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MEMORANDUM 

 

To: Borough of Hillsdale Planning Board  
From: Thomas Behrens, Jr., P.P., AICP 
Subject: Hillsdale Self Storage, LLC re: Jurisdiction 
 Preliminary/Final Major Site Plan Application 
 Block 1208 Lot 1, Block 1209 Lots 2, 3 & 4 
 560 Piermont Ave, 93 Prospect Plance and 95 Prospect Place 
Date: November 12, 2025 
BA#: 4251.04 
 
 
 
This memorandum is intended to address the question of jurisdiction raised by the Objector at the Board’s October 28, 
2025 public hearing on the above-referenced application.  Specifically, the Objector cited Section X.A.8.d. (p. 20) of the 
Hillsdale Patterson Street Redevelopment Plan amended October 2024, which states “for surface parking areas, a 
minimum 4 feet planting strip shall be required between the back of sidewalk and any surface parking area and shall be 
planted with shrubs at 4 feet on center. For self-storage uses where the parking area backs up directly onto the right-of-
way, the 4-foot planting strip can be provided along the building foundation instead, except at door, ramp, and stair 
locations [emphasis added]. This requirement shall not be applicable to vehicle storage uses.”  The Objector’s position is 
that this provision prohibits loading areas from backing up directly onto the right-of-way as depicted on the plans and 
therefore warrants a ‘d’(1) use variance as a prohibited or not specifically permitted use. 
 
In consideration of the Objector’s interpretation of Section X.A.8.d. of the Redevelopment Plan, it is noted that the 
structure of any land use ordinance, or Redevelopment Plan functioning as a development ordinance in this case, 
typically dictates which sections establish permitted principal and accessory uses and which pertain to bulk or design 
requirements.  Section VIII.A.2. of the Plan establishes the principal permitted uses within the Redevelopment Area 
which includes “self storage: permitted on Block 1208 Lot 1 only as a stand alone use” (Section VIII.A.2.e.).  Section 
VIII.A.5.a. establishes the permitted accessory uses within the Redevelopment Area which includes “any uses which are 
clearly or customarily ancillary and incidental to a principal or conditional permitted use on the same property including 
but not limited to: …Drop off/package delivery area, loading spaces and docks, recycling and refuse storage areas (Section 
VIII.A.5.a.vii.)…”  Therefore, the plain language of the Redevelopment Plan indicates self-storage development is 
permitted as a principal use on Block 1208 Lot 1 and loading is permitted as an accessory use to the proposed self-
storage facility. 
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The Redevelopment Plan provision in question (Section X.A.8.d.) is located in Section 8, Planting and Landscaping, of 
Section A, General, of Article X, Parking Standards.  This provision appears to set forth conditional landscape bulk 
requirements applicable to different parking configurations.  Planting strips are required between surface parking areas 
and sidewalks, except such planting strips may be replaced with foundation plantings when parking areas associated 
with self-storage facilities back up directly onto the right-of-way.  While the wording of this provision does not mention 
“loading”, it does not appear to prohibit such movements onto the right-of-way. 
 
To the extent that it is determined that the self-storage loading area is not permitted to back out directly onto the right-
of-way, or that parking circulation must occur on the lot, any such deviations from the Redevelopment Plan or Borough 
Code, as applicable, would not rise to the level of requiring a ‘d’(1) use variance but theoretically could be subject to ‘c’ 
bulk variance relief or a design exception/waiver.   
 
 
 
 


