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 MUNICIPAL LAND USE BOARD MINUTES 
BOROUGH OF EMERSON 

Jul 17, 2025 
 

This meeting of the Emerson Land Use Board was held in the Municipal Building, 2nd Floor 
Conference Room , 146 Linwood Ave, Emerson, NJ.  Vice Chairman Anthony Khiami  
brought the meeting to order at 7:33 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 
Megan Quigley     Absent 
Councilwoman Megan Ciolino   Absent 

   Rich Taub      Absent 
   Anthony Khiami     Present 

Jeff Bischoff      Absent 
   Mike Cimino      Present 
   Paul Hulburt      Present  
   Rich Worthington     Present 
   Dominic Aramini     Present 
   John DiRado      Present 
   Eric Ciavaglia     Absent 
   Joe Mecca, LUB Attorney    Present 
   David Atkinson, LUB Engineer   Not Requested 
   Caroline Reiter, Board Planner   Not Requested 

Marie Shust, Secretary    Present 
 
-APPROVAL OF MINUTES, CORRESPONDENCE & VOUCHERS: 
 
Mr. Hulburt made a motion to approve the minutes of June 19 meeting, second was offered by Mr. 
Cimino all were in favor. 
  

  Ms. Shust read the vouchers for July 17: 
 
June 19 Marie Shust  Reimbursement of Postage  $    6.00 
June 24 NJ Planning  Mandatory classes for Mr. DiRado  $145.00 
      Total      $151.00 
 

Mayor DiPaola made a motion to approve the vouchers for payment, second was offered by Mr. 
Cimino.  Mayor DiPaola, Vice Chairman Khiami, Mr. Cimino, Mr. Hulburt, Mr. Worthington, Mr. 
Aramini and Mr. DiRado voted to approve payment of those bills. 
 
APPLICATIONS: 
 13 Munsey, Block 1022, Lot 2 
 Remove and replace rear deck causing shortage in rear yard setback, 
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Ms. Maria Larrea Sanchez of 13 Munsey Dr. was in attendance to speak in regard to her 
application for a rear deck replacement.  The replacement deck will be the same size as the 
existing deck, which has a pre-existing setback of 25 ft, however the location of the staircase will 
be moved. 
 
Mr. Aramini asked about the existing setback which as indicated on the Neglia report is 49.5 ft.  It 
was determined that that dimension is from the back of the house and not the deck. 
 
Mr. Khiami  asked about the ground under the deck and was told it is cement. 
 
The new deck would have a shingled roof over it to minimize sun exposure but would not be 
enclosed.   The Neglia report does not indicate a cement base, and states the impervious 
coverage would be increased causing the need for storm water management. 
 
Since there are many important unanswered questions, Mayor DiPaola made a motion to carry the 
application to the next meeting so the engineers and zoning officer can review the application and 
advise the Board , second was offered by Mr. Aramini, all were in favor. 
 
The applicant and members of the public were advised their application would be heard on August 
7 at 7:30 pm. 
 
BOARD BUSINESS: 
 Annual Report 
 
Ms. Shust advised the members that approval was required for Ms. Reiter to complete the 
mandatory annual report of applications for the year 2024. 
 
Mayor DiPaola made the motion to approve Ms. Reiter’s completion of the Annual Report, second 
was offered by Mr. Khiami.  Mayor DiPaola, Vice chairman Khiami, Mr. Cimino, Mr. Hulburt, Mr. 
Worthington, Mr. Aramini and Mr. DiRado voted to approve the motion. 
 
 Land Use Fess and Escrow: 
 
Since Mr. Taub was unable to attend this meeting, the matter is carried to a future meeting.’ 
 
RESOLUTIONS: 
 NONE. 
 
 OPEN TO THE PUBLIC 
No one in the Chambers at this time, so the floor was not opened. 
 
 CLOSED SESSION: 

None  
GOOD AND WELFARE: 
 None 
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MEMBER COMMENTARY: 
 Mr. Cimino reminded everyone about the wet-down which is being held on July 26th on 
Thomas St. 
 

Mayor DiPaola reminded everyone of the Wednesday night summer concerts in front of 
Borough Hall. 

  
ADJOURNMENT: 
 
Since there was no other business to discuss, Vice Chairman Khiami 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 8:13 PM. 
Respectfully submitted, 
Marie Shust, Board Secretary 


