
 
​ FINDINGS AND RECOMMENDATION 
​ OFFICE OF PLANNING AND ZONING 
​ ANNE ARUNDEL COUNTY, MARYLAND 
 
 
APPLICANT:  Julie Hamilton​ ASSESSMENT DISTRICT:  2 
 
CASE NUMBER:  2025-0167-V​ COUNCIL DISTRICT: 6 
 
HEARING DATE:  October 30, 2025​ PREPARED BY:  David Russell 
​ Planner  
 
REQUEST 
 
The applicant is seeking a variance to allow dwelling additions with less setbacks1 than required 
and with disturbance to slopes of 15% or greater, on property located at 646 Maid Marion Hill, in 
Annapolis.  
    
LOCATION AND DESCRIPTION OF SITE 
 
The subject property is located approximately 600 feet southeast of the intersection of Sherwood 
Forest Road and Maid Marion Hill Road, within the Sherwood Forest neighborhood (Parcel 295, 
Grid 19, Tax Map 39). This 8,850 square foot, non-waterfront property is generally rectangular 
in shape. The property is zoned R2 – Residential and located entirely within the Chesapeake Bay 
Critical Area, designated as a Limited Development Area (LDA). It is improved with a 2-story 
single family dwelling with an attached deck, and associated facilities.  
 
PROPOSAL 
 
The applicant proposes the construction of dwelling additions, including a second story 
expansion, porch, stairwell addition, screen porch expansion, and lower-level deck underneath an 
existing deck. 
 
REQUESTED VARIANCES 
 
§ 17-8-201 of the Anne Arundel County Code states that development in the limited 
development area (LDA) or in the resource conservation area (RCA) may not occur within 
slopes of 15% or greater unless development will facilitate stabilization of the slope; is to allow 
connection to a public utility; or is to provide direct access to the shoreline. All disturbance shall 
be limited to the minimum necessary. The proposed development will disturb slopes of 15% or 
greater, outside of the above referenced allowable conditions, necessitating a variance to this 
section.  
 
FINDINGS 
 
The property is approximately 8,850 square feet, well below the required R2 minimum lot size of 
20,000 square feet (when not served by public sewer). The property is generally rectangular, but 
irregularly shaped. The property is significantly undersized for the R2 zoning district, when not 

1A setback variance is not required due to the reduction of the minimum front setback to 25 feet with Bill 72-24. 
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served by public sewer. The proposed front facade additions are located near the top of the steep 
slopes, while the second story addition and stairwell addition are relatively within the existing 
footprint. 
 
The property currently has approximately 2,550 square feet (28.8%) of Critical Area lot 
coverage. The applicant proposes an additional 200 square feet, for a total of 2,750 square feet 
(31.1%), which is slightly below the maximum allowable 31.25%.  
 
The existing on-site coverage by structure is approximately 1,390 square feet, with a proposed 
addition of approximately 435 square feet. This results in an approximate total of 1,825 square 
feet of coverage by structure, which is below the 60% maximum allowed in the R2 District. The 
proposed additions are on the front facade of the dwelling, furthest from the designated steep 
slopes impacting the rear of the property.  
 
Agency Comments 
 
The Health Department has reviewed the above referenced variance to allow dwelling additions 
with less setbacks than required and with disturbance to slopes of 15% or greater. 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 submitted and approved by 
the Health Department.  
 
If you have further questions or comments, please contact Brian Chew at 410-222-7413. 
 
The Critical Area Commission reviewed the variance request and provided the following 
comments: 
The applicants are requesting a variance to disturb steep slopes for proposed improvements to an 
existing dwelling, including a second story expansion, porch, stairwell addition, screen porch 
expansion, lower-level deck underneath an existing deck, upgraded septic system, and 
stormwater management. The proposed improvements will result in 207 square feet of new lot 
coverage, 1,000 square feet of woodland clearing, and 1,722 square feet of disturbance to steep 
slopes. The applicants already enjoy extensive outdoor amenity space, including a screen porch 
and two decks; as such the denial of the variance, which proposes to expand outdoor amenity 
space, would not constitute unwarranted hardship. The Administrative Hearing Officer (AHO) 
must find that each and every one of the Critical Area Variance standards have been met, 
including that the proposal meets unwarranted hardship and that this variance would not 
adversely affect water quality and wildlife or plant habitat. If the AHO finds that each and every 
one of the Critical Area variance standards have been addressed, then appropriate mitigation is 
required. 
 
The Critical Area Team provided the following comments: 
The proposed development remains relatively within the existing footprint. We have no objection 
to the proposal. 

The Cultural Resources Department commented the following: 
The proposed development has no adverse effect and this office has no objection to the proposed 
variance. While this property is located in the Sherwood Forest Historic District (AA-941), the 
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structure is a non-contributing resource. The applicant states that the proposed work is "designed 
to remain consistent with the character of the neighborhood. 
 
Variance Criteria 
 
For the granting of a critical area variance, a determination must be made as to whether because 
of certain unique physical conditions peculiar to and inherent in the property, strict 
implementation of the County’s critical area program would result in an unwarranted hardship.  
In this case the on-site slopes of 15% or greater makes any addition impossible without variance 
relief. Relief is warranted to allow the applicant to add second story and stairwell additions to the 
existing dwelling. 
 
A literal interpretation of the County’s critical area program will deprive the applicant of rights 
that are commonly enjoyed by other properties in similar areas within the critical area of the 
County by denying the right to enlarge the existing home with second story and stairwell 
additions. The granting of the variance for these additions will not confer on the applicant special 
privileges that would be denied by COMAR, Title 27. The variance request is not based on 
conditions or circumstances that are the result of actions by the applicant and does not arise from 
any condition relating to land or building use on any neighboring property. The granting of the 
variance will not adversely affect water quality or impact fish, wildlife or plant habitat and will 
be in harmony with the general spirit and intent of the County’s critical area program. The 
presumption that the specific development does not conform to the general purpose and intent of 
the critical area law has been overcome. 
 
As to the proposed screen porch expansion and lower-level deck underneath an existing deck a 
literal interpretation of the County’s critical area program will not deprive the applicant of rights 
that are commonly enjoyed by other properties in similar areas within the critical area of the 
County. There are already extensive outdoor amenity spaces, including a screen porch and two 
decks. Denial of the variance to expand outdoor amenity space would not constitute unwarranted 
hardship. The granting of the variance for these amenities on slopes of 15% or greater may 
adversely affect water quality or impact fish, wildlife or plant habitat and will not be in harmony 
with the general spirit and intent of the County’s critical area program. The presumption that the 
specific development does not conform to the general purpose and intent of the critical area law 
has not been overcome. 
 
With regard to the requirements for all variances the requested variance for the second story and 
stairwell additions is deemed the minimum necessary to provide relief. However, given the 
existence of two decks and a screened-in porch, the request for the screen porch expansion and 
lower-level deck cannot be considered the minimum necessary to afford relief. However, the 
granting of the variance would not alter the essential character of the neighborhood or district in 
which the lot is located, would not substantially impair the appropriate use or development of 
adjacent property, nor would it be detrimental to the public welfare.  
 
 
 
 
 

 



2025-0167-V​ page 4 
 
 
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 variance to § 17-8-201,  to allow 
disturbance of slopes of 15% or greater, in a limited development area (LDA) to allow  the 
second story and stairwell additions and denial of the requested variance to allow the screen 
porch expansion and lower-level deck. 
 
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. 
 
 
 

 

https://aaco-prod-av.accela.com/portlets/appspecinfo/appSpecInfoForm.do?mode=view&fromTab=Y&module=Planning&serviceProviderCode=AACO&ID1=25CAP&ID2=00000&ID3=00MWW&fromTreeGrid=Y
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CIVIL ENGINEERS – LAND SURVEYORS 

Clock Tower Place, 1410 Forest Drive, Suite 35  Annapolis, MD. 21403 
Phone (410) 280-3122  www.drumloyka.com 

August 14, 2025  
 
Anne Arundel County, Office of Planning and Zoning 
2664 Riva Road, 3rd Floor 
Annapolis, MD 21401 
 
RE: SHERWOOD FOREST ~ LOT 646 
 646 Maid Marion Hill 
 Annapolis MD, 21405 
 Variance Application 
 
 
Sir/Madam: 
 
Attached is a variance request application and associated submittal documents for the above 
referenced property.  To allow for modest home additions and associated improvements to the 
subject property, variances to the Anne Arundel County Code are required.  The requested 
variance to the Code relates to Article 17, Section 8-201(a) for development on slopes 15% or 
greater in the LDA and to Article 18, Section 4-601 to setback requirements. 
 
The subject property is a legal non-conforming building lot located in the community of 
Sherwood Forest.  The property is currently improved with a single-family dwelling and 
associated improvements.  The lot is zoned R-2 and is served by community water and a private 
septic system.  The property is located entirely within the Chesapeake Bay Critical Area with an 
LDA land use designation.  The existing dwelling is surrounded by steep slopes on three sides, 
which encumber about half of the property area, limiting and restricting areas that allow 
development without relief from the code.  Primary vegetation consists of hardwood and 
evergreen trees, and creeping ground cover common to wooded areas and the community. 
 
The property owners intend to remodel the existing single-family dwelling and construct an 
addition and second floor. These improvements have been designed to remain consistent with 
the character of the neighborhood and will primarily be situated within the flatter portion of 
the site. Additionally, the project will include a new nitrogen-removing BAT septic tank, further 
enhancing the property's environmental sustainability. Plans for the development are in the 
process of receiving approval from the neighboring properties and are being submitted to the 
Sherwood Forest community 
 
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) of approximately 
1,722-sf of disturbance on slopes 15% or greater in the LDA and to Article 18, Section 4-601 of 
4-ft to the required 30-ft front yard setback.  
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The need for the requested variance arises from the unique physical conditions of the site, 
specifically the size of the lot, the location of the existing structure, and the presence of steep 
slopes.  The subject property is 44% of the required lot size by zoning and half of that area is 
encumbered with steep slopes.  The entire community of Sherwood Forest is encumbered with 
substandard lot sizes, steep slopes, and other environmental challenges.   

The proposed additions are proposed in the only viable location on the property and are 
within the limits of existing improvements.  It does not require any more disturbance 
than if the existing improvements were to be removed or maintained. 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 the 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. 

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, the irregular shape and size of
the lot, and the location of the existing dwelling in relation to the property lines and
steep slopes.  Expanding further to the southeast would cause additional
encroachment into steep slopes, while expansion toward the front (southwest)
aligns better with the existing floorplan and avoids steep slopes. 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 have made extensive efforts to
design the project in a manner that considers the placement of the existing dwelling
and location of surrounding environmental features.
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4. Not based on conditions or circumstances that are the result of actions by the 
applicant - Conditions and circumstances are based on the small and irregular shape 
of the site, the presence of steep slopes, and the location of the existing 
improvements, and are not because of actions by the applicant.   

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.  The addition of stormwater management and a 
nitrogen reducing septic system will also enhance the environmental quality of the 
development.  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 improvements are minimal and utilize the existing 
improvements to minimize disturbance.  

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. 

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 
 
 
 
Katie Yetman 
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Chesapeake Bay Critical Area Report 
Sherwood Forest ~ Lot 646 

Tax Map 39, Grid 19, Parcel 295 
Tax Account No. 02-720-11723505 

 
 

Property Address:  646 Maid Marion Hill              August 14, 2025 
             Annapolis, Maryland 21405  
 
Property Owners & Variance Applicant: Julie Hamilton and William Smith 
       
Critical Area Designation:  LDA   Zoning:  R-2   Lot Area: 0.20 Ac. 
 
Site Description 
The subject property is a legal building lot located off Maid Marion Hill in the community of 
Sherwood Forest.  The site is currently improved with a single-family dwelling, screen porch, 
deck, and associated improvements, which are surrounded by steep slopes.  The lot is zoned R-
2 and is completely within the Chesapeake Bay Critical Area, with an LDA land use designation.  
Private septic and Sherwood Forest public water service the property.  
 
Description and Purpose of Variance Request 
The applicant proposes to construct additions and a second floor to the existing single-family 
dwelling with the associated improvements.  Due to the unique physical conditions inherent to 
the property, the following variance to the Anne Arundel County Code is being requested: 
Article 17, Section 8-201(a) of approximately 1,722-sf of disturbance on slopes 15% or greater 
in the LDA and to Article 18, Section 4-601 of 4-ft to the required 30-ft front yard setback. 
 
The property owners intend to remodel the existing single-family dwelling and construct an 
addition and second floor. These improvements have been designed to remain consistent with 
the character of the neighborhood and will primarily be situated within the flatter portion of 
the site. Additionally, the project will include a new nitrogen-removing BAT septic tank, further 
enhancing the property's environmental sustainability. Plans for the development are in the 
process of receiving approval from the neighboring properties and are being submitted to the 
Sherwood Forest community 
 
Vegetative Coverage and Clearing 
The property's primary vegetation is woodland and creeping ivy that is common to wooded 
areas in the community.  The existing wooded area totals roughly 5,300-sf.  The proposed 
clearing is approximately 1,000-sf.  Reforestation and afforestation requirements for this 
property will be addressed during the permit phase of this project. 
 
Impervious Lot Coverage 
The site currently has 2,543-sf of lot coverage.  The proposed impervious lot coverage for this 
property is 2,750-sf, which is below the allowable amount.  The site currently has 1,391-sf of 



coverage by structures. The proposed coverage by structures is 1,827-sf, which is within the 
allowable amount.  
 
Steep Slopes (slopes > 15%) 
The subject property contains approximately 4,458-sf of steep slopes, or about 50% of the site 
area, all of which are concentrated around the existing improvements.  Approximately, 1,722-sf 
of slopes will be disturbed as part of the proposed construction.  The majority of this 
disturbance is necessary for access, with the remainder allotted for the septic tank replacement 
and stormwater installation. 
 
Predominant Soils 
The predominant soil types are Annapolis Fine Sandy Loam, 40 to 80 percent slopes (AsG) and 
Collington and Annapolis soils, 10 to 15 percent slopes (CRD).  These soils have type “C” and “B” 
hydrologic classifications, and AsG is considered a hydric soil. 
 
Drainage and Rainwater Control 
There appear to be no visible stormwater management devices on site.  Stormwater 
management and sediment and erosion control will be provided for the proposed 
improvements and the specific design computations will be addressed during the permit phase 
of the project in accordance with Anne Arundel County design criteria. 
 
Conclusions – Variance Standards 
The need for the requested variances arises from the unique physical conditions of the site, 
specifically the diminutive size of the lot and the presence of steep slopes.  The proposed 
additions are proposed in the only viable location on the property and are mostly outside of 
steep slopes.  The proposed development does not require any more disturbance than if the 
existing improvements were to be removed or maintained.  The entire community of Sherwood 
Forest is inhabited with steep slopes and most of the lots in Sherwood are well under the 
required 20,000-sf minimum for lots served by a private septic system.  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 will 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 the 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.  
Stormwater Management and reforestation requirements will be addressed during the permit 
phase of the project. Reforestation will be provided on-site to the extent practicable.  
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U.S. Department of Agriculture, Natural Resource Conservation Service –2003 Soil Survey of 
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Jamileh Soueidan -DNR- <jamileh.soueidan@maryland.gov>

CAC Comments: 2025-0167-V; Hamilton (AA 0231-25) and 2025-0099-V; Bisciotti (AA
0236-25)
1 message

Jamileh Soueidan -DNR- <jamileh.soueidan@maryland.gov> Fri, Sep 12, 2025 at 12:14 PM
To: Sadé Medina <pzmedi22@aacounty.org>

Good afternoon,

Our office has reviewed the above-referenced variance and provide the following comments

2025-0167-V; Hamilton (AA 0231-25):The applicants are requesting a variance to disturb steep slopes for
proposed improvements to an existing dwelling, including a second story expansion, porch, stairwell addition,
screen porch expansion, lower-level deck underneath an existing deck, upgraded septic system, and stormwater
management. The proposed improvements will result in 207 square feet of new lot coverage, 1,000 square feet of
woodland clearing, and 1,722 square feet of disturbance to steep slopes. The applicants already enjoy extensive
outdoor amenity space, including a screen porch and two decks; as such the denial of the variance, which
proposes to expand outdoor amenity space, would not constitute unwarranted hardship. The Administrative
Hearing Officer (AHO) must find that each and every one of the Critical Area Variance standards have been met,
including that the proposal meets unwarranted hardship and that this variance would not adversely affect water
quality and wildlife or plant habitat. If the AHO finds that each and every one of the Critical Area variance standards
have been addressed, then appropriate mitigation is required.

2025-0099-V; Bisciotti (AA 0236-25): The applicant is requesting a variance to allow new lot coverage nearer to
the shoreline than the closest façade of the existing principal structure. The applicant proposes to replace an
existing pool and concrete pool deck and remove three retractable awnings. The proposal includes the installation
of wooden decking, reducing the size of the pool and changing the orientation and installing a hot tub within the
footprint of existing lot coverage. This office would like to note that per Natural Resources Article §8-1802(a)(17)(i)
wooden decking would constitute lot coverage. As such, the wooden decking around the pool would constitute lot
coverage and the lot coverage calculations will need to be adjusted to include the area of wooden decking around
the pool.

The Administrative Hearing Officer (AHO) must find that each and every one of the Critical Area Variance
standards have been met, including that the proposal meets unwarranted hardship and that this variance would not
adversely affect water quality and wildlife or plant habitat. If the AHO finds that each and every one of the Critical
Area variance standards have been addressed, then appropriate mitigation is required.

The comments have been entered into the County's online portal. 

Sincerely,
Jamileh Soueidan

--

Critical Area Commission for the
Chesapeake & Atlantic Coastal Bays

dnr.maryland.gov/criticalarea

Jamileh Soueidan (she/her)
Natural Resources Planner
1804 West Street, Suite 100
Annapolis, MD 21401
Office: 410-260-3462
Cell: 667-500-4994 (preferred)
jamileh.soueidan@maryland.gov

9/12/25, 12:14 PM State of Maryland Mail - CAC Comments: 2025-0167-V; Hamilton (AA 0231-25) and 2025-0099-V; Bisciotti (AA 0236-25)

https://mail.google.com/mail/u/0/?ik=38e68fc723&view=pt&search=all&permthid=thread-a:r-7045439131036729061&simpl=msg-a:r-16055554996901… 1/1

http://dnr.maryland.gov/criticalarea
mailto:jamileh.soueidan@maryland.gov
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