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RESOLUTION OF FINDINGS AND CONCLUSION 

BOARD OF ADJUSTMENT 
BOROUGH OF RUMSON 
BLOCK 79, LOT 3 

  
 WHEREAS, Bedlam, LLC has applied to the Board of Adjustment 
of the Borough of Rumson for permission to raze the existing 
single family house and construct a new single family house with 
accessory in-ground pool, terrace, driveway and generator as 
shown on the plans at the existing premises located at 7 Black 
Point Horseshoe, known as Block 79, Lot 3 on the Tax Map of the 
Borough of Rumson, and which premises are in the R-2 Zone; and 
 
 WHEREAS, on September 20, 2022, at a meeting of the Board, 
due notice having been given the adjoining property owners and 
published in accordance with N.J.S.A. 40:55D-12 as appears by 
affidavits filed with the Board, and a quorum being present, the 
aforementioned application was heard; and 
 
 WHEREAS, the Board, after carefully considering the evidence 
presented by the Applicant and the public, including 
site/architectural plans, site plan sheet and sheets Z0.0, Z0.1, 
Z1.1, Z1.3, Z2.0, Z2.1 and survey by J. Luts, L.S. dated July 15, 
2021, has made the following findings: 
 
 
 1. The property is a 45560 s.f. almost rectangular lot, 

containing an existing single family house, having 
approximately 150 feet frontage on Black Point 

Horseshoe and depth of about 405 feet to rear frontage 
on the Navesink River.  The Applicant proposes to raze 
the existing house and construct a new 8265 s.f. single 
family house with accessory in-ground pool, terrace, 
driveway, air conditioning units, and generator, all 
shown on the plans.  The proposal meets all bulk, 
coverage and floor area limitations, except that the 
existing lot is slightly deficient or nonconforming as 
to the minimum diameter for interior lot shape (100 
feet required, 95.86 feet existing).  Other than that, 
the proposal is entirely conforming. 

 
 2. As noted by the Board during the proceedings, the lot 

shape diameter requirement is generally relevant in 

subdivision applications, as a standard to assist in 
establishing regularly shaped lots and avoiding 
irregularly shaped lots that technically meet size and 
width/depth standards.  Conformance with the lot shape 
diameter standard has typically and generally been 
determined and deemed as technical and of no real 
impact or relevance in applications concerning existing 
lots in developed areas before the Zoning Board.  In 
fact, as presented at the Hearing, in a recent Superior 



2 
 

Court decision entitled Michael McCarty v. Planning 

Board of Borough of Rumson, Docket No. L-3465-20, the 
Court invalidated a Planning Board denial of a 
subdivision application to create a new lot conforming 
in all particulars other than the lot shape diameter.  
The Court found the Planning Board Denial on the basis 
of noncompliance with the lot shape was unwarranted and 
arbitrary. 

 
 3. The Applicant presented testimony from its architect, 

describing and detailing the improvements proposed, and 
from a Planner detailing the planning basis and 
justifications as to the lot shape diameter 
nonconformity being technical and non-applicable to an 
existing lot that is otherwise conforming and which 

cannot be reconfigured.  As noted, the testimony 
established that the proposed improvements are 
appropriate and compatible with the zoning plan and the 
neighborhood scheme.  The Board found the testimony to 
be substantive and accurate, and fully supporting the 
relief requested. 

 
 4. Upon the completion of the Applicant’s affirmative 

presentation, one nearby property owner appeared --- 
that being one Michael McCarty the successful Plaintiff 
in the recently decided Superior Court case referenced 
above.  Mr. McCarty requested that the Hearing be 
adjourned and continued to the next Hearing as he 
indicated he had insufficient time to consult or engage 
an attorney or expert.  No other objectors or neighbors 

appeared.  
 
 5. Upon inquiry, McCarty could or would not explain or 

enunciate any issue or objection to the relief 
requested or any detriment to his property or the 
neighborhood.  In fact, as noted the Court decision 
regarding his subdivision application was to the effect 
that the lot shape nonconformity was not particularly 
relevant.  The inability to enunciate any claim or 
detriment, together with the circumstances of the 
McCarty Court case, gave a basis to suspect that his 
objection/position is grounded in personal motives, not 
land use issues.  Further, the lot shape nonconformity 
is de minimus, and could not possible serve as a legal 

basis to defer approval.  Given that no reason or basis 
was presented to continue or carry the Hearing and 
require the Applicant and its experts to reappear at 
some future continuation of the Hearing, the Board 
concluded that a deferral of a determination on the 
application was not warranted.  Therefore, the Board 
determined not to exercise its discretion to adjourn or 
extend the Hearing to a date in the future. 
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 6. As to the substantive merits of the Application, as 

noted the proposal conforms to zoning requirements in 
all particulars, other than the minimal nonconformity 
in lot shape circle.  That nonconformity cannot be 
changed as the lot is existing in an established 
neighborhood and zoning, and is appropriate for 
approval.  The Board finds that the Lot as presently 
configured has existed for many years with a house 
thereon, and the Lot is part of and compatible with the 
neighborhood.  No property exists or is available to 
reshape the Lot to eliminate the Lot shape 
nonconformity.  The new house complies with all other 
bulk standards and will enhance the appearance and 
utility of the property and the neighborhood. 

 

 WHEREAS, based upon the foregoing testimony and findings of 
fact, the Board finds that with respect to the specific premises 
the purposes of the Land Use Act would be advanced by a deviation 
from the Zoning Ordinance and the requirements and the benefits 
of this deviation would substantially outweigh any detriment; and 
that the relief requested by applicants can be granted without 
substantial detriment to the public good and without 
substantially impairing the intent and purpose of the Zone Plan 
and Zoning Ordinance of the Borough of Rumson and to deny the 
application would result in peculiar and exceptional practical 
difficulties or exceptional and undue hardship upon the 
applicants. 
 
 NOW THEREFORE BE IT RESOLVED by the Board of Adjustment of 
the Borough of Rumson on this 19th day of October, 2022 that the 

application of Bedlam, LLC for a to raze the existing single 
family house and construct a new single family house with 
accessory in-ground pool, terrace, driveway and generator as 
shown on the plans as agreed to and amended and the testimony and 
evidence presented at the hearing, be granted upon the following 
conditions: 
 

1.  That this variance will be deemed to be void by 
abandonment if a building permit is not issued within 
one year from the date hereof. 

 
2.  All factual representations made on behalf of the 

applicants are incorporated herein as conditions of 
this variance.  

 
3.   The action of the Board of Adjustment in approving this 

application shall not relieve the applicants of 
responsibility for any damage caused by this project, 
nor does the Board of Adjustment or the Borough of 
Rumson accept or have any responsibility or liability 
for the structural design of the project or for any 
damage which may be caused by the project. 
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4. Prior to issuance of any Certificate of Occupancy the 

applicant must repair or replace any curb, sidewalk, or 
street pavement damaged, in the judgment of the Borough 
Administrative Officer, as part of or by reason of the 
construction of the project. 

 
 
5. The following must be accomplished prior to the 

issuance of a development, zoning and/or building 
permit: 

 
 

a.  Evidence must be provided by the applicant that 
the permits and approvals listed in subsection 22-
3.4a,4 of the Development Regulations have, where 

applicable, been obtained. 
 
b. Taxes must be current. 
 
c. If applicable, inspection fees as required by 

subsection 22-3.14m and n of the Development 
Regulations must be paid by the applicant. 

 
d. Any outstanding review fees or escrow deficiency 

must be paid. 
 
e. Notice must be published as required by subsection 

22-3.3e, 5 of the Development Regulations. 
 
 Above Resolution moved by                        ,  

seconded by                         , and on roll call the  
following vote was recorded: 
 
 In the Affirmative: 
 
 In the Negative: 
 
 Abstain: 
 
 The foregoing is a true copy of a Resolution adopted by the 
Board of Adjustment of the Borough of Rumson at its meeting on 
October 19, 2022, as copied from the Minutes of said meeting.  
 
 

 
DATE: October 19, 2022           
      Secretary 
      Board of Adjustment   
 



1 
 

 
RESOLUTION OF FINDINGS AND CONCLUSION 

BOARD OF ADJUSTMENT 
BOROUGH OF RUMSON 
BLOCK 109, LOT 1 

  
 WHEREAS, Teresa and Dana Pearson has applied to the Board of 
Adjustment of the Borough of Rumson for permission to construct a 
second floor addition with new covered front porch, one story 
rear addition, rear paver patio and cabana at the existing 
premises located at 6 Buttonwood Lane East, known as Block 109, 
Lot 1 on the Tax Map of the Borough of Rumson, and which premises 
are in the R-1 Zone; and 
 
 WHEREAS, on July 19th and September 20, 2022, at a meeting 
of the Board, due notice having been given the adjoining property 
owners and published in accordance with N.J.S.A. 40:55D-12 as 
appears by affidavits filed with the Board, and a quorum being 
present, the aforementioned application was heard; and 
 
 WHEREAS, the Board, after carefully considering the evidence 
presented by the Applicant and the public, including a 
site/architectural plans by A. Condouris, architect, sheets V1, 
V2, V3, V4, V5 all dated August 24, 2022, has made the following 
findings: 
 
 
 1. The property is a single family house with an existing 

in-ground pool and shed.  The Applicant proposes to 
renovate and expand the house by adding a second floor 

addition with a new covered front porch, a one story 
rear addition, a rear paver patio and initially 
proposed a 20’ by 16’ cabana/pool house.  Variances 
were required for existing nonconformities of lot shape 
(100 feet required, 25 feet existing), rear yard 
setback (40 feet required, 29.8 feet existing), and 
front yard setback (75 feet required, 57.8 feet 
existing).  The new construction further required a 
building coverage variance (4295 s.f. maximum, as 
finally proposed 4492 s.f.). 

 
 2. The Applicant at the July meeting, proposed a cabana of 

20’ by 16’, which would result in a building coverage 
of 4752 s.f. After further discussion, the Board 

expressed concern that there was no legal justification 
for the almost 500 s.f. overage on building coverage.  
No objectors or neighbor appeared.  The lot at 1.04 
acres is of sufficient size for the improvements noted 
other than the building coverage issue.  The Applicant 
requested a continuance to reconsider and reduce the 
proposed cabana size. 
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 3. Revised plans were presented at the September meeting 

that reduced the cabana/pool house to 12’ by 18’, 
reducing the building coverage to 4492 s.f.  With that 
reduction, the Board concluded the revised proposal 
could properly be approved.  The other nonconformities 
are pre-existing and cannot be changed.  The building 
coverage overage is relatively minimal, and the lot is 
of sufficient size so that there is no detriment to the 
neighbors or site plan.  No objectors appeared. 

 
 WHEREAS, based upon the foregoing testimony and findings of 
fact, the Board finds that with respect to the specific premises 
the purposes of the Land Use Act would be advanced by a deviation 
from the Zoning Ordinance and the requirements and the benefits 
of this deviation would substantially outweigh any detriment; and 

that the relief requested by applicants can be granted without 
substantial detriment to the public good and without 
substantially impairing the intent and purpose of the Zone Plan 
and Zoning Ordinance of the Borough of Rumson and to deny the 
application would result in peculiar and exceptional practical 
difficulties or exceptional and undue hardship upon the 
applicants. 
 
 NOW THEREFORE BE IT RESOLVED by the Board of Adjustment of 
the Borough of Rumson on this 19th day of October, 2022 that the 
application of Teresa and Dana Pearson to construct a second 
floor addition with new covered front porch, one story rear 
addition, rear paver patio and cabana as shown on the plans as 
agreed to and amended and the testimony and evidence presented at 
the hearing, be granted upon the following conditions: 

 
1.  That this variance will be deemed to be void by 

abandonment if a building permit is not issued within 
one year from the date hereof. 

 
2.  All factual representations made on behalf of the 

applicants are incorporated herein as conditions of 
this variance.  

 
3.   The action of the Board of Adjustment in approving this 

application shall not relieve the applicants of 
responsibility for any damage caused by this project, 
nor does the Board of Adjustment or the Borough of 
Rumson accept or have any responsibility or liability 

for the structural design of the project or for any 
damage which may be caused by the project. 

 
4. Prior to issuance of any Certificate of Occupancy the 

applicant must repair or replace any curb, sidewalk, or 
street pavement damaged, in the judgment of the Borough 
Administrative Officer, as part of or by reason of the 
construction of the project. 
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5. The following must be accomplished prior to the 
issuance of a development, zoning and/or building 
permit: 

 
a.  Evidence must be provided by the applicant that 

the permits and approvals listed in subsection 22-
3.4a, 4 of the Development Regulations have, where 
applicable, been obtained. 

 
b. Taxes must be current. 
 
c. If applicable, inspection fees as required by 

subsection 22-3.14m and n of the Development 
Regulations must be paid by the applicant. 

 
d. Any outstanding review fees or escrow deficiency 

must be paid. 
 
e. Notice must be published as required by subsection 

22-3.3e, 5 of the Development Regulations. 
 
6. Permanent condition:  The cabana/pool house will be 

used for pool related purposes and will not be used for 
sleeping quarters or as a separate residence/apartment. 
There will be no heat in the cabana. 

 
 Above Resolution moved by                        ,  
seconded by                         , and on roll call the  
following vote was recorded: 

 
 In the Affirmative: 
 
 In the Negative: 
 
 Abstain: 
 
 The foregoing is a true copy of a Resolution adopted by the 
Board of Adjustment of the Borough of Rumson at its meeting on 
October 19, 2022, as copied from the Minutes of said meeting.  
 
 
 
DATE: October 19, 2022           

      Secretary 
      Board of Adjustment   
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RESOLUTION OF FINDINGS AND CONCLUSION 

BOARD OF ADJUSTMENT 
BOROUGH OF RUMSON 
BLOCK 126, LOT 8 

  
 WHEREAS, Michael Remey has applied to the Board of 

Adjustment of the Borough of Rumson for permission to construct 
and add to an existing accessory structure in the front yard a 
one story addition with a roof deck on either size of the 
structure as shown on the plans at the existing premises located 
at 50 Shrewsbury Drive, known as Block 126, Lot 8 on the Tax Map 
of the Borough of Rumson, and which premises are in the R-1 Zone; 
and 
 

 WHEREAS, on September 20, 2022, at a meeting of the Board, 
due notice having been given the adjoining property owners and 
published in accordance with N.J.S.A. 40:55D-12 as appears by 
affidavits filed with the Board, and a quorum being present, the 
aforementioned application was heard; and 
 
 WHEREAS, the Board, after carefully considering the evidence 
presented by the Applicant and the public, including a 
site/architectural plan by A. Scalise, AIA, sheets A002, A101, 
A201, all dated last revised August 3, 2022, and site photographs 
(9) by A. Scalise dated August 9, 2022, has made the following 
findings: 
 
 
 1. The property is an existing older single family house 

with an existing pool and relatively unique older stone 
pool house located in the front yard of the property.  
The property is a large rectangular lot (3.55 acres) 
with the house located about 640 feet setback in the 
rear in a wooded area.  The existing pool/house is 
about 100 years old and is in the front yard, about 437 
feet setback from the street; the pool house has a 
distinctive architecture/character as shown in the site 
photographs.  The Applicant proposes to expand the pool 
house by adding living space/wings on the north and 
south sides, with a roof deck on each addition, as 
shown on the plans.  There are no changes or additions 
proposed to the main house.  Variance relief is 
required as accessory structures are not permitted in 

the front yard, and the Applicant is proposing to 
expand the non-permitted accessory structure.  The 
proposal will expand the existing 947 s.f. structure to 
1480 s.f. proposed. 

 
 2. The property is very substantial in size and is 

relatively unique with its large front yard and 
structures set well back from the street.  The 
structures were constructed many years ago, and the 
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pool house/cabana has a unique distinctive character.  

The proposal is to modestly expand that accessory 
structure by relatively modest additions on the north 
and south sides, as detailed in the plans.  The 
additions will be compatible with the existing 
structure.  One neighbor appeared and spoke in favor of 
the proposal.  The accessory structure remains setback 
over 400 feet from the street.  The lot layout is pre-
existing, with the structures built in the early 
1900’s.  The proposed expansion will enhance the 
utility of the property without any detrimental impact 
on the neighborhood or the zone plan.  The Applicant 
agreed that the pool house/cabana will not be heated, 
and will not be used as separate sleeping quarters or 
as a separate apartment, and that is stated herein as a 

condition.  The Board concluded that the proposed 
expansion may be properly approved as it will enhance 
the utility of the property without any substantial 
detriment to the neighborhood or zone plan.  

 
 WHEREAS, based upon the foregoing testimony and findings of 
fact, the Board finds that with respect to the specific premises 
the purposes of the Land Use Act would be advanced by a deviation 
from the Zoning Ordinance and the requirements and the benefits 
of this deviation would substantially outweigh any detriment; and 
that the relief requested by applicants can be granted without 
substantial detriment to the public good and without 
substantially impairing the intent and purpose of the Zone Plan 
and Zoning Ordinance of the Borough of Rumson and to deny the 
application would result in peculiar and exceptional practical 

difficulties or exceptional and undue hardship upon the 
applicants. 
 
 NOW THEREFORE BE IT RESOLVED by the Board of Adjustment of 
the Borough of Rumson on this 19th day of October, 2022 that the 
application of Michael Remey to construct and add to an existing 
accessory structure in the front yard a one story addition with a 
roof deck on either size of the structure as shown on the plans 
as agreed to and amended and the testimony and evidence presented 
at the hearing, be granted upon the following conditions: 
 

1.  That this variance will be deemed to be void by 
abandonment if a building permit is not issued within 
one year from the date hereof. 

 
2.  All factual representations made on behalf of the 

applicants are incorporated herein as conditions of 
this variance.  

 
3.   The action of the Board of Adjustment in approving this 

application shall not relieve the applicants of 
responsibility for any damage caused by this project, 
nor does the Board of Adjustment or the Borough of 
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Rumson accept or have any responsibility or liability 

for the structural design of the project or for any 
damage which may be caused by the project. 

 
4. Prior to issuance of any Certificate of Occupancy the 

applicant must repair or replace any curb, sidewalk, or 
street pavement damaged, in the judgment of the Borough 
Administrative Officer, as part of or by reason of the 
construction of the project. 

 
5. The following must be accomplished prior to the 

issuance of a development, zoning and/or building 
permit: 

 
a.  Evidence must be provided by the applicant that 

the permits and approvals listed in subsection 22-
3.4a, 4 of the Development Regulations have, where 
applicable, been obtained. 

 
b. Taxes must be current. 
 
c. If applicable, inspection fees as required by 

subsection 22-3.14m and n of the Development 
Regulations must be paid by the applicant. 

 
d. Any outstanding review fees or escrow deficiency 

must be paid. 
 
e. Notice must be published as required by subsection 

22-3.3e, 5 of the Development Regulations. 

 
6. Permanent condition:  The cabana/pool house will be 

used for pool related purposes and will not be used for 
sleeping quarters or as a separate residence/apartment. 
 There will be no heat in the cabana. 

 
 Above Resolution moved by                        ,  
seconded by                         , and on roll call the  
following vote was recorded: 
 
 In the Affirmative: 
 
 In the Negative: 
 

 Abstain: 
 
 The foregoing is a true copy of a Resolution adopted by the 
Board of Adjustment of the Borough of Rumson at its meeting on 
October 19, 2022, as copied from the Minutes of said meeting.  
 
 
DATE: October 19, 2022           
      Secretary 
      Board of Adjustment   
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