
MUNICIPAL LAND USE BOARD MINUTES 
BOROUGH OF EMERSON 

May 16, 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 Danielle DiPaola    Present 
Eric Ciavaglia     Present 
Councilman Michael Timmerman   Absent 

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

Marie Shust, Secretary    Present 
 
APPROVAL OF MINUTES: 
The Chair asked for a motion to approve the minutes of the meeting of April 18, 2024.  Mr. Cimino 
said his name was not included in the vote on 23 Chestnut St. M. Shust was instructed to make the 
change.  Vice Chairman Myers made a motion to accept the amended minutes, second was 
offered by Mr. Hulburt.  , Vice Chairman Myers, Mr. Hulburt, Mr. Cimino, Mr. Taub, Mr. Khiami and 
Chairman Bischoff voted to approve the minutes.  Mayor DiPaola, Mr. Chang and Mr. Ciavaglia 
abstained. 
 
VOUCHERS: 
 
Ms.  Shust read the vouchers for May 10,2 024: 
5.10./24 T&M Assoc  Affordable Housing   $    570.50 
     General Plnning   $    165.00 
     2024 Affordable Housing  $2,990.50 
     2024 Redevelopment Planning $   532.00 
5/15/24 Neglia /Eng  23 Chestnut    $   345.00 
     14 Congress Rd   $   665.00 
              
     Total      $ 5,268.00 
 



Mayor DiPaola made a motion to approve those bills for payment, second was offered by Vice 
Chairman Myers.  Mayor DiPaola, Mr. Ciavaglia, Vice Chair Myers, Mr. Hulburt, Mr. Cimino, Mr. 
Chang, Mr. Taub, Mr. Khiami and Chairman Bischoff voted to approve the bills for payment. 
 
APPLICATIONS: 
  436 Old Hook Rd,   Block 1101, Lot 5.04 
  Family Promise 
  Renovate office building to first floor offices and second floor apartments 
 
Since this is a ‘D’ variance application, Mayor DiPaola recused herself from the dais. 
 
Mr. Fricke of 25 Emerson Rd stated he had not received a notice of the meeting and  
believes he lives in the 200 ft radius of the property.  He continued that his mailing address is P.O. 
Box 225 Westwood, NJ 07675   Mr. Porro, the LUB Attorney reviewed the list of mailings and 
found that Mr. Fricke had been mailed a notice to his PO Box via certified mail. 
 
Mark Madaio, Esq of 129 Legion Drive, Bergenfield, NJ introduced himself to the Board as the 
attorney for Family Promise on this application. 
 
Mr. Madaio introduced Ms. Kate Duggan, Executive Director of Family Promise and Mr. Paul 
Shackford , President, Board of Trustees, Family Promise. 
 
Mr. Madaio told the members that the project would provide 8 temporary housing units for working 
families who have become homeless  for various reasons.  There would be minor improvements to 
the exterior of the building, and the interior would be completely renovated to provide offices for the 
staff, as well as a library, playroom, kitchen and meeting rooms, which will be used as workshops. 
 
Ms. Duggan told the members that she was in charge of the day-to-day operations.  The 
participants in the program, for the most part ,are working mothers.   The units are available for a 
maximum of nine (9) months per family.  During that time a savings program helps the families to 
secure monies for the next step which is to move into permanent housing at fair market pricing.  
There is also a food donation program. 
 
The workshops provide education in being responsible for their future living situation. 
 
None of the residents are participants in any other rental aid programs, which curtail income, or 
welfare.    
 
Ms. Duggan continued they are currently renting in Ridgewood, with several apartments available 
throughout the county.  This would be their first owned facility.  
 
Mr. Porro asked if this was an interim housing program.   Ms. Duggan replied housing is available 
for a maximum of 9 months and as part of the program  participants are subject to a background  
search and there are legal documents that must be signed. 
 
Mr. Porro asked about education.  Ms. Duggan replied that many of the residents in other facilities 
have opted to attend the schools of their original municipality in order to maintain a continuity with 
friends, teachers and families.   She thought that in this facility, the result would probably be the 
same.    The facility does provide transportation  
 



Mr. Porro asked how many children would be housed in the facility,  Ms. Duggan replied that would 
depend on the participants at that time, but on average there are 8 children as most of their clients 
are single mothers with only one child, sometimes two. 
 
The Chair asked how Family Promise is classified.  Ms. Duggan replied it is a 501K.  The staff is 
paid, but there are many volunteers who are not.   
 
Ms. Reiter asked about the parking for the employees.   Ms. Duggan replied there are 8 employees 
who need parking 
 
Mr. Atkinson asked about the workshops, whether they were restricted to the residents or open to 
non-residents in the program. And is there a curfew for the residents  Mr. Madaio replied there are 
no off the street people accepted at the facility, only accepted participants. 
 
Mr. Cimino asked about the weekends,  is there staff, or volunteers.  Ms. Duggan replied there is 
staff on site assisted by volunteers. 
 
Mr. Hulburt wanted to know about the tenancy.  
 
Mr. Chang wanted to know how Family Promise was located by potential applicants.   Ms. Duggan 
replied the program can be accessed through the County website. 
 
Chairman Bischoff asked if the apartments are furnished, Ms. Duggan replied yes.  The Chair 
asked about food.    There is a community kitchen on the first floor, and food vouchers are issued if 
necessary 
 
Chairman Bischoff stated he would like to have a site visit. 
 
Mike Dipple, Project Engineer, of L2A, 56 Grand Ave, Englewood, NJ  responded to the questions 
about parking.   He said the lot would be resurfaced and the spaces re-lined. The loading area 
would be removed and there would be sidewalks installed.   L2A colorized drawings were  marked 
as Exhibit A2.  He continued that currently the parking spaces are sub-standard and poorly laid 
out.  There are to be spaces dedicated to EV, and landscaping throughout the “shoulder” areas.   
The sign at the entry way would be relocated to improve the line of sight when exiting the facility, 
and new light fixtures would be installed. 
 
Mr. Madaio asked for confirmation of the size of the parking spaces.  Mr. Dipple replied that the 
proposed size would be 9 x 18, where 9 x 19 is the required size. 
Ms. Reiter asked about the driveway width as it does not conform to the Borough specifications.  
Mr. Dipple replied  there was no changes planned for the interior parking lot roadway, However, 
Mr. Dipple is meeting with the County of Bergen Engineer to discuss the driveway. 
 
Mr. Dipple continued that he hoped the Board would agree to the parking plan, which is 22 spaces 
rather than 27.   Chairman Bischoff asked about an ADA space. Mr. Dipple replied he would 
designate one for that purpose. 
 
When asked about lighting, Mr. Dipple replied there would be a lamp installed at the driveway, and 
one on the west side of the building.  Chairman Bischoff told  Mr. Dipple to be sure the lighting did 
not reflect on any of the neighbors and that the rear of the building had ample lighting. 
 
 



 Mr. Dipple said there were 8 people on staff, and 8 families to be housed in the unit.   Shared 
parking would work under these conditions. 
 
There would be a dumpster in the front right east side of the building.   There would be no changes 
required in utilities. 
 
Chairman Bischoff advised Mr. Dipple that there is a water drainage issue in the rear of the 
building which needs to be addressed.   Gutters and leaders as well as other improvements are 
needed to alleviate the problem.  He also reminded Mr. Dipple that there is a difference of between 
12 and 18 inches depth between the bordering properties. 
 
Ms. Reiter stated that the applicant would have to work with the County in regard to the easement 
on the property. 
 
Mr. Madaio stated the DOT drain in front of the property would not affect the use. 
 
Mr. Dipple told the Board that there would be signage in the right of way for directional and ADA 
indication only. 
 
Mr. Atkinson asked that a review be done to see if there was any way to alleviate the runoff and 
settling of water in the rear. 
 
Mr. Atkinson asked about the tree that was to be removed.  Chairman Bischoff said that the shade 
Tree Commission had reviewed and approved the removal. 
 
Mr. Atkinson asked if low level lighting could be installed around the building for the safety of the 
residents.  Mr. Dipple replied they would be removing some of the existing lighting in order to 
comply with that request. 
 
Mr. Atkinson asked about emptying the dumpster, how it would be done and the enclosure.   Mr. 
Dipple replied the dumpster would be placed in the only accessible area for the truck to back into.   
The dumpster would be in an enclosed fence. 
 
Mr. Madaio introduced the architect,  Bob Zampolin, of Zampolin & Assoc. 187 Fairview Ave., 
Westwood, NJ 07675. 
 
Mr. Zampolin offered his drawings, which were marked Exhibit A4,whch indicate the minor 
changes to the exterior of the building and the proposed changes to the interior.   He stated that 
the first floor would be reconfigured for office use on the south side and community use on the 
north side.  The south side of the building which would be designated for office use only, would be 
closed during off hours.  However, the north side community room, library, playroom and kitchen  
would be available for the residents 24/7,  
 
Mr. Madaio asked if the elevator would be ADA compliant and was advised that it would be. 
 
Mr. Madaio asked about the first floor offices and entry.   Mr. Zampolin replied the offices would be 
closed off.   There would be key fobs issued to the residents for entry to the building after hours. 
 
Mr. Madaio asked about the size of the units on the second floor.  Mr. Zampolin replied that 
currently they are designed for 6 one-bedroom apartments and 2 two-bedroom units.  However, 
they are laid out in  such a way that “connecting” doors can expand any of the apartments.   All of 
the bedrooms are of a minimal size, which is approved by the State. Mr. Cimino questioned the 



size as the rooms appear to be too small.   Mr. Hulburt asked about the bathrooms and if they are 
ADA compliant.   Mr. Zampolin replied they are ADA compliant tubs and showers. 
 
Chairman Bischoff asked for confirmation of ADA compliant elevators and baths.   He also asked 
about closets and laundry. 
 
Mr. Zampolin replied there is shared laundry on the 2nd floor, but the number of machines has not 
been determined. 
 
Chairman Bischoff advised Mr. Madaio that they were running out of time for this meeting.  He 
asked if Mr. Madaio would like to continue the application at a later meeting.  Mr. Madaio agreed to 
continue on June 20. 
 
Seeing that there were some residents in the Chambers who wanted to speak on this application, 
the Chair asked for a motion to open the floor on this application only, which was made by Vice 
Chairman Myers, second by Mr. Cimino, all were in favor.   The Chair advised the audience that 
they could only hear from a couple of people due to the lateness of the night.    
 
Mr. Ruts of 37 Emerson Rd, said he had not been notified, although some of his neighbors had 
received notices  and advised him.  Ms. Shust checked the 200 ft list from Westwood and did not 
see Mr. Ruts name and address on the list. 
 
Mr. Rosenberg, owner of the building located at 400 Old Hook Rd, is concerned about children 
playing in his parking lot.    Mr. Madaio replied there are requirements of strong parental control so 
the children do not wander. 
 
The attorney representing the Medical building to the west of the subject property was also 
concerned about the parking lot and the fenced area separating 436 from other properties on Old 
Hook Rd. 
 
The Chair halted any further questions until the meeting of June 20th.  
 
 
Chairman Bischoff asked for a motion to carry the application to June 20t h , with no further notice 
required and no prejudice to the Board.   Vice Chairman Myers, made  the motion, second by Mr. 
Taub.  Mr. Ciavaglia, Vice Chairman Myers, Mr. Cimino, Mr. Hulburt, Mr. Chang, Mr. Taub, Mr. 
Khiami and Chairman Bischoff voted to carry the application. 
 
Mayor DiPaola returned to the dais. 
 
RESOLUTION: 
 
  23 Chestnut,   Not ready at this time. 
  
 
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 
Vice Chairman Myers, all were in favor. Seeing no public in the Chambers, Vice Chairman Myers 
made a motion to close the floor, second was offered by Mr. Hulburt, all were in favor. 
 
ANY MEMBER: 
 
The Chair asked if there was any news to be shared with the members.  Mayor DiPaola told the 
Board that Ms. Reiter would be speaking about the new Affordable Housing requirements at the 
Mayor and Council meeting on June 11th.  All were invited. 
 
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 Vice Chairman Myers, second was offered by Mr. Khiami, all were in favor. 
 
The meeting was adjourned at 10:09  PM/. 
 
Respectfully submitted, 
Marie Shust 
Board Secretary 


