
CHRISTOPHER P. STATILE, P.A. 
PROFESSIONAL ENGINEERS & PLANNERS 
CONSULTING ENGINEERS 
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CPSTATILE@AOL.COM                            3 FIR COURT                                 NEW YORK, NY 
                       OAKLAND, NJ 07430 
               (201) 337-7470 
                        FAX: (201) 337-7599 

 

        January 27, 2025 

Chairwoman Meredith Kates 

    and Members of the Planning Board 

Borough of Hillsdale 

380 Hillsdale Ave. 

Hillsdale, NJ  07642 

 

Regarding: 11 Boulevard South, Township of Washington 

Application PZ-09-24, Planning Variance 

  Cianfrone Properties, LLC, Applicant 

    

Dear Chairwoman Kates and Members of the Board: 

 

We are in receipt of additional documents in connection with a previously submitted Planning 

Board application submitted on or about January 10, 2025 to the Board.  The following 

documents were submitted: 

 

• “Plot Plan for Access Driveway, 11 Boulevard South, Block 4103 – Lot 14, Township of 

Washington, Bergen County, New Jersey” by MCH Engineering, Inc. dated January 27, 

2022, unrevised. 

• Site photographs. 

 

The applicant proposes to access a lot in the Township of Washington along an unimproved 

right-of-way within the Borough of Hillsdale.  

 

General Site Description  

 

Block 4103, Lot 14 in the Township 

of Washington consists of 15,881 SF 

(0.36 acre) and is unimproved.  It is 

located on the south side of the 

Boulevard South right-of-way 

between Taylor Street and Summit 

Street.  

 

Boulevard South is only partially 

improved, with the improvements 

ending approximately 70 feet to the 

east from the extension of the 

property line (see General Comments 

#4 below for photo.) 

 

 

 End of Improvements 

=/- 70’ 

Hillsdale 

Washington Twsp. 
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Application 

 

The applicant is requesting an appeal to N.J.S. 40:55D-35 which states that “No permit for the 

erection of any building or structure shall be issued unless the lot abuts a street giving access to 

such proposed building or structure.” 

 

Completeness Review 

 

The application was reviewed against the Checklist for Variance Applications and is now 

complete. A public hearing may be scheduled. 

 

Planning Variance 

 

The following planning variance is needed. 

 

1. N.J.S. 40:55D-35 requires that permits for the erection of any building can only be issued 

if the lot abuts a street giving access to the building. The street is unimproved where the 

lot abuts the street.  

 

Where the enforcement of this section would entail practical difficulty or unnecessary 

hardship, or where the circumstances of the case do not require the building or structure 

to be related to a street, the board of adjustment (or Planning Board in its absence) may 

upon application or appeal, vary the application of this section and direct the issuance of 

a permit subject to conditions that will provide adequate access for firefighting 

equipment, ambulances and other emergency vehicles necessary for the protection of 

health and safety and that will protect any future street layout shown on the official map 

or on a general circulation plan element of the municipal master plan. 

 

2. Since the property lies in Washington Township, an unimproved roadway could be a 

hinderance for emergency services to address an incident.  We ask that the Washington 

Township Fire Department provide an opinion on their ability to access the property. By 

example, in a fire call, the first responding vehicles will be police and volunteer vehicles 

which may obstruct fire department vehicles due to the lack of an improved/approved 

street.  

 

Therefore, any approvals consider by the Board should be conditioned on the Washington 

Township’s Fire Department’s response ability lacking a through street. 
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General Comments 

 

1. A license agreement with the Borough of Hillsdale via the Borough Council may be 

required for the maintenance of public road. The Council may wish to add additional 

requirements. The applicant should agree that should the municipalities determine that 

the public street is to be improved, it will pay its pro-rata share of the improvement costs.  

 

2. Since the lot lies within Washington Township, it will be serviced by emergency vehicles 

from that Township albeit a circuitous route.   The applicant should provide evidence that 

any proposed improvements will meet the standards set forth by the emergency services 

departments of the Township of Washington.  

 

Therefore, the proposed roadway extension should be carried for the full frontage of the 

building lot.  

 

3. No proposed public utilities are shown. The proposed sanitary sewer connection must be 

shown. If a sanitary connection into the Borough Hillsdale is proposed and approved, the 

applicant must coordinate a payment agreement between the Borough of Hillsdale and 

the Township of Washington as sanitary fees are covered under municipal taxes, and the 

lot will not pay any property taxes to Borough of Hillsdale. Additional right-of-way 

disturbance may be required for gas, electric and water services.  

 

The NJ Residential Site Improvement Standards require that a street be a minimum of 24 

ft. wide which allows parking on both sides of the street.  A 21 ft. wide street only allows 

parking on one side of the street. Therefore, restricted parking would be the 

municipality’s jurisdiction to pass the requisite ordinances.  

 

4. The applicant must provide testimony if any trees are proposed to be removed from the 

Hillsdale Borough right-of-way. Proper 2:1 restitution is required for any trees removed 

as part of the application within Hillsdale.  

 

5. The catch basins located at the terminus of the asphalt on Boulevard South are seepage 

pits and do not connect into a drainage system. The plan proposes adding additional 

stormwater runoff into these catch basins. This may cause stormwater backup.  These 

basins should be cleaned out and checked for functionality.  

 

6. The storm drainage inlet proposed at the terminus of the street runs to a seepage pit on 

private property. The responsibility for the future cleaning and maintenance of the system 

must be clear. The inlet is located in Washington Township.    

 

7. Given the proposed configuration, snow plowing efforts along Boulevard South may be 

hindered. Lacking a proper turn-around or cul-de-sac, snow may be pushed into the 

proposed driveway area. The two Department of Public Works (DPW) should provide 

comments. Any approvals that lack a proper turnaround should hold the DPW harmless 

for its inability to properly plow the street and for any snow that becomes piled into 

driveway. This should also be noted in the deed to alert any future property owners.  
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8. For reference, looking east from Taylor Street along the Borough right-of-way 

(Boulevard South) is shown below. This serves Lot 9. The retaining wall at the far end is 

approximately 80 ft. to the west from the extension of the subject property line of Lot 14. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Proposed Driveway 



CPS   
CONSULTING ENGINEERS AND PLANNERS 

 

 5 of 6 

 

The completeness checklist is attached. We trust these review comments assist the Board in this 

application. 

 

        Very truly yours, 

 

        C. P. STATILE, P.A. 

            

   (original signed) 

 

        Christopher P. Statile, P.E. 

        Planning Board Engineer 

 

 

CPS/mr 

cc:  Marc Liebman, Esq. 

       Harvey York, Esq. 
1120.052 
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BOROUGH OF HILLSDALE PLANNING BOARD  
CHECKLIST - VARIANCE APPLICATION 

 

Applicant:  Cianfrone Properties, LLC 

Block: 4103          Lot: 14  (Township of Washington)  

Date:  January 13, 2025 

 
 

   A completed application form. [Obtain a form from the Building Department] 

 

   A copy of the Land Use Officer’s denial of your building permit application.  This is 

usually the letter refusing to issue you a building permit.  [Obtain this from the Building 

Department] -  NOT APPLICABLE 

 

   A copy of the tax map indicating the subject property. [Obtain this from the Building 

Department] 

 

   Sixteen (16) copies of the ground and typical floor plan of the existing building, and 

proposed additions or changes with all necessary measurements, as were submitted to the 

Land Use Officer.  

 

   Sixteen (16) copies of a current property survey of the premises in question with all 

relevant proposed dimensions certified by a licensed Professional Engineer or Land Surveyor 

in the State of New Jersey.  The surveyor or engineer only must show the proposed changes 

(i.e. new addition, deck, shed, fence) to your survey, with relevant dimensions.   

 

The property owner or architect may not change, add or adulterate the survey in any manner.  

The survey should include a bulk table showing the existing and proposed zoning 

requirements for the subject property.  All sixteen (16) copies of the survey must have a 

raised seal by the surveyor or engineer’s signature.  

 

   A certificate from the Tax Collector stating whether any taxes or assessments for local 

improvements are due or delinquent. [Obtain this from the Tax Collector] -  NOT 

APPLICABLE 

 

   Submit the filing fee as required by the Hillsdale Land Use Ordinance.  

 

   Statement of reasons for seeking the variance.  [This may be a separate attachment to the 

application form] 

 

   Photographs of the property in question and of all adjacent properties.  The applicant’s 

name and the property address should be marked on the photographs.  
 


