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Borough of Rumson Marie DeSoucey

BOROUGH HALL Land Use & Development Official
80 East River Road office  732.842.3300
Rumson, New Jersey 07760-1689 fax  732.219.0714

rumsonnj.gov mdesoucey@rumsonnj.gov

Denial Memorandum

Date: April 9, 2026, updated June 17, 2026

Applicant:  Kevin & Amanda Karl
Address: 17 Heathcliff Road, Rumson, NJ 07760
Block 119, Lot 5, Zone: R-1

[ have reviewed the Land Use & Development Permit application for the construction of
additions to the existing nonconforming principal dwelling. The existing lot is a slightly
undersized, interior, irregular-shaped parcel in the R-1 zone. The existing principal dwelling is
nonconforming due to front yard setback. The applicant proposes to construct a 1,755-sf, two-story
addition to the rear, resulting in additional nonconformities.

As per Borough Ordinance 22-7.3f, relating to nonconforming buildings, a nonconforming
building may not be enlarged, extended, increased in height, width or depth; moved or relocated;
or modified in such a way so as to increase habitable or usable space unless it is changed to conform
and/or the enlargement, extension or addition conforms to all requirements of this chapter and will

not result in the creation of any new nonconformities. Therefore, the application was denied for
the following:

Borough of Rumson Ordinances/Development Regulations

* Expansion of habitable space in a nonconforming dwelling (22-7.3 New)

® (Schedule 5-1) Bulk Variances
o Front yard setback: 100" required, 50 existing / 47.98" proposed. (New, Intensified)
o (Rear addition) Uniquely, the rear addition is partially located in the front yard setback.

(New)

© Minimum Lot Area: 1.5 acre required / 1.46 acre exists (Existing, unchanged)

* (Schedule 5-3) Floor Area: 7,980 square feet permitted / 8,303.1 square feet proposed.
(New)

* (Schedule 5-3) Floor Area Ratio (FAR): 0.124 permitted / 0.130 proposed (New, D-
variance)



Supporting documents to the application include:

e NJDEP Permit Plan for 17 Heathcliff Road. prepared by MCH Engineering Inc.,
signed and sealed by Matthew C. Hockenbury, PE, dated June 19, 2025, rev (2)
October 13, 2025.

o Architectural Plans titled Proposed Additions and Alteration, Karl Residence, 17
Heathcliff Road, prepared by Kurt J. Ludwig, AIA, signed and sealed, issued
December 16, 2025, last revised March 13, 2026, sheet 2 revised April 27, 2026, six
(6) sheets.

If you have any questions or require additional information, please do not hesitate to contact me.

I‘.’i’ (L.'lx ,LL,'l("LL(h‘f
Marie DeSoucey )
Land Use & Development OfﬁC1al

Lo Thomas Rogers, Borough Clerk/Administrator
David M. Marks, P.E., C.M.E., Borough Engineer
Sabine O’Connor, Technical Assistant
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REFERENCE CODES (ONE & TWO FAMILY DWELLING):
* INTERNATIONAL RESIDENTIAL CODE 2021 NJ EDITION (NJAC 5:23-3:21)
with NJ & ICC errata & ISPSC/2021)
* NATIONAL ELECTRICAL CODE (NJAC 5:23-3:16) (NFPA 70) 2020 with (TIA 1-9)
* NATIONAL STANDARD PLUMBING CODE 2021 NJ EDITION with NJ & NSPC errata
* INTERNATIONAL ENERGY CONSERVATION CODE/2021 (Low-Rise Residential)
with ASHRAE 90.1-2019(RESIDENTIAL)
* INTERNATIONAL MECHANICAL CODE 2021 (NJAC 5:23-3:20)
* INTERNATIONAL FUEL GAS CODE 2021
* THE REHABILITATION SUBCODE (NJAC 5:23-6)
* BARRIER FREE SUBCODE - NJAC 5:23 -7 & ICC A117.1 - 2021

. ALL WORK TO BE DONE IN ACCORDANCE WITH THE REFERENCED CODES LISTED ABOVE.
. ALL FOOTINGS TO BEAR ON VIRGIN SOIL ONLY.
. SOIL BEARING CAPACITY ASSUMED TO BE 3000 PSF. IF ACTUAL SOIL BEARING IS DIFFERENT THAN

ASSUMED, NOTIFY ARCHITECT BEFORE PROCEEDING. ARCHITECT NOT RESPONSIBLE FOR VERIFICATION OF
SUBSURFACE CONDITIONS OR BEARING CAPACITIES.

. STEPPED FOOTINGS (WHERE REQD) TO BE AT A RATIO OF ONE FOOT VERTICAL TO TWO FOOT
HORIZONTAL.

. ALL BELOW GRADE BLOCK TO BE HOLLOW LOAD BEARING TYPE.

. ALL CONCRETE TO BE MN. 3,000 PSI @ 28 DAY STRENGTH. (GARAGE & DRIVEWAY SLAB REQURED TO BE
3,500 PSI AR ENTRAINED CONCRETE).

. ALL MORTAR & GROUT TO BE TYPE "M

. CONCRETE PROTECTION FOR REINFORCING STEEL SHALL BE 3".

. ALL REINFORCED BARS SHALL BE NEW BILLET STEEL, DEFORMED TYPE, ASTM A615, GRADE 60 & SHALL

COMPLY WITH ALL CODE REQUREMENTS. REBAR TO BE LAPPED (MNMUM: 20 TMES THE BAR DIAMETER).
ALL FOOTINGS W/ #4 REBAR OR LARGER SHALL PROVIDE GROUNDING WIRE OR REBAR STUB INSTALLED
AS PER LOCAL INSPECTORS REQUREMENTS

. ALL FRAMNG LUMBER TO BE DOUGLAS FR OR SOUTHERN YELLOW PINE NO. 2. MINfs=1300 PSl. ALL
LUMBER IN CONTACT WITH MASONRY TO BE TREATED LUMBER (NOTE: INCLUDE GALVANIZED OR
STAINLESS STEEL ANCHOR BOLTS, OR USE LSL STRAND GUARD - TREATED SILL) (NOTE: ALL PILE
CONNECTIONS TO BE STAINLESS STEEL)

. ALL DIMENSIONS ON PLAN ARE FINISHED DIMENSIONS. CONSULT ARCHTECT FOR FRAMING QUESTIONS OR
DESCRIPTIONS PRIOR TO FRAMING. DO NOT NOTCH OR CUT LUMBER IN ANY NON TYPICAL MANNER.
DISCREPANCIES AND SOLUTIONS SHALL BE REVIEWED AND APPROVED BY ARCHITECT PRIOR TO FRAMING.

. TREATED LUMBER TO BE ACQ WITH REQUIRED FASTENERS, NALS, ETC.
. DOUBLE ALL JOISTS UNDER PARALLEL PARTITIONS.
. MICROLLAM OR PARALLAM LUMBER TO BE EQUAL TO TRUS-JOIST CORP. MICROLLAM OR PARALLAM

LUMBER WITH MNN. (fb=2,800 PSh (NOTE: MICROLLAMS INDICATED ON PLANS CAN BE SUBSTITUTED WITH
PARALLAMS. COMBINATION OF MICROLLAMS CAN BE SUBSTITUTED WITH (D SOLID MICROLLAM OR
PARALLAM WITH EQUAL TOTAL WIDTH AND HEIGHT AS SPECIFIED).

. CONTRACTOR /7 OWNER SHALL PROVIDE ARCHITECT WITH MANUFACTURERS SHOP DRAWINGS OF
PRE-ENGINEERED JOIST SYSTEM (TJI, BLUELINK, ETC) FOR REVIEW AND APPROVAL. PLANS SHALL NOT
BECOME FINAL UNTIL ARCHTECT APPROVAL OF SHOP DRAWINGS.

. ALL NAILNG TO BE DONE IN ACCORDANCE WITH REFERENCE INTERNATIONAL RESIDENTIAL CODE.
. ROOM SIZES INDICATED ON PLAN MAY VARY DEPENDING ON EXISTING FIELD CONDITIONS, ETC.
. INTERIOR WOOD TRM TO BE READY TO RECEIVE PAINT. DOOR HANDLE TO BE LEVER STYLE. EXTERIOR

DOORS TO INCLUDE BARRIER-FREE SILL. INCLUDE DEEP INTERIOR WINDOW SILLS.
. INCLUDE CEMENT BACKER BOARD ON SURFACES RECEIVING TILE.

. WNDOWS TO BE ANDERSEN 400 SERES WITH SCREENS. ALL WINDOW AND DOOR MODEL NUMBERS SHALL
BE CONFIRMED BY THE GONTRACTOR.

. EXTERIOR SIDNG TO BE HARDIE BOARD- TO BE SELECTED BY HOMEOWNER.

. ROOF & WALL SHEATHNG TO BE 1/2° CDX 32/16 EXTERIOR PLYWOQD.

. ROOFING TO BE FIBERGLASS ROOF SHINGLES - TO BE SELECTED BY HOMEOWNER.

. INCLUDE ALL NECESSARY STEP FLASHNG, VENT STACK FLASHING, ETC. FOR A COMPLETE INSTALLATION.

INCLUDE WEATHERWATCH (OR EQUAL ICE AND WATER SHELD AT ALL EAVES, VALLEYS, ETC. INCLUDE
ALUMNUM FLASHNG AT ALL DECK, PORCH, ETC. CONNECTIONS. INSTALL ALL WINDOWS AND DOORS WITH
REQURED WEATHER SEALS AS SPECIFIED BY MANUFAGTURER.

. ELECTRIC LAYOUT IS SCHEMATIC, ALL ELECTRIC WORK TO COMPLY WITH REFERENGED NATIONAL
ELECTRIC CODE. GONFIRM ALL ELECTRIC / LIGHTING WITH HOMEOWNER.

. ALL PLUMBING TO COMPLY WITH REFERENCED NATIONAL STANDARD PLUMBING CODE.
. PROVIDE SHUT-OFF VALVES AT ALL FIXTURES.
. CONTRACTOR RESPONSIBLE FOR OBTAINING ALL NECESSARY PERMITS. OWNER RESPONSIBLE FOR COST

AND PAYMENT OF PERMTS.

. CONTRACTOR TO VERIFY ALL CONDITIONS AND DIMENSIONS IN FIELD AND BE RESPONSIBLE FOR SAME.
CONTRACTOR SHALL INSPECT EXISTING CONDITIONS AND PLAN / COORDINATE ANY REQURED CHANGES
DUE TO THE PROPOSED CONSTRUCTION AS NECESSARY. CONTRACTOR IS RESPONSIBLE FOR CONTACTING
ARCHTECT WITH ANY QUESTIONS, CLARFICATION, FELD DISCREPANCIES, CHANGES, ETC.

. ARCHTECT NOT RESPONSIBLE FOR MEANS AND METHODS OF CONSTRUCTION, COORDINATION, AND
SCHEDULING OF GENERAL CONTRACTORS AND SUBCONTRACTORS OR ANYONE DRECTLY OR INDRECTLY
EMPLOYED BY THEM.

. THE CONSTRUCTION DOCUMENTS SHALL BE VALID FOR A PERIOD OF () YEAR (BASED ON THE
COMPLETION DATE OF THE INITIAL WORKING DRAWINGS). EXPIRED CONSTRUCTION DOCUMENTS SHALL BE
REVIEEWED BY ARCHITECT FOR NECESSARY REVISIONS DUE TO UPDATED CODES, ORDINANCES,
CONSTRUCTION TECHNIQUES, ETC.

. THESE PLANS SHALL NOT BECOME FINAL UNTL APPROVED BY ALL LOCAL (AND OTHER RELEVANT)
DEPARTMENTS, AGENCEES, ETC, THEREFORE, NO WORK SHALL COMMENCE UNTIL ISSUANCE OF ALL
REQURED PERMITS.

Kurt J. Ludwig, AIA

NOTE: A SMOKE DETECTOR SYSTEM MEETING THE REQUREMENTS OF NFPA 72 WILL
BE INSTALLED IN THE DWELLING. THIS WILL INCLUDE (1) SMOKE DETECTOR IN EACH
BEDROOM, (I WITHN 10-0" OF EACH BEDROOM DOOR AND (1 IN EACH STORY. THE
SMOKE DETECTORS WILL INCLUDE BATTERY BACK-UP AND WILL BE INTERCONNECTED
IN SUCH A MANNER THAT THE ACTUATION OF ONE ALARM WILL ACTUATE ALL OF
THE ALARMS.

NOTE: A CARBON MONOXDE ALARMS) SHALL BE INSTALLED. THS ALARM(S) CAN
BE BATTERY, PLUG N OR HARDWRED TYPE. THE ALARM(S) SHALL BE PLACED IN
THE COMMON AREA IN THE VICINTY OF ALL BEDROOMS.

NOTE: ALL WINDOW & DOOR HEADERS TO BE (2)2'x10" UNLESS NOTED OTHERWISE

NOTE: ALL TJ JOISTS, PARALLAMS, AND/OR MICROLLAMS SHALL NOT BE
KNOTCHED, CUT, AND/OR DRILLED WITHOUT PRIOR APPROVAL BY ARCHTECT OR
MANUFACTURER.

Kurt J. Ludwig, AIA
Architect
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ELECTRICAL LEGEND
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HURRICANE TIE H10-A, H10-2 GROUND SNOW LOAD: 30 PSF

HURRICANE STRAP H16

T.Jl. 230 SERES JOISTS

9 Jo” TOP_ MOUNT [TS2.37/9.5 - OVERHEAD DOOR OPERATOR
9 ¥ FACE MOUNT IUS2.37/9.5

PARTITION LEGEND

9 %' SKEWED 45°

* ALL THE ITEMS INDICATED N THE LEGEND MAY NOT BE
SUR/L2.37/9 INCLUDED IN THS PROJECT *
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Table A - End Support

Minimum distance from edge of hole to inside face of nearest end support
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Table B - Intermediate or Cantilever Support
Minimum distance from edge of hole to inside face of nearest intermediate or cantilever support
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Rectangular holes based on measurement of longest side.

Leave " of web (minimum) at top and bottom of hole. DO NOT cut joist flanges.
Tables are based on uniform load tables in current design literature.

For simple span (5' minimum), uniformly loaded joists used in residential applications, one maximum size round hole may be located
at the center of the joist span provided that no other holes occur in the joist.

Kurt J. Ludwig, ATIA
Architect

(732) 846-1141
Fax (732) 846-1143
www . kjludwig.com

Kurt J. Ludwig, AIA, Incorporated

77 North Main Street
Milltown, NJ 08850
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NY LIC.
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PROJECT NAME AND ADDRESS:

KARL RESIDENCE

PROPOSED ADDITION & ALTERATION
17 HEATHCLIFF ROAD
BOROUGH OF RUMSON, NEW JERSEY

BUILDING DATA

CONSTRUCTION CLASSIFICATION: 5B

USE GROUP: R-5
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