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February 16, 2021

Chairman and Members

Surf City Municipal Land Use Board
813 Long Beach Blvd.

Surf City, NJ 08008

Re: Variance Application

Applicant: Joan Quigley Monnig

Block: 78

Lot: 2

Location: 1511 Sunset Avenue

Attorney: Harvey L. York, Esq.

Architect: Arnold E. Boyle, AlIA

Engineer: Robert W. Bucco, PE, CME, CPWM

OLA File No.: SCLU- 20-Monn
SECOND REVIEW

Dear Chairman and Members:

This office is in receipt of and has reviewed the Variance Application for the referenced
site. The property was the subject of prior resolution (2020-05) which granted variances
for lot area and lot width.

The applicant seeks variance relief for maximum building height and maximum building
coverage along with the construction of a seven (7) bedroom, seven and one half (7 %)
bathroom single family dwelling.

This application was heard at the January 27, 2021 Land Use Board Meeting and was
withdrawn to allow for the applicant to provide revised plans. Since that time, the
building footprint and architectural plans have been revised to eliminate variance
relief related to building coverage and building height and also modify the proposed
building setbacks. In all, the total building footprint has been reduced by 229 SF +/-.
Also, the 36-inch high knee wall that was originally proposed on the roof deck has
been removed from the plan and a railing is now proposed along with a 9-inch knee
wall.

The plan submission consists of the following:

A. Variance Map, one (1) Sheet, prepared by Najarian Associates, signed by
Robert W. Bucco, Jr., P.E.,, CME, CPWB, dated 11/09/20 and last revised
2/8/21.

B. Architectural Floor Plans and Elevation Drawings, three (3) Sheets, prepared
by Walters Architecture, signed by Arnold E. Boyle, AIA. The plans are dated
10/01/18, with latest revision date of 2/8/21
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C. Resolution #2020-05 addressed the following concerns:

1. Variance Relief for Lot Area and Lot Width- It was demonstrated that the adjacent lots are
fully developed and there is no opportunity to acquire additional land. Variances were
granted for lot area and lot width, which are pre-existing conditions that are not being
expanded.

2. On Site Parking- Testimony was provided that three (3) on-site parking spaces (9'x20’) would
be stacked in the southerly side yard of the lot to accommodate additional parking for the
proposed seven (7) bedroom single family dwelling.

3. Maximum Building Height- Testimony was provided that the architectural plans would be
revised to remove the knee wall to comply with building height requirements of the
Borough ordinances and no variance was being sought nor granted for building height.

Based on our review of the submitted materials, we offer the following comments for the Board’s
consideration:

1. Zoning:

The property lies within the RA — Single Family Residential Zone and is subject to the following
requirements:

a. Minimum Lot Area- A minimum lot area of 5.000 S.F. is required, whereas 3,375 S.F. is
existing. This existing non-conformity was granted prior variance approval (Resolution
2020-05).

b.  Minimum Lot Width- A minimum lot width of 50 FT is required, whereas 45 FT is existing.
This existing non-conformity was granted prior variance approval (Resolution 2020-05).

c. Front Yard Setback- A 10 FT Minimum Front Yard Setback is required, whereas 14FT
(previously 10.5 FT) is proposed to the building corner. Ornamental uncovered entrance
steps and platform may extend into the front yard five (5) FT, but may not exceed 25 SF in
area, whereas 22 SF if proposed. These conditions meet the minimum requirements of the
ordinance. No Variance relief is required.

d. Maximum Building Height- A maximum building height of 33 FT is permitted whereas 33
FT is proposed to the ridge (previously 35.7 FT to the knee wall) The applicant no longer
requests Variance relief, however, a variance may be required as there is a 9-inch knee
wall described on the plans and exemptions beyond 33 FT maximum height are only
made for deck railings in that “Deck railings on a residential structure shall be
constructed in accordance with the Uniform Construction Codes whereby they shall
be a minimum of 36 inches high. Residential deck railings may be constructed so as
fo exceed the 36 inches in height, but shall be no more than 48 inches in height, and
must have open style balusters spaced in accordance with the Uniform Construction
and/or building codes. Said railing shall be exempt from the height restrictions, as
reflected in the Zoning Ordinances, and shall be subject to review and a permit issued
by the Zoning Official.”

The inclusion of a 9-inch knee wall in the height calculation would increase overall
building height to 33’9”. Testimony shall be provided.
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e. Maximum Lot Coverage- A maximum lot coverage of 35% is permitted, whereas 35%

(previously 41.8%) is proposed. Variance relief is no longer required.

f.  Side Yard Setback — The Variance Map has been revised to note that there is only a 5
FT/10 FT each side yard setback requirement. The proposed 5 FT/13.5 FT (previously 12.1
FT) setbacks conform to the requirements of the ordinance.

Architectural Plans - The submitted plans show the proposed seven (7) bedroom, seven and one
half (7 %) bathroom single family dwelling with associated decks and stairs as well as a rooftop
deck. Although a garage door is proposed along the side of the dwelling, it leads to a storage
area only and no vehicle access is possible. A rooftop deck is also shown with an area that will
be suitable for a hot tub. All construction shall be in compliance with the applicable flood zone
regulations. It appears that the previously proposed elevator has been removed from the
plan.

Air Conditioning Units — We note that the existing A/C units encroach into the setback area by
2 FT. Per Ordinance 2019-17, platforms shall not exceed four (4) FT x eight (8) FT and shall not
encroach more than four (4) FT into the side yard setback. Testimony shall be provided as to the
size of the platform as shown on the Variance Plan within the northerly side yard setback of 5
FT.

Off Street Parking- Two (2) parking spaces are required by code, however considering the
dwelling will have seven (7) bedrooms, that may be inadequate. In Resolution 2020-05,
testimony was provided by John Freeman, P.E. of Najarian Associates, that three (3) stacked on-
site parking spaces would be provided along the southerly side of the property. These spaces
are indicated on the Variance Plan. It is noted that these spaces will be within the 13.5 FT side
yard of the property.

Timber Tie Wall — 85 LF of timber tie wall is proposed along the rear property line and 20 LF on
each side property line to ensure no stormwater runoff will spill onto adjoining properties.

Concrete Curb - Concrete curb is proposed across the frontage of the property including 27 FT of
full face curb and 18 FT of depressed curb.

Sewer and Water Utilities- Sewer and water utilities currently service the existing two-family
dwelling that will be demolished. No changes appear to be proposed as part of this application.
A further review by the Sewer and Water Department is needed to determine if utilities are
adequate to support the seven and one half (7 %) bathroom dwelling.

Flood Zone — The subject site is located within the Zone AE, Elevation 7 as shown on the
Effective FIRM Map and the Preliminary FIRM Map

Additional Approvals/Outside Agencies - Should the Board approve this application, additional
approvals may be required from any other agency having jurisdiction.

a. Compliance with all technical revisions and/or additional information previously indicated.
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b. Any and all other outside agency approvals as may be required.
c. Posting of the required bonds and inspection fees, should site improvements be required.

We recommend this application be deemed complete provided it has met the administrative
requirements of the Borough’s Ordinance.

Very truly yours,

FIL:ASI:blg

cc: Christine Hanneman, Secretary (boroughclerk@surfcitynj.org)

Jenna Letts (jletts@surfcitynj.org)

Sandi Gomez (sgomez@surfcitynj.org)

Kevin S. Quinlan, Esq. (ksgesg@comcast.net)

Harvey L. York, Esq. (Harvey.york@nyplaw.com)
Robert W. Bucco, Ir. PE- Via USPS

Arnold E. Boyle, AIA (aboyle @waltersarchitecture.com)

Joan Quigley Monnig, Applicant (michael.clark@sap.com)

W:\Projects\Clerical\Surf City\Land Use Board\20-08-Monnig-VA-2nd Review.doc
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