
 

 
 
 
June 7, 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 5/10/2024 and Planning comments by T&M Associates, dated 5/14/2024. 
 
Neglia Engineering Report – 5/10/2024 
 
1. Variances/Waivers 

1.1 Informational. 
 
2. Engineering Comments 

2.1 Informational.  
2.2 Testimony provided. 
2.3 Testimony provided. 
2.4 Testimony provided. 
2.5 Testimony provided. 
2.6 Testimony provided. 
2.7 General Note 16 has been added to Sheet C-02 (General Notes).   
2.8 Demolition and Removal Note 12 on Sheet C-02 (General Notes) has been revised to 

reflect same. 
2.9 Informational.   
2.10 All correspondence from Bergen County shall be forwarded to the Municipal Board. 
2.11 The “Borough Roadway” pavement section detail has been revised to match Bergen 

County Standards, see Sheet C-06 (Details - 1).  
2.12 The block, lot, and tax map have been revised accordingly, see Sheet C-01 (Cover Sheet).   
2.13 A coverage table has been added to Sheet C-04 (Site & Grading, Drainage, and Utilities 

Plan). 
2.14 A storm pipe within the county right-of-way has been added to the plans.   
2.15 A detail for the proposed monument sign has been added to the architectural plans. 
2.16 An ADA curb ramp is proposed adjacent to the ADA space, see sheet C-04 (Site & 

Grading, Drainage, and Utilities Plan). 
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2.17 A note has been added to the Signage Requirements table reflecting same, see Sheet C-
04 (Site & Grading, Drainage, and Utilities Plan).  

2.18 Informational. The monument sign has been relocated to be greater than ten (10) feet 
setback from the side property line.  Variance relief is still being requested for the six (6) 
feet front property line setback.   

2.19 Testimony provided.  Lighting is not associated with the proposed monument sign. 
2.20 Testimony provided. 
2.21 All site features have been clearly indicated on the site plan. Details for EVSE parking 

sign have been provided on Sheet C-07 (Details – 2). 
2.22 Two (2) EVSE charging stations have been provided on Sheet C-04 (Site & Grading, 

Drainage, and Utilities Plan).  
2.23 Testimony provided. No additional HVAC units are proposed. 
2.24 Testimony provided.  
2.25 Striping has been added to the north side of the ADA space, see Sheet C-04 (Site & 

Grading, Drainage, and Utilities Plan). 
2.26 Informational. 

 
3. Engineering Comments 

3.1 Testimony provided. 
3.2 Informational. 
3.3 Informational.  
3.4 Grading, Excavation, and Backfilling Note 9 on Sheet C-02 (General Notes) has been 

provided to reflect same.   
3.5 General Note 17 has been added to the plan reflecting same, see sheet C-02 (General 

Notes).   
3.6 Testimony provided at the public hearing. A Treatment Works Approval is not required 

for the project. 
3.7 Testimony regarding the status of existing utilities provided at the public hearing.  The 

applicant agrees to televise existing utilities to be reused. All existing utilities are 
provided.  

3.8 Utility “will-serve” letters shall be provided under separate cover. 
 

4. Soil Movement Comments 
4.1 Informational. 
4.2 Informational. 
4.3 Informational. 
4.4 Grading, Excavation, and Backfilling Note 10 on Sheet C-02 (General Notes) has been 

provided to reflect same.   
 

5. Traffic Comments 
5.1 Plans have been sent to the Borough of Emerson Fire and Police Officials for review.  We 

have received comments from both and will incorporate any requirements into our 
design. 

5.2 Testimony provided. 
5.3 Testimony provided. 
5.4 Testimony provided. 
5.5 Details for the ADA parking space, EVSE parking space, and loading zone have been 

provided on Sheets C-05 and C-06 (Details – 1 & 2). 
5.6 Testimony provided.  The ADA space is located adjacent to the walkway leading to the 

building entrance.  
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5.7 The parking table has been updated based on calculations in the planner’s review letter, 
prepared by T&M Associates on May 14, 2024, see Sheet C-04 (Site & Grading, Drainage, 
and Utilities Plan). 

5.8 The plan has been revised to include four (4) EVSE parking spaces, see Sheet C-04 (Site & 
Grading, Drainage, and Utilities Plan).   

5.9 The ADA handicap parking space is Make-Ready for EVSE parking, see Sheet C-04 (Site & 
Grading, Drainage, and Utilities Plan). 

5.10 Testimony provided at the public hearing. 
5.11 A waiver is being requested. 
5.12 A waiver is being requested. 
5.13 Testimony provided at the public hearing.  

 

6. Landscaping/Lighting Comments 
6.1 Testimony provided at the public hearing. 
6.2 Informational. 
6.3 Testimony provided at the public hearing.  
6.4 Testimony provided at the public hearing.  A tree protection fence has been added 

around all trees to remain near the limit of disturbance line.   
6.5 Testimony provided at the public hearing.  A tree replacement table has been added to 

Sheet C-03 (Existing Conditions & Demolition Plan) and replacement trees have been 
added to Sheet C-05 (Landscaping & Lighting Plan). 

6.6 The plan has been revised to include additional trees, see Sheet C-04 (Landscaping & 
Lighting Plan).  The applicant shall contribute to the “Tree Planting Fund” in lieu of 
planting the required shade trees for off-street parking.    

6.7 The plan has been revised to include replacement trees, see Sheet C-05 (Landscaping & 
Lighting Plan).  

 
7. Architectural Comments 

7.1 Testimony provided at the public hearing. 
7.2 Testimony provided at the public hearing. 
7.3 Informational. 

 
8. General Comments 

8.1 Informational. 
8.2 Informational. 
8.3 Informational. 
8.4 Informational. 
8.5 Grading, Excavation, and Backfilling Note 11 has been added to Sheet C-02 (General 

Notes).  
8.6 Informational. 

 
9. Final Comments/Recommendations 

9.1 Informational. 
9.2 Informational. 
9.3 Informational. 
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T&M Associates Planning Report – 5/14/2024 
 
1. Plan Revisions 

1. The plans have been revised to include the conveyance to NJDOT. 
2. The plans have been revised to meet the state electric vehicle (EV) parking 

requirements. 
3. Construction details for the proposed monument sign are included on the architectural 

plans. 
4. Architectural plans have been revised to reflect same. 
5. Shade trees have been added near the side and rear property lines, eliminating one (1) 

variance for replacement trees. A waiver is being requested for the remaining 
insufficient trees. 

6. A tree replacement table has been added to Sheet C-03 (Existing Conditions & 
Demolition Plan)  

7. Additional shrubbery and ornamental trees shall be provided as a condition of approval 
if necessary. 

8. Truck turning templates shall be provided under separate cover. 
9. Sight triangles have been added to the plan set. 
10. Architectural plans have been revised to reflect same. 
11. Architectural plans have been revised to reflect same. 
12. Architectural plans have been revised to reflect same. 
13. Architectural plans have been revised to reflect same. 
14. Architectural plans have been revised to reflect same. 
 

2. Applicant’s Testimony 
15. Testimony provided. 
16. Testimony provided. 
17. Testimony provided. 
18. Testimony provided. 
19. Testimony provided. 
20. Testimony provided. 
 

3. Miscellaneous 
21. Testimony provided.  A fence has been provided to separate the outdoor recreation 

area from the parking/circulation area. 
22. Informational. 
23. All relevant outside agency approvals shall be provided under separate cover. 
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Should you have any questions or comments, please do not hesitate to call (201-227-0300 ext. 106) 
or email (DValentino@L2ALandDesign.com). 
 
Regards, 
 
L2A Land Design, LLC 
 
 
 
 
David Valentino 
Design Engineer 
 
Cc (via e-mail):  Kenneth Porro, Esq. (Board Attorney) 
 Tom Brogan, Esq. (Board Attorney) 
 Ron Cenicola (Building Department) 

Joseph DeSalvo (Zoning Officer – Property Maintenance Official) 
Family Promise of Bergen County (Applicant, via e-mail: FSkuthan@gmail.com) 


