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MUNICIPAL LAND USE BOARD MINUTES 
BOROUGH OF EMERSON 

January 9, 2025 
 

This meeting of the Emerson Land Use Board was held in the Municipal Building, 2nd Floor 
Conference Room , 146 Linwood Ave, Emerson, NJ.   Board Attorney, Ken Porro brought the 
meeting to order at 7:38 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 
 
Mr. Porro gave the Pledge of Office to Mr. Khiami. 

 
Roll Call was taken: 

   Mayor Danielle DiPaola    Present 
Megan Quigley     Absent 
Councilwoman Megan Ciolino   Present by phone 

   Rich Taub      Present 
Jeff Bischoff      Absent 

   Mike Cimino      Present 
   Paul Hulburt      Absent 
   Sal Massaro      Absent 
   Rich Worthington     Absent 
   Dominic Aramini     Absent 
   Anthony Khiami     Present 
   Eric Ciavaglia      Absent 
   Ken Porro, LUB Attorney    Present 
   David Atkinson, LUB Engineer   Not Requested 
   Caroline Reiter, Board Planner   Not Requested 

Marie Shust, Secretary    Present 
 
BOARD ELECTIONS APPOINTMENTS 
 
 Chairman Mayor DiPaola made a motion to elect Rich Taub as Chairman of the Land Use 
Board, second was offered by Mr. Khiami.   Mayor DiPaola, Councilwoman Ciolino, Mr. Taub, Mr. .Cimino 
and Mr. Khiami voted to approve the appointment 
  

Vice Chairman  Carried to next meeting 
 
Board Engineer Mayor DiPaola made a motion to appoint Neglia Engineering and Dave 

Atkinson as Board Engineer, second was offered by Mr. Taub.  Mayor DiPaola, Councilwoman Ciolino, Mr. 
Taub, Mr. Cimino and Mr. Khiami voted to approve the appointment 

 
Board Planner Mayor DiPaola made a motion to appoint TandM Associates, Caroline /Reiter 

as Board Planner, second was offered by Mr. Khiami,  .  Mayor DiPaola, Councilwoman Ciolino, Mr. Taub, 
Mr. Cimino and Mr. Khiami voted to approve the appointment 
 

Board Attorney  Mayor DiPaola made a motion to appoint Ken Porro, Chasan Lamparello as 
the Board Attorney, second was offered by Mr. Tabu. .  Mayor DiPaola, Councilwoman Ciolino, Mr. Taub, 
Mr. Cimino and Mr. Khiami voted to approve the appointment. 
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Board Secretary \Mayor DiPaola made a motion to appoint Marie Shust as the Board 
/secretary, second was offered by Mr. Taub.  Mayor DiPaola, Councilwoman Ciolino, Mr. Taub, Mr. Cimino 
and Mr. Khiami voted to approve the appointment 

. 
Board Calendar Since there had been a conflict with the Court calendar for this meeting, 

Mayor DiPaola made a motion to approve the first three dates of the calendar, which are January 23,  
February 6 and February 20th, second was offered by Mr. Cimino.   Mayor DiPaola, Councilwoman Ciolino, 
Mr. Taub, Mr. Cimino and Mr. Khiami voted to approve the partial calendar. 

 
 Ms. Shust was asked to confirm there was no conflict with the Court on future dates. 

 
 
APPROVAL OF MINUTES & VOUCHERS: 
 At next meeting 
 
APPLICATIONS: 
 436 Old Hook Rd, Block 1101, Lot 5.04   - CARRIED FROM DECEMBER 9, 2024 

Renovate second story for residential,   Reconfigure first floor for offices, communal rooms, 
playrooms, kitchen, library & storage  
 

The Board selected Thursday, February 20th as the new date to continue hearing the Family Promise 
application.   All were in favor. 
 
RESOLUTIONS: 
 
 43 Vivian, Block 203, Lot 1 
 Non-conforming Rear Yard setback due to addition 

Pre-existing non-conforming lot size. 
 
Mr. Porro asked if there were any comments regarding the Resolution for 43 Vivian.  Hearing none he 
asked for a motion of approval.   Mr. Cimino made a motion to approve the Resolution, second was offered 
by Mr. Khiami.  Mr. Tub, Mr. Cimino, and Mr. Khiami voted to approved the Resolution. Mayor DiPaola and 
Councilwoman Ciolino abstained. 
 
OPEN THE FLOOR TO THE PUBLIC: 
Mr. Porro  advised the members tht there is confusion as to the Land Use Board requirements to have an 
“Open to the Public” session, as many of the complaints cannot be handled by the Board.   The Board must, 
however, have an “Open to the Public” session for any applications brought before them to allow residents 
to be heard. 
 
BOARD BUSINESS: 

Sub-committee   since there was not a full presence of members at the meeting, Chairman ‘Taub 
made a motion to carry the appointments to the next meeting, second was offered by Mayor DiPaola.  
Mayor DiPaola, Councilwoman Ciolino, Mr. Taub, Mr. Cimino and Mr. Khiami voted to approve the motion. 

 
Shade Tree Management Form -Since none of the members had seen the form, the matter is 

carried to the next meeting.  
 

 Instruction Mr. Porro provided some basic Land Use Information for the members to review.  The 
material provided dealt with the Organization and Powers of the Land Use Board, as well as an 
opinion/speech excerpt from retired Land Use Judge Jonathan Harris. 
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Mr. Porro told the members they should follow the factors of public health, safety and welfare  when making 
decisions on any application.  He also discussed  positive or negative criteria. .  If the Board does not make 
a timely decsion, the application may automatically be approved. 
 
ANY MEMBER: 
None 
 
GOOD AND WELFARE: 
 None 
 
ADJOURNMENT: 
 
Since there was no other business to discuss, Mr. Porro  asked for a motion to adjourn the meeting, which 
was made by Mr. Cimino, second was offered by Mayor DiPaola, all were in favor. 
 
The meeting was adjourned at 8:20 PM. 
 
Respectfully submitted, 
Marie Shust 
Board Secretary 


