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 MUNICIPAL LAND USE BOARD MINUTES 

BOROUGH OF EMERSON 
May 1, 2025 

 
This meeting of the Emerson Land Use Board was held in the Municipal Building, 2nd Floor 
Conference Room , 146 Linwood Ave, Emerson, NJ.   Chairman Rich Taub  brought the 
meeting to order at 7:32 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     Present 
Councilwoman Megan Ciolino   Absent 

   Rich Taub      Present 
Jeff Bischoff      Absent 

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

Marie Shust, Secretary    Present 
 
Chairman Taub advised the members that the previously appointed Board attorney had resigned, 
therefore the Board would have to appoint a new attorney. 
 
Mayor Di Paula made a motion to appoint The Mecca Law Firm as the Land Use Board Attorney, 
second was offered by Mr. Cimino.   Mayor DiPaola, Ms. Quigley, Chairman Taub, Vice Chairman 
Khiami, Mr. Cimino, Mr. Hulburt, Mr. Worthington and Mr. Ciavaglia voted to approve the 
appointment. 
 
Mr. Chris Martin, representing The Mecca Law firm,  took his place at the podium.  Mayor DiPaola 
introduced him to the Board and those in the Chambers.   Mr. Martin had been the Land Use 
Board Attorney for several years before leaving to work for the State of New Jersey. 
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-APPROVAL OF MINUTES & VOUCHERS: 
 Chairman Taub asked for a motion to approve the minutes of April 3, which was made by 
Mr. Khiami, second was offered by Mr. Hulburt, all were in favor. 
 
Ms. Shust read the ‘D’  vouchers 
 
4/4/25 T & M Associates 436 Old Hook ‘Rd.   $ 1,189.75 
 
Mr. Hulburt made a motion to approve that bill for payment, second was offered by r. Cimino.  Ms. 
Quigley, Chairman Taub, Vice chairman Khiami, Mr. Cimino, Mr. Hulburt, Mr. Worthington, and Mr. 
Ciavaglia voted to approve payment.  Mayor DiPaola abstained. 
 
Ms. Shust read the balance of the vouchers 
4/4/25 Chasan Lamparello  43 Vivian    $ 814.40 
4!5 Chasan Lamparello  36 Chandler    $ 262.50 
4/30 Marie Shust   Postage    $   21.90 
  (Mailing to Neglia & T&M Assoc) 
 
    Total              $ 1,088.80 
 
Mayor DiPaola made a motion to approve those bills for payment, second was offered by Mr., 
Hulbert.  Mayor DiPaola, Ms. Quigley, chairman Taub, Vice chairman Khiami, Mr. Cimino, Mr. 
Hulburt, Mr. Worthington an Mr. Ciavaglia voted to approve payment. 
 
APPLICATIONS: 
 
 161 Palisade, Block 725, Lot 2 Subdivision 
 Northern Valley Developers  
 
Due to the nature of the application, Mayor DiPaola recused herself. 
 
Steven M Segalis, Esq of 442 Broadway, Hillsdale presented his credentials to the Board and 
attorney, which were approved.   Mt. Segalis asked Mr. George Buono, Principal of Northern Valley 
Developers to describe the proposed project. 
 
 
Mr. Buono explained that he would be breaking down the 125 x 100 lot into two lots, 75 x 100 and 
50 x 100, both being undersized.   He would construct new homes on the two lots appropriate to 
the neighborhood, rather than a 4500 square foot large home that would be out of place in the 
neighborhood. 
 
He continued that in response to neighborhood complaints, the driveway for the corner lot would 
be located on the side street, rather than on Palisade Ave. 
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In order to add some additional side yard set back on the smaller home, he asked the Board to 
allow him to have a 2 ft bump out on the smaller home, which would be adjacent to the corner lot 
 
Mr. Buono continued that of the 72 lots in the neighborhood, nearly half are non-conforming to the 
Borough requirement of 8 500 square feet.   He provided photos of homes he had built in 
Emerson, both before and after construction  
 
Mr. Buono stated that it is his desire to provide affordable homes in Emerson. 
 
Mr. Cimino asked Mr. Buono about his other construction in town, was it all in conformance with 
Borough specifications.    Mr.  Buono replied that most of the homes he had built are on non-
conforming lot size, 
 
Chairman Taub asked about the set backs to which Mr. Buono replied that the side set backs had 
been adjusted to meet neighbor requests.   He also stated the driveway on the corner had been 
moved for the same reason. 
 
Mr. Martin asked if Mr. Buono was a professional plumber.  Mr. Buono replied he was a contractor 
as indicated on the application. 
 
Chairman Taub asked for a motion to open the  floor to the public, which was made by Ms. 
Quigley, second by Mr. Ciavaglia, all were in favor 
 
Ms. Jennifer Rosa approached the podium and read the following: 
“. Good evening, and thank you for the opportunity to speak. 

My family and I moved to Emerson in 2017, drawn in by the charm of our home, the beautiful street, 
the mature trees, and the space between the houses. What’s being proposed today would drastically change 
all of that. 

We have serious concerns—first and foremost about our privacy. The proposed three-story house 
would be built right next to ours, with windows facing directly into our master bedroom. That room has one 
of only two east-facing windows in our entire home, so this wouldn’t just affect our privacy—it would also 
take away natural light. Frankly, we would feel exposed in our own bedroom. 

We’re also concerned about flooding and the water table. Our basement already relies on a sump 
pump, and removing more land and trees would only make it harder for the ground to naturally absorb water. 
Both homes having basements would reduce the permeable land even more, increasing the risk of flooding 
not just during construction, but long-term. 

There are also real safety concerns. The space between homes isn’t just for comfort—it’s a buffer. It 
allows firefighters room to do their jobs in an emergency, and it helps prevent fires from spreading between 
houses. Shrinking that space puts people at greater risk. 

We also have to think about the long-term impact on property values. If we ever decide to sell our 
home, potential buyers might be turned off by the lack of privacy and the feeling that the area is becoming 
overbuilt. 

At the end of the day, zoning rules exist for a reason—to maintain space, light, privacy, and safety for 
everyone. The burden is on the applicant to prove there's a true hardship. But in this case, we feel that we, 
the neighbors, would be the ones facing the real hardship if this variance is approved. 
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Thank you for your time and consideration.” 

Seeing no one else in the Chambers who wanted to speak, the Chair asked for a motion to close 
the floor, which was made by Mr. Cimino, second by Ms. Quigley, all were in favor. 
 
Mr. Segalis, next called his surveyor, Michael H. Darmstatter of Darmstatter, Inc to review the site 
and placement of buildings     Mr. Darmstatter pointed out the various setbacks and where they 
had been changed at the request of the neighbors.  Mr. Martin asked Mr. Darmstatter if the 
variance requests were due to any hardships and was told no. 
 
Mr.  Buono stated that in order to meet some of the requests of the neighbors, there is a need to 
have a bump out for the fire place.   When asked for the location, Mr. Buono replied it would be on 
the side of the new corner home and away from the current residents, but would reduce the set 
back on that side by 2 feet. 
 
Mr. Thomas Mesuk of Thomas L. Mesuk, Architects, LLC ., who is both Planner and Architecture, 
presented Exhibits A5 and A6, which demonstrate the location and size of the proposed new 
homes.   Rather than an oversized 4500 sq.ft. home that would not fit into the neighborhood, these 
smaller single-family homes would be affordable and add housing in the Borough.  He stated that 
he did not see any negative criteria to adding these two homes. 
 
Mr. Cimino asked if there would be basements in the new constructions and was told no.   Mr. 
Martin asked if the criteria in the Borough Engineer’s report would be followed as well as those of 
the Fire Dept.  Mr. Buono replied he would abide by those requirements. 
 
Chairman Taub asked about a buffer landscape between the new and existing structures.  Mr. 
Segalis replied there would be fencing and/or shrubbery/plantings to allow for privacy. 
 
With this additional information, the Chairman decided to open the floor to the public once again,  
A motion was made by Ms. Quigley, second by Mr. Ciavaglia, all were in favor.    
 
Ms. Rosa again approached the podium.  She told the board that Palisade Ave was a lovely tree 
lined street and the construction of these two homes would block any sunlight and change the 
character of the neighborhood. 
 
Seeing no one else to speak, Mr. Cimino a made a motion to close the floor, second was offered 
by Ms. Quigley, all were in favor. 
 
Mr. Worthington asked if the corner house could be moved closer to the side street to allow more 
privacy.  He was told it would affect the front yard set back and would not be long enough for a car 
to park in the driveway. 
 
Chairman Taub asked the members if there were any other questions, seeing no hands, he asked 
for a motion on this application. 
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Ms. Quigley made a motion to approve the application with the recommendations of the Engineer 
and members of the Board, as well as any of the Borough professionals,  second was offered by 
Mr. Worthington. Chairman Taub, Vice Chairman Khiami, Ms. Quigley, Mr. Cimino, Mr. 
Worthington, and Mr. Ciavaglia, voted to approve the application,  Mr. Hulburt voted no.  The 
Mayor was recused. 
 
RESOLUTIONS :REVISED 
 436 Old Hook Rd, Block 1101, Lot 5.04     

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

 
The Chair asked if there were any questions or comments on the revised Resolution for 436 Old 
Hook Rd, (Family Promise).  Hearing none he asked for a motion to approve the Amended 
Resolution 
 
Vice Chairman Khiami made a motion to approve the Amended Resolution which was seconded 
by Mr. Worthington.  Ms. Quigley, Chairman Taub, vice Chairman Khiami, Mr. Cimino, and Mr. 
Worthington voted to approve the Resolution Mr. Hulburt and Mr. Ciavaglia voted no.  The Mayor 
recused herself on this application.  
 
BOARD BUSINESS: 

   
None 

 
OPEN TO THE PUBLIC 
 Mr. Cimino made amotion to open the floor to the public, second was offered by Mr. 
Worthington, all were in favor.  Seeing no one in the chambers who wanted to speak, Mr. Cimino 
made a motion to close the floor, second was offered by Mr. Hulburt, all were in favor. 
None 
 
GOOD AND WELFARE: 
 None 
 
ADJOURNMENT: 
 
Since there was no other business to discuss, Chairman Taub asked for a motion to adjourn the 
meeting, which was made by Mr. Cimino, second was offered by Mr. Hulbert, all were in favor. 
 
The meeting was adjourned at 8:45 PM. 
 
Respectfully submitted, 
Marie Shust 
Board Secretary 


