
MUNICIPAL LAND USE BOARD MINUTES 
BOROUGH OF EMERSON 

May 2, 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     Absent - working 
Councilman Michael Timmerman   Absent 

   Chairman Jeff Bischoff    Present 
   Vice-Chairman Mike Myers   Present 
   Mike Cimino      Present 
   Paul Hulburt      Present 
   Sal Massaro      Absent  working 
   David Chang      Absent - working 
   Rich Worthington     Absent  working 
   Dominic Aramini     Present 
   Anthony Khiami     Present 
   Rich Taub      Present 
   Tom Brogan, LUB Attorney   Present 
   David Atkinson, LUB Engineer   Not Requested 
   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.    Mayor 
DiPaola made a motion to accept the minutes, second was offered by Vice Chairman Myers.  
Mayor DiPaola, Vice Chair Myers, Mr. Hulburt, Mr. Cimino, and Chairman Bischoff voted to 
approve the minutes. 
 
VOUCHERS: 
 
Ms Shust read the vouchers for May 2, 2024: 
4/30/24 Marie Shust   Reimbursement of UPS charges, plans for 436 Old Hook 
      Sent to T&M Planning and Neglia Group.  
     $     55.10 
4/30  Chasan/Lamparello  212 Ackerman Ave      
     $   472.50 
4/24  Chasan/Lamparello  324 Main St. Veterans Housing    
     $1,797.00 
              
 Total      $ 2,324.60 
 



Vice Chairman Myers made a motion to approve those bills for payment, second was offered by 
Mr. Hulburt. Mayor DiPaola, Vice Chairman Myers, Mr. Hulburt, Mr. Cimino, Mr. Massaro, Mr. 
Aramini, Mr Taub, Mr. Khiami and Chairman Bischoff voted to approve the bills for payment. 
 
APPLICATIONS: 
 23 Chestnut St, Block 405, Lot 3.0.1 
 Conversion of second floor storage to residential apartment 
Since this is an application for a ‘D’(use) variance, the Mayor recused herself and left the podium. 
 
Greg Paster, Esq. introduces himself to the Board members.  Mr. Brogan advised Mr. Paster that a 
resolution would not be issued if this application was approved until a current signed survey is 
received by the Board, the Planner and the Engineer.  Mr. Brogan advised Mr. Paster that the 
information had been requested when the application had been reviewed and to date was not 
received. 
 
Mr. Paster agreed to have that information provided, although there have been no physical 
changes since the survey of 1997 and there are no exterior changes planned for this application, 
only an interior conversion to residential. 
 
Stanley J. K    th architect explained that the second floor would be refigured to create a two-
bedroom apartment with a kitchenette.  No formal kitchen would be installed. The apartment would 
be accessed through an existing stairway in the front of the building. He continued that the HVAC 
system would be installed on the roof for both the apartment and to update the existing system.   
He also stated that the ADA   parking space would be upgraded to allow for a van. 
 
Ms. Reiter asked if there would be designated parking for the tenant(s).   Mr. K   replied that the 
spaces in front of the building would be for the tenants.    Ms. Reiter asked about the parking 
spaces extending into the right of way.    Mr. K    said he would change the plan to parallel parking.   
Mr. Pster asked about the striping of the parking spaces, Mr. K said they would be relined but there 
would be no change in the configuration.    Mr. K also stated that where there are “fixed” windows, 
replacement fire department approved windows would be installed. 
 
Ms. Reiter asked about the lighting, landscaping and run-off.  Mr. K replied there would be no 
changes, the property is 95% paved and the existing drainage would not be changed. 
 
Mr. Paster asked Mr. K   to report on the neighborhood and if this application would be appropriate 
for the area.   Mr. K replied that most of the uses in the area are 9-5 business, however, there are 
several multi-family homes in the area.   He added that having possible 24 hour a day tenants 
would add a safety factor to the neighborhood. Mr. K continued that there would be no additional 
traffic flow created by this application.    The only signs to be installed would be for the ADA 
parking. 
 
Chairman Bischoff asked Ms. Reiter about the parking.  Ms. Reiter replied that she could not reply 
with certainty as she did not have a floor plan for the first floor.  Parking spaces are determined by 
a formula which requires the layout.   Mr. Paster said he would supply that diagram for Ms. Reiter.  
Ms. Reiter also asked about the number of cars that are on the lot at any one time.   She also 
wanted more information on access to the apartment and second floor office, garbage removal for 
the residence. 
 
Mr. Brogan asked Mr. Paster if he was expecting the Board to approve on a leap of faith, a plan 
that was missing so much important information.   Mr. Paster agreed to provide all of the missing 
information before a Resolution could be prepared. 



 
Ms. Reiter asked about the additional space upstairs. She also asked about an existing bathroom, 
is that to be used by the tenant?  Mr. Paster responded the unit has its own bathroom and the 
other is used for the occupants of the office space.  He continued that the extra space is for 
storage only. 
 
Mr. Brogan asked to hear from the applicant, Mr. Robert Petrow.    Mr. Petrow stated he was the 
CEO of Star Properties, and the unit was being converted for his use and his daughter.  Mr. Petrow 
told the members that he had applied for several variances when he purchased the property in 
1969-1997.  There are no changes planned for the exterior of the building.    Mr. Petrow continued 
that currently the space is being used primarily for storage of his antique car collection. 
 
Mr. Paster asked about the business on the first floor and the parking.    Mr. Petrow replied the 
business is winding down; however, the parking area had been used as a staging area   originally 
all of the front spaces had been vertical, but they would be changed for this application. 
 
The Chair opened the floor to the board members.   Mr. Cimino noted that there are no closets 
indicated on the drawings.  Mr. Paster stated it would be corrected.   Mr. Myers complimented Mr. 
Petrow as the property is usually kept clean and neat.   Mr. Khiami asked about the kitchenette 
rather than a kitchen.  Mr. Petrow replied that he does not cook, and his daughter uses an air fryer 
or micro for the most part, so a kitchen with a stove is not necessary.  
 
The Chair asked if there were any more comments from the members, hearing none, he reminded 
the applicant that the Borough Engineer and Planner required additional information, and nothing 
would be final until that information was received.  
 
The Chair asked for a motion to open the floor to the public, which was made by Vice Chairman 
Myers, second by Mr. Hulburt all were in favor.   Seeing no one in the public raise their hands, the 
Chair asked for a motion to close the floor, which was made by Vice Chairman Myers, second by 
Mr. Cimino, all were in favor.   
 
The Chair asked if anyone wanted to make a motion.   Mr. Myers made a motion to approve the 
application pending the receipt of all the additional surveys, plans, and parking information 
requested by the Planner and Engineer, second by Mr. Hulburt.  Mr. Massaro, Chairman Bischoff, 
Vice Chairman Myers, Mr Hulburt, Mr. Aramini, Mr. Taub and Mr. Khiami all voted to approve the 
application under the conditions mentioned, 
 
Mayor DiPaola returned to the podium. 
 
RESOLUTIONS: 
  14 Congress Rd, Block 1005, Lot 2 
 Inground pool, excessive coverage 
  
The Chair asked if there were any comments regarding this resolution, hearing none, he asked for 
a motion to approve; Vice Chairman Myers made a motion to approve the Resolution, second was 
offered by Mr. Hulburt.   Mayor DiPaola, Chairman Bischoff, Vice Chairman Myers and Mr. Hulburt 
voted to approve the Resolution.  Mr. Cimino abstained. 
 

 
 
 
 



OPEN THE FLOOR TO THE PUBLIC: 
 
Vice Chairman Myers made a motion to open the floor to th public on any matter, second was 
offered by Mayor DiPaola, all were in favor.  Seeing no one in the public to speak, Vice Chairman 
Myers made a motion to close the floor, second by Mr. Hulburt, all were in favor. 
 
BOARD BUSINESS: 
Mayor DiPaola advised the members that Ms. Reiter would be holding a briefing on the new 
Affordable Housing elements for the Mayor and Council and the members of the Land Use Board 
are welcome to attend.  The meeting will be held on June 11.  This is going to be a very 
informative meeting as there are many changes and deadlines that need to be addressed.  
 
ANY MEMBER: 
 
The Chair asked if there was any news to be shared with the members.  Mr. Cimino advised the 
members there are still tickets available for the beef steak dinner being held by the Fire Dept.    
Mayor DiPaola reported that the Community Gardens had opened over the weekend. 
 
Ms. Reiter noted that on the proposed calendar for 2024 the October meeting is scheduled for the 
first day of Rosh Hashana. 
 
GOOD AND WELFARE: 
 Nothing 
 
ADJOURNMENT: 
x 
 
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, Cimino, all were in favor. 
 
The meeting was adjourned at 8:59 PM/. 
 
Respectfully submitted, 
Marie Shust 
Board Secretary 


