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April 10, 2025 

 

Chairwoman Meredith Kates 

   and Members of the Planning Board 

Borough of Hillsdale 

380 Hillsdale Avenue 

Hillsdale, NJ  07642 

 

Regarding: Block 1308, Lot 1, Borough of Hillsdale 

  60 Broadway  

Major Final Site Plan (Amendment to an Approved Site Plan) with Use and 

Bulk Variances Application PZ-02-25 

  Applicant & Owner:  Vartan Nazarian 

 

Dear Chairwoman Kates and Members of the Board: 

 

We are in receipt of engineering plans that were submitted in connection with the above Site 

Plan application.  The following documents were provided: 

 

• “Preliminary & Final Site Plan, Canopy Addition to Fueling Station, Block 1308, Lot 1, 

60 Broadway, Borough of Hillsdale, County of Bergen, New Jersey” prepared by Bertin 

Engineering and consisting of four (4) sheets with the following dates: 

o Sheet C1.1 dated January 28, 2025, revised to February 20, 2025. 

o Sheet C2.1 dated January 29, 2025, revised to February 20, 2025. 

o Sheet C2.2 dated February 20, 2025, unrevised. 

o Sheet C3.1 dated January 28, 2025, unrevised. 

 

• “Boundary and Topographic Survey of 60 Broadway, Block 1308, Lot 1, Borough of 

Hillsdale, County of Bergen, New Jersey” prepared by Bertin Engineering and consisting 

of one (1) sheet dated January 1, 2025, unrevised. 

 

This applicant has provided a November 26, 2024 denial of the Zoning Official. Site Plan 

approval is required due to the nature of the application.  The property was subject to hearings 

before previous Land Use Boards and was granted approvals on April 26, 1967, May 17, 1995, 

December 5, 2007 and March 22, 2011.  

 

The applicant is seeking Amended and Final Site Plan Approval to replace underground fuel 

storage tanks and fueling stations (pumps) plus installation of a new overhead canopy. 
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We believe a Use Variance is also required, as the application seeks to modify existing variances 

from conditional uses without fully meeting the conditional use standards. Additionally, the 

proposed canopy is accessory to the fuel pumps, which do not meet the conditional standards.  

As such, the Mayor and Mayor’s representative may be required to recuse themselves from the 

application.  

 

General Site Description  

 

Subject Lot 1 is improved with a 1,677 SF one-story brick building, associated parking, a 

freestanding sign, and other site improvements.  The property contains a gas station and a 

Dunkin’ restaurant.  The lot contains 11,200 SF (0.26 acre) and is located in the Commercial/”C” 

Zone District (7,500 SF minimum lot size).   

 

The property is located at the southeastern corner of the Broadway/Harrington Street 

intersection.  Access into the site is permitted from Broadway and the intersection point. The site 

appears to contains 12 parking spaces, including 1 ADA space. It should be noted that access to 

some of those parking spaces is limited due to site configuration. 

 

The original site plan application (Resolution Z67-7) for the construction of a replacement 

gas/service station was approved by the Planning Board on April 26, 1967.  The Resolution 

states the approved service station was to replace a station that was on the property since 1938. 

 

Resolution Z-95-1 dated May 17, 1995 upheld the pre-existing, non-conforming use as a 

service/gas station after years five years of inactivity at the site. 

 

Resolution PZ-21-07 dated December 5, 2007 allowed for the continued use of the gas station, as 

well as the conversion of the automobile repair service into a Dunkin Donuts store. 

 

Resolution PZ-04-11 dated March 22, 2011 allowed for modification to a freestanding sign and 

allow window signs in excess of those permitted. 

 

The Application 

 

The applicant proposes to replace the underground tanks and fueling positions in the same 

location. A new 22-foot high canopy is proposed over the fueling positions (none currently 

exists).  The canopy is 24’ x 36;’ and offset 6 ft. from the property line along Broadway 

(approximately 20 feet to the curb).  No alterations to the building, parking area, or the 

freestanding sign are proposed. 
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Conditional Use  

 

As per Borough Section 310-67, Motor Vehicle Stations are a conditional use in the Commercial 

District with the following conditions:  

 

1. A site plan meeting the requirements of this chapter shall be filed with the Planning 

Board showing, in addition to any other requirements for a site plan, the exact location of 

the motor vehicle service station, the number and location of fuel tanks to be installed, 

the dimensions and capacity of each tank, the depth at which the tanks will be placed 

below the ground, the number and location of pumps to be installed, the type of structure 

and accessory buildings to be constructed, the number of automobiles which may be 

garaged and a description of the nature and extent of the proposed use. 

2. The requirements of the commercial district set forth in this chapter shall be complied 

with. 

3. All fuel pumps shall be located at least 25 feet from any street line or property line. 

4. No vehicles shall be permitted to be parked on the premises of a motor vehicle service 

station other than those used by the employees in the indirect or direct operation of the 

establishment and those being serviced by the station. 

5. Driveways shall cross the sidewalk at right angles and shall not be more than 24 feet wide 

at any point. Driveways shall be at least 10 feet from any side lot line and 25 feet from 

the intersection of street lines. No more than two driveways shall be permitted for each 

100 feet of street frontage. 

6. The entire area of the site traversed by motor vehicles shall be hard-surfaced with 

bituminous concrete or asphalt. 

7. The Planning Board shall determine that the site plan is appropriate to the area. A five-

foot planting strip, suitably landscaped as recommended by the Borough Environmental 

Commission, shall be provided between curb cuts and along all other property lines. 

8. No motor vehicle service station shall be located within 1,500 feet of any public entrance 

to a church, school, library, hospital, fire station, park, playground, charitable institution 

or place of public assemblage. Said distance shall be measured in a straight line along the 

center lines of streets forming the shortest route from a point in said center line opposite 

such public entrance to a point in said center line opposite the nearest boundary of the 

service station. 

9. Any repair of motor vehicles shall be performed in a fully-enclosed building. No parts or 

partially dismantled motor vehicle shall be stored out-of-doors. 

10. Motor vehicle service stations shall comply with the sign requirements contained in 

§ 310-61A through § 310-61E. 

11. One freestanding sign, which may be internally or externally illuminated, shall be 

permitted for each street frontage, said sign not to exceed eight feet in height and 40 

square feet in area. 

12. One wall sign shall be permitted per public street frontage. The wall sign shall comply 

with the provisions of § 310-65A(1)(b). Each permitted wall sign shall not exceed 24 

square feet in area. Wall signs shall not project more than 12 inches from the building 

facade. 

13. Window signs shall be permitted in accordance with § 310-65E(1) through (5). 

https://ecode360.com/10263799#10263799
https://ecode360.com/32011353#32011353
https://ecode360.com/35751136#35751136
https://ecode360.com/35751172#35751172
https://ecode360.com/35751176#35751176
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Completeness Review  

 

The application is to be considered a Major Site Plan (see definition Section 310-4).  The 

application was reviewed against the requirements contained in Land Use Section 310-89 for a 

Major Site Plan approval.  The completeness checklist is attached. The following submittal 

waivers are requested with the reasoning: 

 

Section 310-89(A) 

 

• Drainage System - No change is proposed to existing 

• Rock Outcrops, wooded areas, ponds, etc. - None exist 

• Profiles and cross-sections of Proposed Streets - None Proposed 

• Water and Sewer Lines - No change is proposed to existing 

• Drainage Calculations - No change is proposed to existing 

 

Section 310-89(B) 

 

• Floor Space and Number of Employees - No change is proposed to existing 

• Signs - No change is proposed to existing (canopy will not have signs) 

• Landscaping - No change is proposed to existing landscaping 

• Retention Basins - None Proposed (no change is proposed to existing 

Drainage) 

 

Section 310-89(C) 

 

• Barrier-Free Design - No change is proposed to existing design 

 

We believe the above requested waivers are appropriate, as these items are not affected by the 

proposal.  Based on the submitted materials, the application is complete and can be scheduled for 

a public hearing conditioned on receiving waivers for the above items.  

 

Zoning Review 

 

The submitted plans include a bulk table.  It appears that the following variances are existing 

and/or required:  

 

Existing Bulk Variances 

 

1. (310 Attachment 1) - Side Yard Setback for Building: 15 is required; 13.0 ft. existing to 

remain. 

2. 310-58: Parking areas in commercial and industrial districts: Minimum parking 

Setback from ROW: 10 ft. is required; 6.3ft. existing, to remain. 

3. Size of Window Sign: 4.3 SF and 3.6 SF permitted (10% of window size); variance for 

12 SF per size previously issued    
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Existing Conditional Use Variances  

4. Minimum fuel pump setback to lot line: 25f. is required; 16.3ft. is existing, 17ft. is 

proposed 

5. Maximum driveway width: 24 ft. is permitted; 46ft. existing to remain 

6. Minimum driveway setback to intersection: 25ft. is required, 0 ft. existing to remain 

7. Minimum landscape strip along lot lines: 5ft. is required, O ft. existing, to remain 

8. Minimum distant to a public use/facility: 1,500ft. is required; less than 1,500 ft. existing 

to remain 

9. Maximum freestanding sign height: 8ft. is permitted; 16 ft. existing to remain 

10. Maximum freestanding sign area: 24 sf is permitted; 68 SF existing to remain 

11. Minimum freestanding sign setback from lot line: 10 ft. is required; O ft. existing to 

Remain 

12. Maximum building sign area: 24 SF is permitted; 27.33 SF existing to remain 

 

New Bulk Variances 

 

13. 310-55.H.(1): No detached accessory building shall be closer to any principal building 

than a distance equal to the height of such accessory building. The canopy, by definition, 

is considered an accessory structure. Required setback from principal structure is 22.0 ft. 

(canopy height) vs 13.5 ft. proposed. 

14. 310-55.H.(2): Accessory structure height. Maximum 15.0 ft. allowed vs. 22.0 ft. 

proposed. 

15. 310-55.H.(3): Accessory structure in front yard.  Not permitted vs. proposed. 

 

Previous Resolution Review 

 

Resolution PZ-21-07 dated December 5, 2007 required a “No Parking Here to Corner” sign on 

Harrington Street. That sign, previously installed, no longer exists. 

 

General Comments 

 

1. A photometric plan has been provided on sheet C2.2. This shows that illumination from 

the proposed canopy area will return to 0.5 footcandles within the right-of-way or 

property line. Testimony should be provided on changes to the illumination at the 

property line to the east, which is residential property.  

 

2. All sidewalks in disrepair along the two street frontages must be replaced once all 

construction is complete, as directed by our office.  Sidewalks below driveways are to be 

6“ thick. No recycled stone shall be used.  

 

3. The applicant must comply with NJDEP regulations and N.J.A.C. 7:14B. for removal and 

installation of the new gas tanks. This will include any required soil testing and 

remediation. Documentation must be provided to the Borough, once completed.  
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4. The canopy, as shown, does not constitute a sign. Any future changes to the canopy that 

constitutes a sign, as defined in Section 310-4, will require an Amended Site Plan 

application and approval.  

 

5. The applicant must confirm they are continuously in conformance with the previously 

issued variance for window signs, which allowed for 12 SF per window. This number 

exceeds the allowable window sign size by current ordinance amended in 2018. It should 

be noted that this same ordinance allows for window signs on doors to not exceed 10% of 

the glass area of the door on which they are affixed. No previous variance for window 

signs on doors was issued. 

 

6. No details for the concrete pad or canopy footing have been provided. These will be 

required at the submission of building permits. Wind/snow load calculations may also be 

required.  

 

7. Once the lot is repaved, all striping must be renewed in reflective thermoplastic, and in 

conformance with previously approved site plans. 

 

8. Any future plan submissions should all have the same revision date. If no revisions are 

required on a particular sheet, then the comment “No Revision” should be used.  

 

9. If approved, we recommend the applicant provide a set of revised plans for approval by 

our office to ascertain conformance with the Resolution and any requirements 

implemented by the Board. This conformance set will then become the binding set of 

drawings.  

 

10. No new impervious coverage is proposed. Therefore, the project is not considered a 

“Major Development” and not subject to Stormwater Management regulations. 

 

We trust that these comments will assist the Board members in their review of the application 

materials.  

 

 

        Very truly yours, 

 

        C. P. STATILE, PA 

 

             (original signed)  

        

        Christopher P. Statile, P.E. 

        Planning Board Engineer 

CPS/mr 

cc: Stephen P. Sinisi, Esq., Applicant’s Counsel  

     Bertin Engineering, Site Engineer 
1120.052/Site Plans  
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BOROUGH OF HILLSDALE PLANNING BOARD  
CHECKLIST – MAJOR SITE PLAN APPLICATION 

 

Applicant:  Vartan Nazarian 

Address:  60 Broadway  

Block: 1308          Lot: 1 

Date:  March 5, 2025 

 
Section 310-89(A) 

 Date: all revisions shall be noted and dated.  

 Key map showing the location of the tract with reference to surrounding properties and 

existing street intersections. 

 Title of the development, North arrow, scale, block and lot number, the name and address of 

the record owner, the name and address, license number and seal of the person preparing the plat. 

If the owner of the premises is a corporation, the name and address of the president and secretary 

shall be submitted with the application. 

 A scale of not less than one inch equals 50 feet. All distances shall be in feet and decimals of 

a foot and all bearings shall be given to the nearest 10 seconds. 

 The names and addresses, as shown on the current tax records, of all owners of the property 

within 200 feet of the subdivision, together with the block and lot numbers of said property. 

 The zoning district in which the parcel is located, together with zone boundaries included 

within the boundaries of the parcel or within 200 feet therefrom. 

 Survey data showing boundaries of the property, building or setback lines and lines of 

existing and proposed streets, lots, reservations, easements and areas dedicated to public use, 

including grants, restrictions and rights-of-way. 

 Reference to any existing or proposed covenants, deed restrictions or exceptions covering all 

or any part of the parcel. A copy of such covenants, deed restrictions or exceptions shall be 

submitted with the application. 

 The distances, measured along the right-of-way lines of existing streets abutting the property, 

to the nearest intersections with other public streets. 

 Location of existing buildings and all other structures, including walls, fences, culverts and 

bridges, with spot elevations of such buildings and structures. Structures to be removed shall be 

indicated by dashed lines; structures to remain shall be indicated by solid lines. 

 Location of all existing and proposed storm drainage structures and utility lines, whether 

publicly or privately owned, with pipe sizes, grades and direction of flow, locations of inlets, 

manholes or other appurtenances and appropriate invert and other elevations. (Waiver 

requested) 

 Existing and proposed contours, referred to U.S. Coast and Geodetic data, with a contour 

interval of one foot for slopes of less than 10% and an interval of two feet for slopes of more 

than 10%. Existing contours are to be indicated by dashed lines and proposed contours are to be 

indicated by solid lines. 

 Location of existing rock outcrops, high points, watercourses, depressions, ponds, marshes, 

wooded areas and other significant existing features, including previous flood elevations of 

watercourses, ponds and marsh areas as determined by survey. (Waiver requested) 
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 All proposed streets, with profiles, indicating grading; and cross-sections showing width of 

roadway, location and width of sidewalk and location and size of utility lines conforming to the 

standards and specifications of the Borough. (Waiver requested) 

 The location of all existing and proposed water lines, valves and hydrants and all sewer lines 

or alternative means of water supply or sewage disposal and treatment. (Waiver requested) 

 Existing and proposed stormwater drainage system. All site plans and major subdivisions 

shall be accompanied by a plan sketch showing all existing drainage within 500 feet of any 

boundary and all areas such as paved areas, grassed areas, wooded areas and any other surface 

area contributing to the calculations and showing methods used in the drainage calculations. 

(Waiver requested) 

 Acreage, to the nearest tenth of an acre, of the tract to be subdivided and the area, in square 

feet, of all lots. 

 Such other information or data as may be required by the Planning Board or the County 

Planning Board for determination that the details of the subdivision are in accordance with the 

standards of this chapter and all other ordinances of the Borough of Hillsdale and all other 

applicable laws, ordinances or resolutions. 
 

 

Section 310-89(B) 

 The proposed use or uses of land and buildings, together with the floor space of all buildings 

and the estimated number of employees. If the precise use of the building is unknown at the time 

of application, an amended plan showing the proposed use shall be required prior to issuance to a 

certificate of occupancy. (Waiver requested) 

 The means of vehicular access for ingress to and egress from the site, showing in particular 

the size and location of driveways and curb cuts; walkways; the proposed traffic channels, if any; 

additional width, if any: and any other means of controlling vehicular and pedestrian traffic. 

 The location and design of any off-street parking areas or leading areas showing size and 

location of bays, aisles and barriers. 

 The location, direction of illumination, power and hours of operation of existing and 

proposed outdoor lighting. 

 The location and elevation plan of existing and proposed signs. (Waiver requested) 

 The proposed screening, landscaping planting plan. (Waiver requested) 

 Elevation drawings of proposed addition or structure. 

 Location of existing and proposed retention basins. (Waiver requested) 

 

Section 310-89(C) 

 A bulk zone schedule indicating the required and proposed information should be provided to 

enable the Planning Board to determine if all the zoning criteria have been complied with. 

 Location of the proposed solid waste storage area together with the screening for same. 

 Photographs of the property in question and the surrounding properties. 

 Standard detail designs for curb, sidewalk, pavement and other appurtenances shown on the 

plat. 

 Provisions for barrier-free designs. (Waiver requested) 


