
GAMMA ENGINEERING_________________________________________________  

                     1203 West Street, Suite A 
         Annapolis, MD 21401 
         (410)626-1070 Fax (410)267-8619 
         Email blupt@icloud.com 
Anne Arundel County 

Department of Inspections and Permits. 

2664 Riva Road 

Annapolis, MD 21401 

 

November 15, 2025 

REVISED February 8, 2026 Additional Variance (Rear yard) due to unimproved private R/W “D”  

 

22 Hillcrest Rd. Riva, MD. 

Lot 134 Section A, Sylvan Shores, Plat Book 7, Folio 28 

Deed Ref: 39796/315 

Variance  

  

 Please find enclosed a site plan for the above referenced property submitted on behalf of the owner Dave Simez 

of Barn Space L.L.C.  This is provided to support the granting of the variances for the above property.    

 

Background: 

The site consists of 2414 square feet, (0.055 Acres) according to the tax account records.  2627 s.f. or 0.60 Ac. per 

survey 

The minimum lot area required in the R5 zone is 5000 square feet. This lot is about 50% of the required lot area.  

The minimum required lot width is 60’the lot is approximately 34’ wide (57% of the required width) 

The property is zoned R5, critical area IDA does not contain any critical area or non-critical area steep slopes. It is 

currently improved with an existing one-story house built in 1955 that is currently uninhabitable. 

The existing house is served by public water and sewer, these existing services will be extended to the proposed 

house.    

Sylvan Shores was originally platted in 1930, and the existing residence has occupied the lot for the past seventy 

years.  As the site plan indicates, the existing house is non-conforming to the setback along Hillcrest Rd. 

According to the survey, the face of the house is 2’ from the property line/right of way line. Hillcrest Rd.is a 20’ 

public right of way. It is a corner lot, the intersecting street is Elm Road, a variable width, public right of way 

approximately 30 feet wide as it abuts the site. Both rights of way are public; they include water and sewer lines 

that currently serve the existing house and will also be used for the proposed house. 

As the picture indicates, the existing house is in poor condition and is currently uninhabitable. 

The southeast property line boundary fronts a platted right of way that apparently has not been dedicated to public 

ownership and is noted as “Parkway D 25’ R/W” on the Sylvan Shores subdivision plat. 

The existing property consists of coverage of the existing house, driveway, miscellaneous sidewalks and lawn. 

Site is IDA and no significant trees or vegetation were observed on the site. 

 

Proposed Development: 

A single-family home is proposed that is consistent with the zoning and the development pattern of the 

surrounding neighborhood.   

The proposed house will be connected to the existing public water and public sewer and will be provided with 

stormwater management per current requirements. 

Due to the 34’ narrowness of the lot and being surrounded by rights of ways on three sides, a zoning variance is 

necessary to allow any reasonable development of the site. With the 34’+/- lot width, a 15’ side street set back, a 

7’ side yard setback’ the setbacks total 22’ and the lot width is only 34’ resulting in a 12’wide buildable area or a 

mailto:blupt@icloud.com


buildable area of 509 s.f. see plan. A 12 foot wide, 449 square foot buildable footprint does not provide a 

reasonable use of the property. 

 

Requested Variances:  

1. Variance to Side Street: 

15’ Required, 7’ proposed, 8’ variance requested for house; 10’ variance for 6’wide steps and stoop 

projecting from house entrance – Article 18-4-701 

 (Note: steps as architectural feature may project 3’ into required side yard, they are projecting 10’ so variance 

may be described as 7’ for steps as an “architectural feature”)  

2. Variance to Rear Yard Fronting R/W: (requires front setbacks)  

 20’ Required, 15’ proposed, 5’ variance requested to rear area which fronts an unimproved R/W 

(requiring front setback of 20)’, 15’ is proposed, a 5’ variance is requested for house; 8’ for 3’wide steps 

and stoop projecting from house – Article 18-4-701 

 

Considerations:  

• The existing house has 2’ setback, - the typical non R/W required 7’ side yard setback is proposed.  

• The side street variance will allow a 20’ wide house. 20’ is considered a minimal practical house width in 

that anything less will not allow two rooms across creating a “trailer” like floor plan. 

• The rear variance is required because of a “paper street” unimproved R/W requiring a 20’ setback, the 

standard rear setback of 15’ is proposed requiring a 5’ variance and an 8‘variance for steps. The existing 

house is only 4’ away.  The R/W will most likely never be built and as a result serves as additional setback of 

25’ so in reality 25’+ 15’ = 40  the result being 40’ where 20’ is required.  

• As the condition of the existing house is not habitable, this project represents a form of “urban renewal”. 

• Since there is no existing sensitive areas or significant vegetation, the clearing and construction should have 

no adverse environmental impact. (Site is IDA) 

• Due to the existing house having no stormwater management; the proposed house having full storm water 

management an improvement to the environment is provided.   

• Because the existing house is uninhabitable, the proposal will provide additional housing. 

 

In summary: 

1. Without zoning variances, only a 449 square feet footprint, 12 feet wide is possible.  

2. The proposed house footprint of 20’ x 40’ is very modest at 800 sq. ft. 

3. The proposal eliminates the existing eyesore of the existing uninhabitable house.  

4. The proposed house does not result in impact to any existing natural resources.  

5. Because the site will be providing 100% ESD  stormwater management, this represents an improvement to the 

environment. 

6. Provision of a habitable SFD will provide additional housing. 

 

 Conditions that must be met for the granting of a zoning variance 18-16-305 (Variances are to 

setbacks (zoning) and the critical area category is IDA)  

1.  Because of certain unique physical conditions, such as irregularity, narrowness or shallowness of lot 

size and shape or exceptional topographical conditions peculiar to and inherent in the particular lot, 

there is no reasonable possibility of developing the lot in strict conformance with this article; or 

As discussed above, the narrowness of the lot,  the overall lot length and especially, having right 

aways on three side are all unique conditions particular to this site. 

2. Because of exceptional circumstances other than financial considerations, the grant of a variance is 

necessary to avoid practical difficulties or unnecessary hardship and to enable the applicant to develop 

the lot. 



As discussed above, if all the setbacks are adhered to, there is only 449 square feet of buildable 

area,  This is not adequate to construct a reasonable sized house that will be utilized by residents in 

this area.  

3. The variance is the minimum variance necessary to afford relief; As discussed above, if all the the 

variances are granted, it allows an 800 square foot footprint house, a minimum house.   

4. The granting of the variance will not: (i) alter the essential character of the neighborhood or district in 

which the lot is located; (ii) substantially impair the appropriate use or development of adjacent 

property; 

As discussed above, the house is consistent with the neighborhood and therefore will not alter the 

character of the neighborhood and the district in which it is located.  The house being consistent 

with the neighborhood and only having a single house on one side of the four sides will not impact 

that single house. 

 

 
If there are any questions or further information is necessary, Gamma Engineering can be contacted at 410-626-

1070 or e-mail blupt@icloud.com. 

 

Sincerely, 

 

Michael Helfrich, P.E. 

 

   
 Figures 1 and 2 - Existing house at site to be replaced  
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GRADING PERMIT PLANS

VARIANCE SITE PLAN
120� WEST STREET SUITE A

ANNAPOLIS� MD 21�01

PHONE (�10) �2�-10�0
FAX (�10) 2��-��1�

EMAIL: EOXSW#LFORXG.FRP

LOT 1��
22 HILLCREST ROAD

RIVA� MD 211�0
SYLVAN SHORES

TAX MAP 50� GRID 22� PARCEL 1�0� LOT 1��  PLAT REF: 2����5�1
TAX ACCT � 02-���-0210�2�1� DEED REF: ������� 00�15

2QG DISTRICT� ANNE ARUNDEL COUNTY� MD� =ONING R5�IDA

DATE:  Feb 09 , 2026

VICINITY MAP
SCALE: 1" = 2000'

1. TOTAL AREA OF SITE IS 2��2�.5 S4. FT. OR 0.0� AC. AND BASED 
ON CURRENT DEED.

2. THE PREDOMINANT SOIL TYPE IS AXD - ANNAPOLIS-URBAN LAND
COMPLEX� 5 TO 15 PERCENT SLOPES. (HYDROLOGIC SOIL TYPE (C)

�. FIELD RUN TOPOGRAPHIC SURVEY CONDUCTED ON ��5�2025 BY 
STEVE -UPIT=� MD SURVEYOR� LIC.� ���. WORKING UNDER 
COMPANY NAME "STEVEN -UPIT=".

�. ALL SPOIL SHALL BE HAULED TO AN APPROVED SPOIL SITE WITH 
APPROVED SEDIMENT CONTROL MEASURES.

5. THE CONTRACTOR SHALL NOTIFY "MISS UTILITY" �� HOURS PRIOR
TO INITIATING CONSTRUCTION.

�. VOLUME OF CUT IS 1�0 C.Y. AND THE VOLUME OF FILL IS 1�0 C.Y
�. SPLASH BLOCKS SHALL BE PROVIDED AT ALL DOWN SPOUTS. ALL

SPLASH BLOCKS SHALL BE DISCHARGE INTO SWM DEVICES.
�. THE PROPOSED WORK IS NOT LOCATED WITHIN THE 100 YEAR 

FLOODPLAIN.
�. THE CRITICAL AREA CLASSIFICATION IS IDA.
10. THE =ONING IS R-5.
11. THE SITE'S PHYSICAL ADDRESS IS: 22 HILLCREST ROAD� RIVA� MD

211�0.
12. THE PLAT REFERENCE IS � � 2�.
1�. THE DEED REFERENCE IS #  (����� � �15).
1�. WATER SERVICE AREA (W-�) IS ANNAPOLIS CITY AND CATEGORY IS

EXISTING PUBLIC SERVICE� SEWER SERVICE AREA (S-�) IS 
ANNAPOLIS AND CATEGORY IS EXISTING SERVICE.

15. SITE IS IN THE SOUTH RIVER WATERSHED.
1�. SITE IS NOT WITHIN ANY BOG DRAINAGE OR IMPACT AREA.
1�. SITE IS IN FLOOD =ONE 'X' PER FEMA MAP 

2�00�C022�F.
1�. SITE IS IN THE BUFFER MODIFICATION AREA.
1�. NO STEEP SLOPES ON SITE.

GENERAL NOTES

SITE

1. THE TOTAL AREA OF SITE IS 2��2�.5 S4. FT. OR 0.0� AC. BASED ON 
CURRENT DEED.
2. THE TOTAL PROPOSED LIMITS OF DISTURBANCE AREA IS 2��2�.5 S4. FT.OR 0.0� AC.
�. AREA MECHANICALLY STABILI=ED IS 1�225 S4. FT. OR 0.02� AC.
�. AREA VEGETATIVELY STABILI=ED IS 1��02.5 S4. FT. OR 0.02� AC.
5. EX. SITE FORESTED AREA = 0 S4. FT.
�. THE LOT IMPERVIOUS TABULATION IN S4. FT. IS:

OVERALL ONSITE AREA TABULATION

EX. TO BE
REMOVED
���
1��
��1
0
1���1

HOUSE
PORCH�DECK
DRIVE
EX.ROAD
TOTAL

PROPOSED
�00
0
���
0
1�1��

EX.
���
1��
��1
��
1�55�
 (5�.�� OF SITE)

TOTAL
�00
0
���
��
1�225
��.�� OF SITE

�. ALLOWABLE LOT COVERAGE = IDA� RE4UIRES UNDERLYING =ONING R5 (�5�)
�. STORMWATER MANAGEMENT TO BE PROVIDED VIA ESD PRACTICE VIA DRY WELLS� 

DESIGNED TO MEET 10� RULE.

SCALE: 1" = 10'

EX.	PR. HOUSE EXHIBIT
SCALE: 1" = 20'

BUILDABLE AREA EXHIBIT
SCALE: 1" = 20'

5

.

0

'

EXISTING HOUSE

EXISTING HOUSE PHOTO

BARNSPACE� LLC.
1��� ANGLESEY DR

DAVIDSONVILLE� MD 210�5

PROPOSED FRONT HOUSE ELEVATION

PROPOSED REAR HOUSE ELEVATION
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VARIANCE RE4UESTS
 SITE IS IN CHESAPEAKE BAY CRITICAL AREA - IDA
 SITE HAS NO C.A. STEEP SLOPES OR WOODS OR
SIGNIFICANT VEGETATION.
VARIANCE RE4UESTS
1. A �' VARIANCE TO THE RE4UIRED 15' SIDE STREET

SETBACK IS RE4UESTED TO PROVIDE A �' 
SETBACK FOR THE HOUSE (1�-�-�01).
(10' VARIANCE TO ALLOW  �.�' WIDE STEPS TO
BE 5' FROM PROPERTY LINE)

2. A VARIANCE TO THE REAR � R.O.W. RE4UIRESD
SETBACK OF 20'� A �' STOOP WILL RE4UIRE �'
VARIANCE  (IF 1�-2-�01 DOES NOT APPLY)

NOTE: THE R.O.W. IS NOT IMPROVED AND IN ALL
PROBABILITY WILL NEVER BE IMPROVED.

FRONT DOOR STEP SETBACK EXHIBIT REAR STEP SETBACK EXHIBIT
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�"[5' STOOP EXTENDS �'
INTO RE4UIRED SETBACK

SETBACK TABLE

SIDE STREET SETBACK EXHIBIT
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