
 

 
 
May 10, 2024 
June 14, 2024 – Revision No. 1 
 

Borough of Emerson 
Jeff Bischoff, Chairman 
Emerson Land Use Board 
One Municipal Plaza 
Emerson, New Jersey 07630 
 
VIA E-MAIL landusechair@emersonnj.org 
 
Re: Variance Application - Engineering Review – Revision No. 1 
 Applicant: Family Promise of Bergen County  

436 Old Hook Road (Block 1101, Lot 5.04)  
Borough of Emerson, Bergen County, New Jersey 
Neglia File No. EMERSPL24.013 
 

Dear Mr. Bischoff, 
 
As requested, Neglia Group (“Neglia”) has reviewed the recently submitted variance application at the above-
referenced property. The submittal included the following documents: 

• A copy of the Borough of Emerson, Application for Development, dated April 23, 2024;  

• A copy of the Ordinance Requirements, undated;  

• A copy of the Board of Trustees and Officers, undated;  

• A copy of the Borough of Emerson Tax Account Detail Inquiry, dated April 4, 2024;  

• A copy of the Borough of Emerson, Appeal to Board of Adjustment, dated April 16, 2024;  

• A copy of the Project Description including the vision, mission history, services, operations, etc., dated April 
04, 2024;  

• A copy of a civil action, declaration of taking, between the commissioner of transportation, plaintiff, vs 
Ronald Margan, defendant, dated May 14, 1987;  

• A copy of a signed agreement, between Ronald Morgan, Owner of 436 Old Hook Road, James G Trudeck, 
Michael R. Grasso, and Gerald L. Winters,  dated September 26, 1983;  
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• A copy of the Deed for 436 Old Hook Road, dated January 2, 1981;  

• A resolution from the Emerson Zoning Board of Adjustment, in the matter of the Application of RMT, Inc., 
dated July 17, 1991;  

• A copy of a transmittal letter addressed to Emerson Zoning Board of Adjustment, with documents for the 
Application of Rondal Morgan, Lot 5D, Block 1101, prepared by Thomas R. Raimondi, of Diamond, Affitto & 
Raimondi, dated March 7, 1991;  

• A copy of an appeal to the Board of Adjustment for the Application of RMI, c/o Ronald Mogan, undated;  

• Unsigned and unsealed survey of the property at Emerson, Bergen County, NJ, prepared by Harry Doolittle, 
Jr. dated December 04, 1980;  

• Signed and unsealed Survey of the property, entitled, “Topographic Survey of Property, Tax Lot 5.04, Block 
1101, 436 Old Hood Road, Borough of Emerson, Bergen County, New Jersey,” prepared by Jeffrey S. Grunn, 
of Lakeland Surveying, dated December 15, 2023, last revised April 12, 2024;  

• Renderings of the proposed Family Promise Center, unsigned and undated;  

• Signed and unsealed copy of the architectural plans, consisting of three (3) sheets, entitled "Family Promise 
Center, 436 Old Hook Road”, prepared by Zampolin & Associates, Architects, dated April 05, 2024 – Last 
Revised June 03, 2024; and 

•  Signed and unsealed copy of the civil engineering plans, consisting of six (6)  eight (8) sheets, entitled, 
“Preliminary & Final Site Plan, Family Promise, Professional Office and Non-Profit Supportive Housing, 436 
Old Hook Road (County Road 502), Borough of Emerson, Bergen County, New Jersey, Block: 11, Lot: 3.07, Tax 
Map 8 Block: 1101, Lot: 5.04, Tax Map: 11, Zone: RC – Retail Commercial District”, prepared by Michael E. 
Dripple, PE, of L2A Land Design, LLC, dated April 05, 2024 – Last revised June 07, 2024;  

• A copy of the Family Promise of Bergen County Agreement for Temporary Living Accommodations in the 
Bridge Program Between Climent Family and Family Promise of Bergen County, dated may 2024; 

• A copy of the Family Promise of Bergen County Annual Review 2023;  

• A copy of the First Planning Review, prepared by Caroline Reiter, PP, AICP, and Timothy Jenssen, AICP, of 
T&M Associates, dated May 14, 2024.  
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Project & Site Description 
 

The subject property is identified as Block 1101, Lot 5.04 and is located on the north side of Old Hook Road in 
Emerson, NJ near the intersection at Main Street. This property is further identified as 436 Old Hook Road. The 
site is located within the R-C (Retail Commercial) Zone, Per the Borough of Emerson Zoning Map. The total area 
of the subject property is about 22,011.50 square feet (0.51 AC) with an existing impervious coverage of about 
18,522.16  square feet (84.15%). The lot currently contains a total of a two (2) story brick/masonry building with 
an asphalt parking lot. This parking lot is accessed by a driveway that connects to Old Hook Road on the 
southwest side of the lot. Other site features include rail-road tie curbing, concrete steps, concrete walkways, a 
garbage container, an A/C unit, parking signage, a landscaped island with site signage, a clean out, a tree, and 
landscaping. 
 

The Applicant is proposing to renovate the existing two (2) story brick/masonry building as well as construct site 
improvements. Demolition phase will consists of removing various items including: the tree and the evergreen 
shrubs, the refuse area, portions of the full depth asphalt areas, the concrete walkway at the front of the 
building, the railroad tie curbs, the building overhand and column, the rail-road tie planter, and signage. The 
Applicant will also be milling the parking area during the demolition phase.  
 
The Applicant is proposing site improvements which include the construction of concrete walkways, concrete 
curbing, overlaying the existing parking area, portions of full depth asphalt, reinforced concrete pad, trash 
enclosure, signage, and seed and topsoil. The reconfigured parking area will have a total of 22 parking spaces, 
one of which will be a van accessible parking space, and a 10 foot by 30 foot loading zone. The Applicant is also 
proposing grading, drainage, landscape, and lighting improvements as part of this application.  
 
The first floor of the renovated building will consist of offices & work stations, storage, playroom, kitchen, 
library, and two community rooms. The second floor will consist of six (6) two-bedroom units and two (2) one-
bedroom units with a communal laundry facility.  
 
1. Variances/Waivers 

 
1.1. Neglia defers to the Board Planner with respect to review and comments related to zoning variances and 

planning elements, including but not limited to, proposed building height, setbacks, use or bulk variances, 
waivers, and other elements specifically requiring planning review as it relates to the Borough of Emerson 
ordinance. This comment still applies. 
 

2. Engineering Comments 
 

2.1. At such time as a hearing is scheduled regarding this matter, a representative or owner of the project site 
shall be present to address questions from the Board. This comment still applies. 
 

2.2. The Applicant’s professionals shall provide testimony in support of any requested/required variances and 
waivers, as necessary. This comment still applies. 
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2.3. There appears to be an existing access easement per title report that runs through the parking lot. The 
Applicant shall provide testimony regarding the same. The Applicant has provided testimony; no further 
action required. 

 
2.4.  The Applicant shall provide testimony confirming that there are no existing title restrictions, covenants, 

or additional easements, etc. that may affect the use of the property. The Applicant has provided 
testimony; no further action required. 

 
2.5. The Applicant shall provide testimony confirming that no covenants or deed restrictions exist on this 

property. The Applicant has provided testimony; no further action required. 
 
2.6. The Applicant shall provide testimony regarding the proposed development, including, but not limited to, 

proposed uses, refuse and recycling disposal/collection procedures, off-street parking arrangements, 
number of employees, hours of operation, etc. The Applicant has provided testimony; no further action 
required. 
 

2.7. The Applicant shall protect any perimeter fencing, curbs, plantings, walls, etc. located within adjacent 
properties and shall be responsible for any damages to neighboring properties during construction. A note 
stating the same shall be provided on the plans. General Note no. 16 has been added to sheet C-02 stating 
the same; no further action required.  

 
2.8. The Applicant shall note that any demolition and/or construction material disposal shall be disposed of in 

accordance with all applicable regulations. Demolition and Removal Note 12 on sheet  C-02 has been 
revised to reflect the same; no further action required.  

 
2.9. The Applicant shall be responsible for obtaining all required road opening permits prior to performing any 

work within the Borough/County Right-of-Way. This comment still applies. 
 

2.10. The Applicant shall note that Old Hook Road is designated as County Road 502 and is under the jurisdiction 
of Bergen County. The Applicant shall submit the plans to Bergen County for review and/or exemption and 
incorporate all comments received within the submission documents. All correspondence from Bergen 
County shall be forwarded to the Board and our office upon receipt. This comment still applies. 

 
2.11. The Applicant shall revise the pavement section detail for the “Borough Roadway” to match Bergen County 

Standards. Detail has been revised accordingly; no further action required.  
 
2.12. The cover sheet of the civil engineering plans denotes the incorrect block, lot, and tax map. The Applicant 

shall revise accordingly. The plan has been revised accordingly; no further action required.  
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2.13. Per the Bulk Requirements table, the Applicant has stated that the proposed improvements will result in 
a decrease of impervious area of approximately 1351 square feet. The Applicant shall provide a breakdown 
on the various items included within this impervious area calculation, as well as provide calculations 
showing the breakdown. A coverage table has been added to sheet C-04; no further action required.  

 
2.14. The Applicant is proposing to tie into an existing storm system within the county right-of-way. The 

Applicant shall depict the existing pipe they plan to tie into. The Applicant has revised the plans to show 
the storm pipe within the county right-of-way.  

 
2.15. The Applicant shall provide testimony as it relates to any and all signage to be installed on the project site 

and its conformance with the Borough Code §290-24 (Sign Regulations) & §290 Attachment 3. The 
Applicant shall provide a construction detail / rendering for the proposed monument sign as to confirm 
compliance. The Applicant shall obtain any and all permits required for the proposed monument sign. The 
Applicant has revised the architecture plan to provide a rendering of the proposed monument sign; 
However, there appear to be discrepancies between the rendering on the architectural plan rendering 
and the engineering plan signage requirements table. Please see comment 2.28 for more details.  

 
2.16. As currently proposed, the Applicant is depicting a 6” vertical curb with no ramp or depressed curb near 

the proposed ADA parking space. The Applicant shall provide testimony that all ADA accessible routes, 
points of ingress/egress, parking spaces, access to the building, etc. will conform to the current ADA 
Standards for Accessible Design provided by the Department of Justice, latest revised. The Applicant has 
revised the plans to depict an ADA ramp and flush curb near the proposed ADA space; no further action 
has been required.  

 
2.17. The Applicant shall note per Borough Ordinance §290-24.1(E) “No sign shall consist of more than four 

colors inclusive of black and white.” Testimony regarding the same shall be provided. The Applicant has 
added a note on sheet C-04 stating the same, however, the rendering of the proposed sign does not 
appear to comply. The sign appears to have a total of five (5) colors, inclusive of black and white. The 
Applicant shall provide testimony regarding any design waivers that may be required.  

 
2.18. In accordance with Zoning 290 Attachment 3, Sign Chart, for Residential Zones, it states that a monument 

sign shall have a minimum setback of ten (10) feet whereas the Applicant is only proposing a setback of 
six (6) feet. As such, the Applicant is requesting variance relief. The Applicant has revised the plan to 
relocate the proposed monument sign. The Applicant now appears to be proposing the monument sign 
directly on the property line (ie. zero (0) feet setback). Please see comment 2.28 for more details.  

 
2.19. The Applicant shall confirm if there will be lighting associated with the proposed monument sign. If so, the 

Applicant shall confirm its conformance with the Borough Code §290-24.5 (Illumination) and a detail of 
the lighting shall be provided. Per the architectural plan rendering, the proposed sign shall be non-
illuminated.  
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2.20. The Applicant shall provide testimony as it relates to the proposed dumpster & trash enclosures and their 
conformance with the Borough Code § 247-53 (Covering of containers; prevention of leaks and discharge). 
The Applicant has provided testimony; no further action required. 

 
2.21. All proposed site features shall be clearly illustrated on the site plan. Construction details of all site features 

shall be provided, including but not limited to the monument sign and the EVSE parking sign. The Applicant 
has revised the plan to include these details.   

 
2.22. The Application denotes an EVSE parking space but has not provided a callout or symbol for the associated 

EVSE equipment (ie. charging station). A construction detail of the same shall be provided.  The Applicant 
has provided a detail for the EV charging station that depicts a single port EV charging station. However, 
on the site plan, the Applicant has a callout for only two changing stations and four (4) EV spaces. The 
Applicant shall provide two additional charging stations or revise the detail to depict a dual head 
charging station if they intend to have four (4) EV parking spaces. 

 
2.23. The Applicant shall confirm if any additional HVAC units or generators are proposed as part of this project. 

If so, the Applicant shall indicate on the site plan the location of the HVAC units or generators and their 
associated concrete pads. Per the Applicant’s response letter, none are proposed; no further action 
required.  

 
2.24. Within the architecture plans, the Applicant appears to be proposing a door connecting the two-bedroom 

unit to the one-bedroom unit. The Applicant shall provide testimony as to the purpose of the connecting 
door between the two units. The Applicant has provided testimony; no further action required. 

 
2.25. The Applicant does not appear to show any striping for the ADA parking space on the north side of the 

space. The Applicant shall revise accordingly. The Applicant has revised the plan accordingly; no further 
action required.  

 
2.26. The Applicant shall satisfy all requirements in accordance with all applicable ordinances and as enforced 

by the Zoning Officer / Construction Official. This comment still applies.  
 
2.27. The Applicant shall revise the legend table on sheet C-04 of the engineering plans to include the block 

for the proposed monument sign. Additionally, the callout for the monument sign is currently not 
pointing to said block, the plan shall be revised accordingly to avoid confusion.  
 

2.28. Within the signage requirements table on sheet C-04 of the engineering plans, the Applicant states that 
they are providing a 6 foot setback from the property line, whereas the location of the proposed 
monument sign appears to be directly on the property line. The Applicant shall revise the plan 
accordingly. Additionally, the proposed values (ie. sign area and sign height) do not appear to correlate 
with the proposed rendering shown on the architecture plans. The Applicant shall confirm which one is 
to govern and revise accordingly.   
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3. Grading, Drainage & Utility Comments 
 
3.1. The Applicant shall provide testimony on the existing and proposed grading and drainage of the subject 

property along with any impacts current or proposed to the surrounding properties. The Applicant has 
provided testimony; no further action required. 
 

3.2. The proposed improvements do not classify the project as a “Major Development” as defined under the 
Stormwater Management Adopted New Rule: N.J.A.C. 7:8. The proposed improvements do not disturb 
more than one acre of land (a total disturbance approximately 3,399 SF or 0.08 AC is proposed) and does 
not create more than a quarter acre of “regulated impervious surface” or “regulated motor vehicle 
surface” (an decrease of approximately 1,351 S.F. or 0.03 A.C. of impervious coverage is proposed). This 
comment still applies.  

 
3.3. The proposed improvements to the subject property will result in a decrease in impervious coverage by 

approximately 1,351 square feet, per the bulk requirements table provided. As such, the Applicant will not 
be required to furnish any stormwater management measures. It should be noted that any future 
expansion of the building and/or improvements to the lot may require future stormwater management. 
The Applicant has provided testimony; no further action required. 

 
3.4. The Applicant shall ensure that stormwater runoff does not negatively affect neighboring properties 

during and after construction. Any damages caused by an increase in runoff or improper grading/drainage 
shall be restored by the Applicant. Notation of the same shall be provided on the plans. A Note has been 
added to the plans stating the same; no further action required.  

 
3.5. Any future proposed public sidewalks/walkways shall be constructed with cross-slopes that do not exceed 

2.0%. Notation indicating the same shall be provided on the Site Plans. In addition, the Applicant shall 
ensure that all public sidewalks are fully ADA compliant. A Note has been added to the plans stating the 
same; no further action required.  

 
3.6. The Applicant shall provide testimony on whether there is a need for a Treatment Works Approval from 

the NJDEP. Should these, or any other applicable permits be required, the Applicant shall provide full 
copies of any applications, correspondences, denials, or permits to the Board upon receipt. Per the 
Applicant, Treatment Works Approval is not required, and testimony was provided regarding the same. 
No further action is required.  

 
3.7. The Applicant shall provide testimony regarding the status of existing utilities on the site and whether they 

are adequate for the proposed use. Any existing utilities proposed for reuse shall be verified for capacity, 
condition, and shall be televised, if appropriate. Additionally, the Applicant shall revise the plans and/ or 
survey to depict all existing utilities servicing the building. The Applicant provided testimony regarding 
the same and agreed to televise all existing utilities. Once existing utilities have been televised copies 
and correspondence of the same shall be provided to the board and our office for review.  
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3.8. The Applicant shall provide “will-serve” letters demonstrating that applicable utility providers (including, 
but not limited to sanitary sewer, water, electric, telecommunications, and natural gas service) are capable 
of serving the site with adequate capacity.  The Applicant shall coordinate the location of specific utility 
appurtenances, including, but not limited to, meters, transformers, hand-holes, etc., with the respective 
utility providers. This comment still applies.  

 
3.9. The Applicant shall revise the drywell calculations to meet the borough standard of retaining a volume 

equal to a two (2) inch rainfall. 
 
3.10. The Applicant proposes to construct a drywell system which will introduce new stormwater below 

grade. With the proposed drywell system in close proximity to the adjacent lots and structures, the 
Applicant will be required to demonstrate (i.e., groundwater mounding analysis, etc.) that the proposed 
drywell system will not adversely impact any adjacent structures (i.e., basements, foundations, etc.).  

 
3.11. The Applicant shall perform a percolation/permeability test in the vicinity of any proposed groundwater 

infiltration facilities. The Applicant shall also locate the seasonal high ground water table to ensure a 
minimum depth of two feet below the bottom of the infiltration practice. Neglia shall be notified a 
minimum forty-eight (48) hours in advance of this testing so that a representative of our office may be 
present for this testing. The engineer-of-record, or a representative thereof, shall be present during 
percolation/permeability testing. In addition, the engineer-of-record shall submit a signed and sealed 
certification regarding the results of said testing. These tests may be performed after issuance of the 
requested Soil Movement Permit, but prior to the installation of the infiltration system(s). However, 
Neglia strongly recommends that the testing is performed as soon as possible to confirm the current 
design is feasible. Should on-site testing yield undesirable percolation/permeability rates, the Applicant 
may be required to provide an alternate design which does not rely on percolation (i.e. detention basin, 
closed chambers, etc.). 

 
4. Soil Movement Comments 

 
4.1. Should the Board act favorably upon this application, the Applicant will require a Soil Movement Permit in 

order to construct the proposed improvements. Neglia reserves the right to provide additional comments 
related to grading, drainage, and soil movement at the time of such permit application. The Applicant shall 
verify that soil movement does not exceed 400 cubic yards as Land Use Board approval will be required. 
This comment still applies. 

 
4.2. The Applicant has outlined the limit of disturbance on the grading, drainage and utilities plan and stated 

that the area of disturbance is about 3,399 SF. The Applicant shall be advised that disturbances in excess 
of 5,000 square feet require Soil Erosion and Sediment Control Plan Certification from the Bergen County 
Soil Conservation District (“BCSCD”). If 5,000 SF is exceeded, the Applicant will be required to apply for, 
obtain, and furnish copies of the required permit from the BCSCD to the Borough for review, prior to 
commencing soil disturbance activities on-site. As currently proposed, the Applicant is disturbing less than 
5,000 SF. This comment still applies. 
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4.3. The Applicant shall be responsible for ensuring that any and all soils imported to the site are certified clean 
soils in accordance with current NJDEP Residential Standards, with a copy of the said certification provided 
to the Building Department and Neglia prior to the import of any material. Recycled material or 
demolished materials are not permitted for the purposes of backfilling a vacated excavation area. This 
comment still applies. 

 
4.4. The Applicant shall ensure that the operations of soil movement vehicles are not to be utilized in a way 

that would deposit soil on any street, sidewalk, public place, or within any other private property. A note 
stating the same shall be provided on the Site Plan. A Note has been added to the plans stating the same; 
no further action required.  

 
5. Traffic Comments 
 
5.1. The Applicant shall submit plans to the Borough of Emerson Fire and Police Officials for review. The 

Applicant shall incorporate any requirements provided by the Fire and Police Officials into the plans, 
including, but not limited to, fire lanes, restricted parking areas, and fire apparatus access and circulation. 
Per the Applicant, plans were submitted and comments have been received from both the Emerson Fire 
and Police Officials. The Applicant shall provide testimony on how these comments have been 
incorporated into the design and the same shall be coordinated with each department.  

 
5.2. The Applicant shall provide testimony addressing procedures for deliveries, loading/unloading, type, and 

size of vehicles used for deliveries, trash/recycling storage and pick-up operations, security measures, and 
other operational issues as may be deemed relevant to the application. The Applicant has provided 
testimony; no further action required. 

 
5.3. The Applicant shall provide exhibits illustrating vehicle turning maneuvers of vehicles circulating within the 

proposed parking and points of ingress/egress. The Applicant has provided testimony; However, truck 
turning exhibits shall still be provided. This comment still applies.  

 
5.4. The Applicant shall provide testimony regarding the proposed on-site parking operations (i.e., assigned 

parking, unassigned parking, and visitor/guest parking, employee parking, allocation of ADA-accessible 
parking, proposed signage, etc.). The Applicant has provided testimony; no further action required. 

 
5.5. The Applicant shall revise the site plan to provide a detail for the striping for the ADA parking space, EVSE 

parking space, and loading zone. Details have been added to the plan; no further action required.  
 
5.6. ADA Parking spaces shall be located as such to provide the shortest accessible route to the building. 

Testimony shall be provided regarding the proposed location and the suitability of the location, including 
all walkways and buildings. The Applicant has provided testimony; no further action required. 
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5.7. It appears that the Applicant is incorrectly calculating the required off-street parking. The Applicant is 
calculating parking for 14 one-bedroom units, where as the architecture plans depict six (6) two-bedroom 
units and two (2) one-bedroom units. The Applicant shall revise the calculations accordingly to confirm 
they are requesting a variance for the correct amount of parking spaces. Per the Borough Ordinance, the 
office space shall be calculated as 1.0 space for each 300 square feet of gross floor area (5,481 SF GFA x 
1.0SP/300SF = 18.27 Spaces). Per NJAC §5:21-4.14, a one-bedroom apartment shall be calculated as 1.8 
spaces per unit while a two-bedroom apartment shall be calculated as 2.0 spaces per unit (1.8SPx2 
+2.0SP*6 = 15.6 Spaces). As such, a total of 34 parking spaces shall be required. The Applicant has revised 
the parking calculations per the Planner’s requirements for a total of twenty-five (25) required parking 
spaces. No further action required.  

 
5.8. The Applicant does not appear to comply with EVSE parking requirements per MLUL (NJAC §40:55D-66.20). 

For a mixed-use development with five or more dwelling units, “prepare as Make-Ready parking spaces at 
least 15 percent of the required off-street parking spaces, and install electric vehicle supply equipment in 
at least one-third of the 15 percent of Make-Ready parking spaces”. The Applicant has only proposed 1  
EVSE parking space. The Applicant shall revise parking calculations to include the required Make-Ready 
and EVSE spaces versus the proposed. Additional testimony addressing any questions or concerns 
regarding the proposed EVSE supply shall be provided. The Applicant has revised the plans to provide 
four (4) EVSE spaces. However, the Applicant has only proposed two (2) single port charging stations. 
The Applicant shall confirm if the intent was to propose four (4) make ready spaces and two (2) EVSE 
spaces. If the intent was to make four (4) EVSE spaces, the Applicants shall proposed a total of four (4) 
single port charging stations or two (2) dual port charging stations. The plans shall be revised 
accordingly.  

 
5.9. Per MLUL (NJAC §40:55D-66.20), “Throughout the installation of electric vehicle supply equipment in the 

Make-Ready parking spaces, at least five percent of the electric vehicle supply equipment shall be 
accessible for people with disabilities.” The Applicant also doesn’t not appear to meet this requirement. 
Testimony regarding the same shall be provided. The Applicant has revised the plan to show an EVSE 
charging station for the ADA handicap parking space; no further action required.  

 
5.10. The Applicant shall provide testimony as it relates to off street parking and loading area on the project site 

and its conformance with the Borough Code §290-30 (Off street parking, loading, and unloading). The 
Applicant has provided testimony; no further action required. 

 
5.11. Per Borough Code §290-30.B.2.d (Off-street parking), “Driveways shall have a minimum width of 14 feet 

for one-way traffic and 25 feet for two-way traffic.” The Applicant is proposing a driveway width of 21.4 
feet. As such, the Applicant shall provide testimony in support of the required design waivers. The 
Applicant has provided testimony; a waiver is being requested by the Applicant.  
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5.12. Per Borough Code §290-30.B.2.f (Off-street parking), “All driveways and accessways shall be six feet wider 
than the minimum required widths at the right-of-way line and be maintained for this width for a distance 
of at least 20 feet into the lot and be tapered gradually to meet the minimum width.” As currently 
proposed, the Applicant does not comply. As such, the Applicant shall provide testimony in support of the 
required design waivers. The Applicant has provided testimony; a waiver is being requested by the 
Applicant.  

 
5.13. It appears that the curb cut of the driveway and the opening of the driveway behind the sidewalk do not 

align. The Applicant shall provide testimony regarding the same. The Applicant has provided testimony; 
no further action required. 

 
5.14. Per MLUL (NJAC §40:55D-66.20), “A parking space prepared with electric vehicle supply equipment or 

Make-Ready equipment pursuant to this section shall count as at least two parking spaces for the 
purpose of complying with a minimum parking space requirement. This subsection shall result in a 
reduction of no more than 10 percent of the total required parking.” If a total of twenty-five (25)parking 
spaces are required (25 parking spaces * 10% = 2.5 spaces, rounded to 3 spaces), a reduction of no more 
than three (3) spaces is allowed. The Applicant appears to take credit for four (4) spaces within the off-
street parking calculations. The Applicant shall revise these calculations accordingly.  

 
6. Landscaping/Lighting Comments 
 
6.1. The Applicant shall provide testimony as it relates to any lighting improvements to be installed on the 

project site and its conformance with the Borough Code §290-30.B.4.d (off street parking area - Lighting) 
& §290-24.5 (Illumination). The Applicant has provided testimony; no further action required. 
 

6.2. Should the Board look favorable upon the Application, the lighting levels shall be evaluated six (6) months 
after construction to confirm adequacy. The Applicant shall make adjustments as required. This comment 
still applies.  

 
6.3. The Applicant shall provide testimony as it relates to any landscape improvements to be installed on the 

project site and its conformance with the Borough Code §290-30.B.4.c. (off street parking - Landscaping 
and drainage).  The Applicant has provided testimony; no further action required. 

 
6.4. The Applicant is removing an existing tree at the rear of the lot. The Applicant shall provide testimony on 

compliance with the Emerson tree removal standards, Ordinance §266-15. Additionally, the Applicant shall 
provide tree protection fencing around all existing trees, to remain, either within or in close proximity to 
the limit of disturbance line. The Applicant has provided testimony and revised the plan to show tree 
protection for all trees near the limit of disturbance; no further action is required.  

 
6.5. The Applicant shall confirm the size of the existing tree and calculation for the number of replacement 

trees per Ordinance §266-15D. The Applicant does not appear to be proposing any replacement trees as 
part of the landscaping improvements. The Applicant shall provide testimony regarding the same. The 
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Applicant has revised the demolition plan to provide a Tree Removal Summary. The landscape plan has 
also been revised to depict replacement trees. No further action required.  

 
6.6. The Applicant shall include shade trees required for off-street parking spaces as stated in Borough 

Ordinance section §266-16. Said Ordinance states that one shade tree for every two parking spaces is 
required, or the Applicant shall contribute in the amount equal to the prevailing cost of shade trees to the 
“Tree Planting Fund”. The number of required shade trees for the parking lot shall be determined by the 
Shade Tree Commission. This comment still applies, we defer compliance to the Shade Tree Commission. 

 
6.7. The number of replacement trees and type of trees shall be determined by the Borough’s Shade Tree 

Commission, Neglia Group has not reviewed the number of trees proposed or the species of trees. This 
comment still applies, we defer compliance to the Shade Tree Commission. 

 
7. Architectural Comments: 

 
7.1. The Applicant shall provide testimony with respect to the proposed floor plans and exterior of the building, 

including, but not limited to, materials, colors, textures, location of meters, etc. The Applicant has 
provided testimony; no further action required. 
 

7.2. The Applicant shall provide testimony of the architectural design including but not limited to the 
articulation of the façade, windows and fenestrations, the ground floor design, the design of entrances, 
and the design of light fixtures. The Applicant has provided testimony; no further action required. 

 
7.3. Neglia recommends that the Applicant provide material boards and color renderings during the Board 

presentation to demonstrate that the proposed building addition will be aesthetically acceptable. This 
comment still applies.  

 
8. General Comments 

 
8.1. In dry weather, the person conducting such an operation shall dampen the ground where operations are 

conducted to prevent dust. This comment still applies. 
 

8.2. The Applicant shall ensure that hours of work are in accordance with the local ordinance. This comment 
still applies. 

 
8.3. The entire area covered by the work shall be maintained and left in such a manner as not to create or 

maintain a nuisance or condition hazardous to life and limb or to the health or general welfare of the 
inhabitants of the Borough of Emerson. This comment still applies. 
 

8.4. Any damages incurred to surrounding public or private property as a result of construction shall be 
restored by the Applicant. This comment still applies. 
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8.5. The Applicant shall ensure that all lawn area disturbed by construction are stabilized to ensure lawn 
growth. This comment still applies. 

 
8.6. The Applicant shall notify the Building Department upon completion of improvements to schedule a final 

inspection. The Applicant shall provide a minimum 24-hour advanced notice for inspection. This comment 
still applies. 

 
9. Final Comments / Recommendations 

 
9.1. The Applicant shall obtain any and all approvals required by outside agencies, including but not limited to 

NJDOT, NJDEP, BCUA, Bergen County, and Bergen Soil Conservation District. It is the Applicant's 
responsibility to determine what outside agency permits are required. Copies of said approvals shall be 
provided upon receipt. This comment still applies. 
 

9.2. New and revised materials shall be filed with the Borough and shall not be sent directly to their 
professionals. The Borough will forward the application and related materials to their professionals once 
they have completed their review. Materials submitted directly to Neglia will not be reviewed. This 
comment still applies. 

 
9.3. The above comments are based on a review of materials submitted and/or testimony provided to date. 

Neglia reserves the right to provide new or updated comments as additional information becomes 
available. This comment still applies. 

 
We trust you will find the above in order. Should you have any questions or require additional information, 
please do not hesitate to contact the undersigned. 
 
Very truly yours,       Very truly yours,  
Neglia Group        Neglia Group 
 
           
 
David R. Atkinson, P.E., P.P., C.M.E.     Katherine Orellana  
For the Borough Engineer      For the Borough Engineer  
Borough of Emerson       Borough of Emerson 
 
Cc: Marie Shust, Board Secretary (via e-mail, boardsec@emersonnj.org) 
 Kenneth A. Porro Esq., Board Attorney (via e-mail, KPorro@chasanlaw.com)   
 Caroline Reiter, PP, AICP, Board Planner (via e-mail, CReiter@tandmassociates.com)  
 Family Promise of Bergen County, Applicant (via e-mail, kduggan@bergenfamilypromise.org)   

Ronald Morgan, Owner (via e-mail, rm@rmi-inc.com)     
Mark D. Madaio, Esq., Applicant’s Attorney (via e-mail, Mark.Madaio@madaiolaw.com) 
Mike Dipple, P.E., Applicant’s Engineer (via e-mail, mdipple@l2alanddesign.com) 
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