS 
 
The proposed lot coverage after development will be 3,085 square feet, which is a reduction of 
161 square feet from the existing lot coverage of 3,246 square feet. Exact lot coverage calculations 
will be determined at the time of permit. 
 
The applicant describes that the location of the existing structure in combination with being a 
corner lot creates a situation where it is impossible to replace the dwelling without variance relief. 
The existing dwelling does not meet the corner side setback requirement and being within the 100 
foot buffer leaves no room to relocate the dwelling without variance relief. The applicant argues 
that the dwelling is being replaced on the same footprint which is modest in size and comes no 
closer to the shoreline or property lines than the current structure.   
 
It is the opinion of this Office that the combination of the location of the existing dwelling on a 
corner lot along with the location of the 100 foot buffer creates a situation where redevelopment of 
the lot with a new dwelling would be difficult to impossible without variance relief. As such, some 
relief is warranted to allow the applicant to redevelop the lot and avoid practical difficulties and 
unwarranted hardship. 
 
While this Office notes the objections of the Health Department, the proposed variance relief can 
be considered the minimum necessary to afford relief in this case. The applicant is proposing a 
dwelling in the exact same footprint as the dwelling to be demolished and will come no closer to 
the shoreline or property lines than the current configuration. While it is not an in-kind 
replacement due to the increase in height, the proposed height of 32 feet is within the allowable 
limit and does not require variance relief.  
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There is no evidence that the proposed variances will alter the essential character of the 
neighborhood or reduce forest cover in the LDA or RCA. Provided the applicant can satisfy the 
requirements of the Health Department, the proposal will not be detrimental to the public welfare 
or impair the use or development of adjacent property. The Critical Area team has indicated that in 
their opinion the proposal will not affect the air, light and view of the adjacent waterfront 
properties and they offered no objection to the request.  
 
RECOMMENDATION 
 
Based upon the standards set forth in § 18-16-305 under which a variance may be granted, this 
Office recommends conditional approval of variances to construct the dwelling as shown on the 
site plan. Any approval should be conditioned on the applicant being able to satisfy the 
requirements of the Health Department.  
 
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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Chesapeake Bay Critical Area Report 
Herald Harbor ~ Lots 18, 19 & P/O 17 

Tax Map 31, Grid 23, Parcel 390 
Tax Account No. 02-413-12616125 

 
Property Address: 738 Honeysuckle Drive 
   Crownsville, Maryland 21032 
 
Property Owner & Variance Applicant: Kenneth T. Huang 
       
Critical Area Designation: IDA Zoning: R-5  Lot Area: 0.22 Ac. 
 
Site Description 
The subject property is located off Honeysuckle Trail in the Herald Harbor Subdivision.  The 
property is irregular in shape, legal building parcel consisting of approximately 0.22 acres in area 
and is currently improved with a single-family dwelling which is proposed to be razed and 
removed down to the existing slab and a new single family dwelling reconstructed within the 
footprint of the existing home.  The property has a zoning designation of R-5. The site is located 
entirely within the Chesapeake Bay Critical Area with an IDA designation. The existing dwelling 
Is 65.1’ from the shoreline. The site is currently served by a public water and private septic. 
There are several hardships and practical difficulties regarding the redevelopment of the subject 
property. A large portion of the site is within the 100-ft buffer to tidal waters which encumber 
8,345 sq. ft. or 87.16% of the total lot area. Additionally, the FEMA floodline encumbers 5,268 
sq. ft. or 54.43% of the total lot area. Lastly the location of the existing dwelling being sited 2.3’ 
from the side BRL makes the utilization of the existing footprint impossible without granting 
relief to code. The unimproved portion of the site is vegetated with hardwood & evergreens 
trees, understory growth & lawn in good condition. The site is Located on Valentine Creek in a 
Buffer Modified area. 
 
Description and Purpose of Variance Request 
The homeowners propose to construct a new single-family dwelling, drive & associated 
improvements. The proposed improvements do not encroach any further to the shoreline than the 
existing dwelling.  The site will be served by public water & private septic. One 2,000 Gallon 
Rainwater Harvesting cistern is being proposed to provide the required ESDv. The cistern will 
capture rooftop runoff from the entire roof area of the proposed dwelling. The proposed 
improvements are within the size and character of other dwellings in the neighborhood.  Due to 
extent the 100-ft tidal waters buffer on the property, development isn’t possible without 
disturbing the buffer.  However, disturbance within the FEMA flood elevation is proposed 
strictly for the removal of existing lot coverage and installation of the proposed septic system. 
While the existing structure is nonconforming, by sitting the proposed dwelling on top of the 
existing footprint we greatly reduce our impact to the environment, particularly canopy 
disturbance. Therefore, the proposed improvements require variances to Article 18 Section 2-
402(1) of the County Code to the location of a principal structure on a waterfront lot based on an 
approximate average of the location of principal structures on abutting lots intended to keep 
structures relatively in line with one another & requesting a variance to Article 18 Section 4-701 
of the Bulk Regulations of 17.7-feet to the 20- corner side setback in an R-5 zoning district. 
 
 



A pre-filing review was conducted by the Office of Planning and Zoning and comments were 
issued on June 04 2024 by Ms. Joan Jenkins, Ms. Kelly Krinetz & Mr. Habtamu Zeleke of 
Planning and Zoning, the Critical Area team & Inspection & Permits had several comments.  The 
comments were considered, and the site plan was revised accordingly.  A copy of the pre-file 
comments is included with this submittal. 
 
Vegetative Coverage and Clearing 
This property is vegetatively stabilized with developed woodland, including a variety of mature 
hardwood trees ornamental plantings, lawn in good condition & a creeping ivy groundcover 
common to the community of Herald Harbor. The existing on-site wooded area totals roughly 
4,410 s.f. (0.10 Ac.).  Removal of vegetation has been minimized to only that is necessary to 
construct the proposed improvements. By utilizing the existing footprint with a vertical 
expansion, there are no trees slated to be removed as part of this redevelopment, however canopy 
disturbance for the proposed redevelopment is approximately 1,983 s.f. (0.04 Ac.). Reforestation 
requirements for this property will be addressed during the grading permit phase of this project 
in accordance with code requirements. 
 
Lot Coverage 
The site currently has 3,246 s.f. (0.07 Ac.) of impervious coverage.  The proposed impervious 
area for this property is 3,085 s.f. (0.07 Ac.), which is a decrease of 161 s.f. from the existing 
impervious and well below the allowable s.f. of lot coverage for this site.   
 
100-ft Tidal Buffer  
Approximately 8,345 s.f of the subject property falls within the 100-ft tidal waters line, over 
three quarters of the property is within the buffer.  There is proposed disturbance within the 100-
ft buffer as part of this redevelopment, the proposed improvements have been sited overtop of 
the existing dwelling to minimize the disturbance to the buffer to construct the proposed 
dwelling, septic system, stormwater management & associated improvements. While disturbance 
to the 100-ft tidal waters line is unavoidable, a reduction of 161 s.f. of lot coverage within the 
100-ft tidal waters line is being proposed as part of this redevelopment.  
 
Predominant Soils 
The predominant soil type is Sassafras & Croom soils complex, 15 to 25 percent slopes (SME).  
This soil has a type “C” hydrologic classification and is not a hydric soil  based on its land 
formation (soils characteristic of wetlands). 
 
Drainage and Rainwater Control 
Runoff from the site sheetflows across the lawn and ultimately drains to Valentine Creek. The 
proposed redevelopment addresses stormwater management environmental site design to the 
maximum extent practicable via (1) “2,000 gallon rainwater harvesting cistern, to treat the entire 
roof area of the dwelling to address our ESDv. 
 
Stormwater management and sediment and erosion control will be further addressed during the 
permitting phase of the project in order to meet Anne Arundel County design criteria. 
 
 
 
 
 



Conclusions – Variance Standards 
The applicant proposes to construct additions to the existing single-family dwelling, parking pad, 
walk and associated improvements.  The need for the requested Critical Area Variances arises 
from the existing unique nature and constraints of this property, specifically the siting of the 
existing structure, proximity to the 100-ft tidal waters line and encumbrance of the FEMA flood 
line.  It is not possible to complete this project without disturbance to the 100-ft buffer to tidal 
waters. The proposed improvements are consistent in size and nature with other homes along the 
waterfront of Valentine Creek and therefore will not alter the essential character of the 
neighborhood, impair development of adjacent properties, or be detrimental to public welfare. To 
deny the requested variance would deprive the applicant of rights commonly enjoyed by other 
properties in the immediate area. With the implementation of mitigation, and sediment and 
erosion control practices, to be addressed during permitting, the proposed development will not 
cause adverse impacts to fish, wildlife, or water quality in the Critical Area. 
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CRITICAL AREA COMMISSION
FOR THE CHESAPEAKE AND ATLANTIC COASTAL BAYS

1804 WEST STREET, SUITE 100

ANNAPOLIS, MD 21401

PROJECT NOTIFICATION APPLICATION

GENERAL PROJECT INFORMATION

Jurisdiction: Anne Arundel County

Tax Map # Parcel # Block # Lot # Section

31 390 23 18, 19

p/o 17

Block

35

Tax ID| 2-413-12616125

| Project Name (site name, subdivision name, or other) | Herald Harbor

Date August 12, 2025

FOR RESUBMITTAL ONLY

Corrections

Redesign
No Change

Non-Critical Area

* Complete only Page 1

General Project Information

Project location/Address |738 Honeysuckle Trail

City Crownsville, MD. Zip 21032

Local case number

Applicant: Last name | Pruett First name Doug

Company Doug Pruett Construction, Inc.

Application Type (check all that apply):

Building Permit X Variance X

Buffer Management Plan Rezoning
Conditional Use Site Plan

Consistency Report

Disturbance > 5,000 sq ft X

Special Exception
Subdivision

Grading Permit X Other

Local Jurisdiction Contact Information:

Last name: First name

Phone #

Fax #

Response from Commission Required By

Hearing date

Revised 12/17/2024



















ANNE
ARUNDEL
COUNTY

MARYLAND

DEPARTMENT OF HEALTH

J. Howard Beard Health Services Building
3 Harry S. Truman Parkway

Annapolis, Maryland 21401
Phone: 410-222-7095 Fax: 410-222-7294

Maryland Relay (TTY): 711
www.aahealth.org

Tonii Gedin, RN, DNP

Health Officer

MEMORANDUM

TO: Sadé Medina, Zoning Applications

Planning and Zoning Department, MS-6301

FROM: Brian Chew, Program Manager

Bureau of Environmiental Heaith
DATE: August 20, 2025

RE: Tim Kenneth Huang

738 Honeysuckle Trail
Crownsville, MD 21032

NUMBER: 2025-0163-V

SUBJECT: Variance/Special Exception/Rezoning

The Health Department has reviewed the above referenced variance to allow a dwelling with less

setbacks than required and that does not comply with the designated location of a principal
structure on a waterfront.

The Health Department has reviewed the on-site sewage disposal system for the above referenced
property. The Health Department has determined that the proposed request adversely affects the
on-site sewage disposal system. The Health Department recommends denial of the above
referenced request. The proposed house total living space and bedrooms exceeds the existing

home's living space and bedrooms under the holding tank system being proposed.

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

cc: Sterling Seay
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Task Details OPZ Critical Area Team
Assigned Date
08/14/2025

Due Date
09/04/2025

Assigned to
Kelly Krinetz

Assigned to Department
OPZ Critical Area

Current Status
Complete w/ Comments

Status Date
08/26/2025

Action By
Kelly Krinetz

Overtime
No

Comments
I have no objection to the approval of this request. The new dwelling will be no
closer to the shoreline than the existing dwelling and based on the location and
orientation of the neighboring dwellings coupled with the dense vegetation on
site, will not impact the air, light and view of the adjacent waterfront properties.

Start Time

End Time Hours Spent
0.0

Billable
No

Action by Department
OPZ Critical Area

Time Tracking Start Date Est. Completion Date
In Possession Time (hrs) Display E-mail Address in ACA
Estimated Hours
0.0

Display Comment in ACA

Comment Display in ACA
All ACA Users
Record Creator
Licensed Professional
Contact
Owner

 
Task Specific Information

 
Expiration Date Review Notes Reviewer Name
Reviewer Phone Number Reviewer Email

Menu Cancel Help
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Task Details OPZ Cultural Resources
Assigned Date
08/14/2025

Due Date
09/04/2025

Assigned to
Stacy Poulos

Assigned to Department
OPZ Cultural Resources

Current Status
Complete w/ Comments

Status Date
09/05/2025

Action By
Stacy Poulos

Overtime
No

Comments
This property includes an unrecorded historic resource. Our office will need to
conduct our review for the demolition of the existing structure once the permit
application is submitted. A site visit with photo-documentation may be required
prior to demolition approval. Please contact the Historic Sites Planner, Darian
Beverungen, pzbeve19@aacounty.org with any questions.
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Display Comment in ACA

Comment Display in ACA
All ACA Users
Record Creator
Licensed Professional
Contact
Owner
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