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MUNICIPAL LAND USE BOARD MINUTES 
BOROUGH OF EMERSON 

January 18, 2024 
 

This meeting of the Emerson Land Use Board was held in the Municipal Building, 2nd Floor 
Chambers, 146 Linwood Ave, Emerson, NJ.   Chairman Bischoff brought the meeting to 
order at 7:30 pm.  In compliance with the Open Public Meeting Act, the Clerk has notified 
The Record and The Ridgewood News of this meeting and notice has been posted in the 
Municipal Building. 

   
Pledge of Allegiance 

 
Roll Call was taken: 

   Mayor DiPaola     Present 
Eric Ciavaglia     Absent 
Councilman Michael Timmerman   Present  

 Chairman Jeff Bischoff    Present 
   Vice-Chairman Mike Myers   Absent 
   Rich Worthington     Absent 
   Mike Cimino      Absent 
   Paul Hulburt      Present 
   Sal Massero      Absent   
   David Chang      Present 
   Anthony Khiami     Present 
   Mr. Aramini      Absent 
   Rich Taub      Present 
 
   Tom Brogan, LUB Attorney   Present 
   David Atkinson, LUB Engineer   Present 
   Caroline Reiter, Board Planner   Present 

Marie Shust, Secretary    Present 
 
 
Change of order: 
The Chair told the members and the public that he was changing the order of the meeting in order 
to appoint the Board Attorney.   He then made a motion to appoint Kenneth A. Porro, Esq, of 
Chasan, Lamparello, Mallon & Cappuzzo PC as attorney for the Board, second was offered by Mr. 
Hulburt.    The Chair asked if there were any other nominations, hearing none he asked for a roll 
call vote. Mayor DiPaola, Councilman Timmerman, Chairman Bischoff, Mr. Hulburt, Mr. Chang, Mr. 
Taub and Mr. Khiami voted to approve the appointment. 
 
APPROVAL OF MINUTES: 
The Chair asked for a motion to approve the minutes of the meeting of December 7, 2023.   Mr. 
Hulburt made that motion, second was offered by Chairman Bischoff.   Mayor DiPaola, Mr. Hulburt, 
and Chairman Bischoff voted to approve the minutes.   Councilman Timmerman, Mr. Chang, Mr. 
Taub and Mr. Khiami abstained as they had not been present at that meeting. 
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VOUCHERS: 
 
Ms. Shust read the vouchers for January: 
 

  Vouchers January 18, 2024  
     

1/5/2024 24-0058 
Chasan 
Lamparello 45 Wortendyke  $  527.20  

12/20/2023 23-01823 Neglia Eng 212 Ackerman  $  967.50  

1/12/2024 24-00102 T&M Associates 185-187 KK Tai Wah 
 
$1,613.50  

1/12/2024 24-00102 T&M Associates 
324 Main Veterans 
Housing $2,671.75  

    TOTAL $5,779.95      

     
     

 
Mayor DiPaola made a motion to approve the vouchers for payment, second was offered by 
Councilman Timmerman.   Mayor DiPaola, Councilman Timmerman, Chairman Bischoff, Mr. 
Hulburt, Mr. Chang, Mr. Taub and Mr. Khiami all voted to approve payment. 
 
Chairman Bischoff advised the members they had received correspondence from PSE&G in 
regard to some of the updates that are being made to various systems. 
 
APPLICATIONS: 
 
 Riccardi Residence,  46 Longview Dr, Block 1016, Lot 9 
  Replace front steps and add a covered porch which would increase building 
coverage and create a shortage in the front yard setback.  There is also a side yard setback 
shortage. 
 
 Mr. Stephen Riccardi was present to describe the reason for the application.  He was 
accompanied by his architect, Vincent J. Laino of Greenlight Architecture. 
 
 Mr. Riccardi explained that the current front entrance does not meet the code of Emerson as 
the landing and steps are too narrow. There is also a problem with water leakage.  Chairman 
Bischoff asked about the danger of the water leakage and was told the leak is seeping into the 
electrical system.   When asked about the front seps, Mr. Riccardi replied that when the front door 
is opened you have to step off the landing. 
 
 The Chair asked about whether the addition would be an improvement to the neighbor, Mr. 
Riccardi said he believed that the new entrance would be an improvement to the neighborhood as 
well as improved safety for his family.   Mr. Laino stated the new entrance would eliminate the 
leakage and also create a safer entrance to the home. 
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The Chair asked Mr. Atkinson, the Borough Engineer, for his comments.  Mr. Atkinson referred to 
the original survey of 2013 which does not show a shed, but the current plans show there is a shed 
in the backyard.   He wanted to know when the shed had been added, and was told prior to their 
purchase in 2021.  Mr. Atkinson said the coverage of the shed needs to be added to the overall 
building coverage for a total of 26.2%.   Mr. Laino replied he would review it as he believed the 
calculation had been included, but if wasn’t he would have it corrected. 
 
Mr.  Brogan, the Land Use Attorney, had questions in regard to the placement of the shed on the 
survey, which shows it on the property borderline.   The Chair replied it was a pre-existing non-
conforming situation.   Mr. Brogan asked that the survey be updated showing the correct 
measurements, location and setbacks for the shed.  Mr. Laino replied he would have it taken care 
of. 
 
Mayor DiPaola made a motion to open the floor to the public for comment, second was offered by 
Mr. Hulburt, all were in favor.  Seeing no one in the Chambers to speak on this application, Mayor 
DiPaola made a motion to close the floor, second was offered by Mr. Taub, all were in favor. 
 
Before asking for a motion on the application the Chair reminded Mr. Riccardi and Mr. Laino about 
the corrections that needed to be made to the coverage, and location and setback of the shed. 
 
Mayor DiPaola made a motion to approve the application with the clarifications as requested, 
second was offered by Mr. Hulburt.   Mayor DiPaola, Councilman Timmerman, Chairman Bischoff, 
Mr. Hulburt, Mr. Chang and Mr. Taub voted to approve the application.  Mr. Khiami abstained. 
 
The Chair advised Mr. Riccardi that the Resolution memorializing the approval would be voted on 
at the meeting of February 1, after which he could apply for his permit.     Mr. Riccardi was told it 
was not necessary for him to appear at the next meeting, although, of course, he was welcome to 
attend. 
 
 
 Veterans Housing, 34 Main St., Block 304, Lot 3 
  Construction of a four-family unit which requires variances for use, parking, height, 
building coverage, impervious coverage, driveway width, sign & flagpole variance, tree 
management and pre-existing conditions. 
 
Karl Kemm, Esq. approached the podium.   He asked the Mayor and Councilman to recuse 
themselves as the application included a use variance.   Mr. Kemm then asked to confirm that 
there is a quorum to hear the matter.   The Chair stated there were five members present who 
could vote on the matter and asked each member to confirm that they did not live within 200 ft of 
the site, which they did. 
 
Mr. Kemm referred to past presentation of 2014 where the site had been approved for 
development for 14 units, this application is for variances for the building design itself, which 
replaces the currently demolished building.  Use variances for multi family as well as for the 
Veterans Hall which is to be used by the veterans for various events and the residents but not for 
rental to outsiders.  Mr. Kemm stated the housing was for veterans, which is sorely needed in the 
State of New Jersey, and is 100% affordable housing. 
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Mr. Kemm referred to the reports of the Borough Planner & Engineer, the Police report all of which 
would be addressed during the presentation.  Mr. Kemm asked Ms. Shust if she had heard from 
the Fire Dept.  She replied she had not. 
 
Mr. Kemm introduced his Architect, Edward Arcari, AIA, and his Engineer, Robert L. Costa, PE, 
PP, of Costa Engineering Corporation. 
 
Mr. Arcari described the interior design of the building, which includes a main entry and meeting 
room, a 1-bedroom apartment, and three additional 1-bedroom apartments on the second floor.  
The main entrance to the building is located in the rear of the building, where the parking is 
located. 
 
Mr. Robert Costa of Costa Engineer spoke of the development.  He stated 8 additional parking 
spaces had been included, although the size is 9 x 18, for a total of 39 spaces.  The drainage had 
been updated, which during the recent heavy rains has worked well with no runoff or flooding. 
 
Mr. Costa also described the signs required, as well as the flagpoles and lighting. 
 
Mr. Atkinson was asked about the drainage.  He replied most of his concerns had been addressed 
however, they were waiting for some updated calculations. 
 
When asked about the dumpster area, Mr. Costa replied that was in the design process as they 
were waiting for the dimensions on the dumpster to be installed.  All dumpsters have the same  
dimensions for the purpose of removal, but the depth can vary. 
 
Mr. Costa was asked about the sign and the lighting intensity. He replied the front sign would be 
13.3 ft where 12 ft is the standard, with two colors, blue background and white lettering.   He 
continued that the lighting is remotely controlled so if there is any problem with the intensity it can 
be easily adjusted.  Mr. Costa continued that there are PSE&G utility lines along the driveway.   
 
Mr.  Atkinson asked if there were any restrictions to the property.  Mr. Kemm replied there are none 
that they know of except for financing and affordability. 
 
Ms. Reiter was asked about the Affordable Housing specifications.   She replied that since it is 
100% affordable housing and veterans’ preference there should be credits available. However, she 
was not sure of what Round 4 requirements would be, as Round 4 is a work in progress.  The fact 
that the units are devoted to veterans, are affordable, not age or deed restricted should weigh 
heavily in Emerson’s favor. 
 
Mr. Kemm then introduced his Planner, John Barree of  Heyer Gruel & Associates, 236 Broad St, 
Red Bank NJ.   Mr. Barree reviewed the benefits of the development. He referred to the history of 
the property, the original application and approval of 2014 and the expansion of development 
which includes the housing for the veterans and affordable housing units.    He continued that 
although “D” variances were needed for the multi family usage, the meeting hall and multiple uses, 
the benefits definitely outweigh any detriments.   He continued that the original plan did not include 
garages and it is the same for this construction, he believes there are ample parking spaces for the 
residents and visitors. 
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Ms. Reiter asked for confirmation regarding the use of the hall/meeting room and that it would not 
be rented out for any purpose.   Mr. Kemm replied it would only be used for residents and for 
veterans’ meetings and certain holidays, such as Flag Day & Veteran’s Day.  When asked how 
often, Mr. Kemm stated 18 days per year would probably cover the veterans’ requirements.  Ms. 
Reiter then asked how many people would be in attendance on those days.   Mr. Kemm consulted 
with Mr. Hogan, Commander of the VFW, and stated there are 8 current members but they hoped 
this housing would increase membership, and attendance would be based on that number. 
 
Chairman Bischoff asked Mr. Hogan if he had any comments.  Mr. Hogan approached the podium 
and stated he had been waiting for this housing to be approved for many years and it was finally 
coming to fruition.   He is satisfied with the concept and is looking for construction to begin as soon 
as possible. 
 
The Chair asked each member of the Board if there are any questions or concerns.    Mr. Khiami 
asked about the placement of the HVAC units.   Mr. Kemm replied the units would be located on 
the roof over the first floor apartment. 
 
The Chair asked for a motion to open the floor to the public on this matter.  Mr. Hulburt made that 
motion which was seconded by Mr. Khiami, all were in favor. 
 
Mayor DiPaola, as a member of the public, approached the podium.  She asked about the 
emphasis on the fact that the hall would not be rented out.   Ms. Reiter explained that there were 
times when such rentals would interfere with the standard of living for the residents.  The Mayor 
stated that the rental could possibly be a venue for fund raising for the veterans toward the 
scholarships they offered.  She wanted to know if the vets would be able to apply for a case-by-
case permit.    Mr. Brogan replied that would be a use variance. 
 
The Mayor then asked about the landscaping.    Mr. Kemm replied trees would be planted but in 
accordance with the waiver request not the quantity required.  He also stated there would be 
additional landscaping planted. 
 
The Mayor stated how pleased she was that this project was finally being started, and was looking 
forward to its completion. 
 
Seeing no one else in the Chambers to speak, Mr. Hulburt made a motion to close the floor, 
second was offered by Mr. Chang, all were in favor. 
 
 
Chairman Bischoff made a motion to approve the application with the recommendations of the 
Borough Engineer and Borough Planner, second was offered by Mr. Hulburt.    Chairman Bischoff, 
Mr. Hulburt, Mr. Chang, Mr. Taub and Mr. Khiami voted to approve the application. 
 
The Chair advised Mr. Kemm that the Resolution would be memorialized at the next meeting of 
February 1, after which they could apply for their permit. 
 
Mr. Kemm thanked the Board and staff for all their assistance and communication during the 
application process. 
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RESOLUTIONS: 
  
 Appointment of Board Planner 
The Chair asked for a motion on this Resolution to appoint Caroline Reiter of T&M Associates as 
Board Planner.  Mayor DiPaola made the motion to approve the appointment, second was offered 
by Councilman Timmerman.  Mayor DiPaola, Councilman Timmerman, Chairman Bischoff, Mr. 
Hulburt and Mr. Chang voted to approve the appointment.  Mr. Taub and Mr. Khiami abstained. 
 
 Appointment of Board Engineer  
The Chair asked for a motion on the Resolution to appoint Dave Atkinson of Neglia Engineering as 
Board Engineer, which was made by Councilman Timmerman, second was offered by Mr. Hulburt. 
Mayor DiPaola, Councilman Timmerman, Chairman Bischoff, Mr. Hulburt and Mr. Chang voted to 
approve the appointment. Mr. Taub and Mr. Khiami abstained. 
 
 
BOARD BUSINESS: 

 
 Nothing. 
 

OPEN THE FLOOR TO THE PUBLIC: 
 
Mayor DiPaola made a motion to open the floor to the public on any matter, second was offered by 
Councilman Timmerman, all were in favor. Seeing no public in the Chambers, Mayor DiPaola 
made a motion to close the floor, second was offered by Mr. Hulburt, all were in favor. 
 
ANY MEMBER: 
 
Nothing at the moment. 
 
GOOD AND WELFARE: 
 Nothing 
 
ADJOURNMENT: 
 
Since there was no other business to discuss, the Chair asked for a motion to adjourn the meeting, 
which was made by Mayor DiPaola, second was offered by Mr. Hulburt, all were in favor. 
 
The meeting was adjourned at 8:46 PM. 
 
Respectfully submitted, 
Marie Shust 
Board Secretary 


