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 MUNICIPAL LAND USE BOARD MINUTES 
BOROUGH OF EMERSON 

September 4, 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 Tab brought the 
meeting to order at 7:37 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.  NOTE:  the recording device was not in operation. 
 
Pledge of Allegiance 

 
Roll Call was taken: 

   Mayor Danielle DiPaola    Present 
Megan Quigley     Present 
Councilwoman Megan Ciolino   Absent 

   Rich Taub      Present 
   Anthony Khiami     Absent 

Jeff Bischoff      Absent 
   Mike Cimino      Present 
   Paul Hulburt      Present  
   Rich Worthington     Absent 
   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. Aramini made a motion to approve the minutes of the August 7, 2025 meeting, second was 
offered by Mr. DiRado, all were in favor. 
 

Ms. Shust read the vouchers September 4: 
 
Neglia Engineering     8/16/25      70 Min St, Armenian Home        $5,6400.00 
Neglia Engineering     8/18/25       40 Dogwood, Constantini          $     330.00 
  Total      $5,970.00 
 

Mr. Cimino made a motion to approve the vouchers for payment, second was offered by Mr. 
Hulburt.   Chairman Taub, Mr. Cimino, Mr. Hulburt, Mr. Aramini and Mr. DiRado voted to approve 
the vouchers.  Mayor DiPaola abstained. 
 
APPLICATIONS: 
 None- 
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RESOLUTIONS: 
 13 Munsey, Block 1022, Lot 2  Carried from July 17, 2025 

Remove and replace rear deck causing shortage in rear yard setback. 
 
Chairman Taub asked if there were any questions or comments regarding the Resolution,  hearing 
none, he asked for a motion.  Ms. Quigley made a motion to approve the Resolution, second was 
offered by Mr. DiRado.  Ms. Quigley, Chairman Taub, Mr. Cimino, Mr. Aramini and Mr. DiRado 
voted to approve the Resolution 
  
 
 40 Dogwood, Block 325, Lot 15 
 Add a room over the garage,  pre-existing non-conforming setback 
Chairman Taub asked if there were any questions or comments regarding the Resolution,  hearing 
none, he asked for a motion.  Mr. DiRado made a motion to approve the Resolution, second was 
offered by Mr. Aramini.  Ms. Quigley, Chairman Taub, Mr. Cimino, Mr. Aramini and Mr. DiRado 
voted to approve the Resolution 
 
 
BOARD BUSINESS: 
   
 Land Use Fess and Escrow: 
Chairman Taub told the members he would have the information available at the next meeting. 
 
Mr. Mecca advised the members that a variance checklist was being prepared for their review at a 
future meeting. 
 
 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 
 
 
MEMBER COMMENTARY: 
 Mr  Cimino reminded everyone about the 9/11 ceremony to be held on the 11th at 6:00 pm 
at the Firehouse. 
 
 Mr. Aramini asked if there was any way, a pre-existing variance update could be processed 
without coming before the Board and spending the additional money for Board fees and 
professional fees.  He stated that construction costs are qu9te high and the additional fees just add 
to the costs.   Ms. Shust advised the members that the Escrow fees currently in place are not 
sufficient for the most part due to the increase in Engineering and Legal costs.   The Chair stated 
he would look i9nto the matter after the first of the year. 
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ADJOURNMENT: 
 
 
Since there was no other business to discuss, the chair asked for a motion to close the meeting 
which was made by Mayor DiPaola, second by Mr. Cimino all were in favor.  
 
The meeting was adjourned at 7:41 PM. 
 
Respectfully submitted, 
Marie Shust, Board Secretary 


