
 

 
 
 
November 21, 2024 
 
Borough of Emerson 
c/o Jeff Bischoff, Chairman 
Emerson Land Use Board 
One Municipal Plaza 
Emerson, NJ 07630 
 
RE: Variance Application – Engineering Review 
 Applicant: Family Promise of Bergen County  

436 Old Hook Road (Block 1101, Lot 5.04) 
Borough of Emerson, Bergen County, New Jersey 

 
 

Dear Mr. Bischoff: 
 
On behalf of the applicant, Family Promise of Bergen County, L2A has prepared this letter which 
responds to the latest review letters received from the Borough’s professionals. Specifically, the 
responses below have been prepared to address the Engineering Review comments by Neglia Group, 
dated 7/5/2024 and Planning comments by T&M Associates, dated 7/9/2024. Informational and 
addressed comments have been omitted from this letter. 
 
In addition to the items enumerated below, the proposed improvements include: an outdoor recreation 
area enclosed via 6 FT high vinyl fence, asphalt speed bumps within parking lot, and incidental 
improvements associated with these changes.  
 
Neglia Engineering Report – 7/5/2024 
 
2. Engineering Comments 

2.17 Per our previous testimony, the applicant is not seeking a variance for the number of sign 
colors. The architectural plans can be revised to comply. 

 
3. Grading, Drainage, & Utility Comments 

3.7 Should the application be approved, documentation of the televised utility lines shall be 
provided. 

3.8 The applicant continues to coordinate utility “will-serve” letters, however, no agency has been 
forthcoming. 

3.9 The drywell calculations have been revised to meet the Borough standard of retaining a volume 
equal to a two (2) inch rainfall and incidental changes.  The storage bed has been revised to be a 
10’x30’ rectangular stone pit. 

3.10 If the application is approved, groundwater mounding analysis shall be provided prior to 
construction. 

3.11 If the application is approved, a percolation test shall be performed prior to the installation of 
the infiltration system, and Neglia shall be notified a minimum forty-eight (48) hours in advance.   

 
4. Soil Movement Comments 

4.2 The limit of disturbance has been updated to 4,824 SF to account for the drywell installation.   
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4.3 Note #13 has been added on the Grading, Excavation, and Backfilling Notes, see Sheet C-02 
(General Notes). 

 
5. Traffic Comments 

5.1 The applicant continues to coordinate approval with the Police and Fire Departments.   
 

T&M Associates Planning Report – 7/9/2024 
 

Plan Revisions 
4. The architectural plans can be revised accordingly. 
6. A variance is being requested for the remaining insufficient trees in the parking lot.   
8. Additional landscaping shall be provided as a condition of approval if necessary. 
9. A Fire Truck Turn Exhibit was provided at the public hearing.     
12. The architectural plans can be revised accordingly. 
13. The architectural plans can be revised accordingly. 
 

 Miscellaneous 
23. The plan has been revised to provide a 6 FT high vinyl privacy fence around the outdoor 

recreation area.  Approval from the Borough Police Department shall be coordinated. 
24. Testimony shall be provided. The number of parking spaces meets the Borough requirement.  

The site and adjacent property can be accessed from each other side. The monument sign is 
outside of the sight triangle, mitigating visibility issues. 

26. All relevant outside agency approvals shall be provided upon receipt. 
 
Should you have any questions or comments, please do not hesitate to call (201-227-0300 ext. 105) or 
email (DValentino@L2ALandDesign.com). 
 
Regards, 
 
L2A Land Design, LLC 
 
 
 
 
David Valentino 
Design Engineer 
 
 
 
 
 
 
 
 
 
 
cc: Frank Skuthan, Family Promise 
 Mark Madaio, Esq. 


