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Pedestrian Realm Design Standards 

Building Edge: Mixed-use – retail below offices or housing above

Building Style:   Adirondack

Use: Mixed-use retail on ground floor offices or housing above 

Sidewalk width:  12’ Minimum

Design Features:  
• Partial decorative pavement – defined planting area and building 
edge
•Awnings on buildings
•Recessed entrances with continuous display windows
• Street trees – London Plane
• Bicycle racks
• Pedestrian scaled lighting
• Tree grates

Materials: Brick, concrete, stone, granite curbs

•

Principle Six - Example
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Pedestrian Realm Design Standards 

Use: Mixed-use retail on ground floor offices or housing above 

Sidewalk width:  12’ Minimum 

Building Edge: Mixed-use – retail below with offices or housing above

Building Style:    Adirondack

Design Features:
•Awnings on buildings
• Recessed entrances with continuous display windows Continuous
• Street trees – London Plane
• Bicycle racks
• Pedestrian scaled lighting
• Partial decorative pavement – defined planting area and building edge
• Tree grates

Materials: Brick, concrete, stone, granite curbs

Signs: Small hanging/icons in windows and on awnings 

•

Principle Six - Example
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Provide a continuous network of sidewalks and crosswalks.

Widths of sidewalks should vary based on use.  When sidewalk cafes are anticipated, sidewalks must be wider.  The 
more texture that can be incorporated into sidewalks, the greater their appeal.

Pedestrian Realm Design Standards 
Principle Seven

The sidewalk shown on the right has 
a bricked parkway with tree wells.  
The brick edges assists in the 
reduction of the scale and visual 
impact of the sidewalk but allow for 
pedestrian overflow. 

The sidewalk shown on the right is 
wide enough to allow for a curb edge 
café, an excellent technique to 
engage the pedestrian.
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Pedestrian Realm Design Standards      

All commercial buildings must have a sidewalk in front with adequate width to accommodate the expected flow of 
pedestrians.  The sidewalk network must be continuous and cross the street as a visual cue to motorists.

Principle Seven cont’d

Three examples of pedestrian crosswalks at intersections. 

A good example of pedestrian crosswalks at mid-block.
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Pedestrian Realm Design Standards 

Use:                         Mixed-use retail on ground floor offices or housing above 

Crosswalk width:    8’ Minimum 10’ Optimum 

Building Edge: Mixed-use

Building Style: Adirondack

Design Features: Textured crosswalks 

Materials: Brick, stamped concrete, granite, paint  

Principle Seven - Example
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Hedges and flowers

Planted street trees

Benches and trash receptacles

Streetscape

All streets must have street trees and other streetscape features/furniture based on function 
and location.

Single and/or double rows of trees are required on all 
streets.

Principle Eight

The photo to the immediate right illustrates the 
recommended street edge design standards for the 
potential Village Center.  The street edge has a parkway 
with street trees planted at close intervals and a 
sidewalk of proper width.  The hedging defines the 
pedestrian space.

Appropriate benches and planters must be selected and 
located throughout the Village Center.

Seasonal flowers and landscape beds are a highly 
desired landscape feature for the Village Center.
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Kiosks

Fountains

Appropriate streetscape features for the centers in Montebello.

Kiosks are a great addition to enhance public 
gathering places.  They can have multiple functions 
like information boards, small vendors, location of 
public telephone, etc.

Fountains are the most desired of all the streetscape 
features.

Principle Eight cont’d

Streetscape
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Transit/bus stop

Bicycle racks and service areas 
incorporated into the pedestrian 
network.

Streetscape

Appropriate streetscape features for the centers in Montebello.

Existing bus stop. Covered and partially protected bus stops should be incorporated into the 
pedestrian realm of the Center.

Principle Eight cont’d
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Parking 

Parallel or head-in parking is  required 
along all commercial streets.

Interior parking lot islands with 
landscaping are required for all 
surface parking lots in the Centers.

Parking should be both on-street and inner block.
On-street parallel or diagonal parking should be encouraged on all streets and boulevards.  Bump-outs for parking spaces 
are encouraged.  Street trees and street lights should be located between parking and major pedestrian movement.

Inner-block parking lots must be well landscaped, with a minimum of one tree for every eight to ten parking spaces.

Principle Nine 
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Design Vocabulary 

Develop a Design vocabulary for the Center to include architectural and site design standards.

Images on this page were provided by the members of the Comprehensive Plan 
Committee after being asked to take photographs of places, buildings and streetscape 
details which were deemed appropriate for the Village Center.  These images 
represent the primary features desired by the Village.

Principle Ten 

Decorative street lighting  

Textured sidewalks with brick edging along curb and 
tree-wells 

Textured sidewalks Buildings with a stone/Tudor feeling

Stone walls 

Pitched roofs
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Design Vocabulary 

Use: Mixed-use retail on ground floor offices above 

Number of stories: Minimum two stories – 14 ft.  floor to floor - ground   
8 ft. minimum - second  

Building Typology: Mixed-use Retail on Ground floor offices above

Building Style: Adirondack  

Building Design Features:

Exterior materials: Brick, stucco, stone, masonry, wood or metal trim

• Pitched gabled roof at 3 stories or less - flat roofs above 3rd floor 
• Dormers to street
• Arcade
• Continuous show windows with transom and diagonal recessed 
entry doors
• Stained Shingles with wood trim

The following standards were generated primarily from the VPS.  A full Design Vocabulary has 
been prepared for the center from these images.  The Design Vocabulary has greater 
specificity. 

Principle Ten cont’d 

The above mixed use building has an arcade in front and a second story which provides more of a village character.  The 
exterior materials are shingle.
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Use: Mixed-use retail on ground floor offices or housing above 

Number of stories: Minimum three stories – 14 ft. floor to floor – ground
8 ft. minimum - second and third floors

Building Style: Adirondack

Building Typology: Mixed-use

Building Design Features:

Exterior materials: Brick, stucco, stone, masonry, wood or metal trim

• Pitched gabled roof up to 3 stories – flat roofs above 3 stories
• Dormers to street
• Strong roof and lower cornice

The following standards were generated primarily from the VPS.  A full Design Vocabulary has 
been prepared for the center from these images.  

Principle Ten cont’d 

The above image is a computer simulated view of North Airmont Road.  The public’s response to this image was 
positive, but suggested that the height of the buildings should be limited to two stories.

Design Vocabulary
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Building Typology: Multi-family residential 
Building Style:           Adirondack
Use: Multi-family residential  
Number of stories: Minimum two stories, maximum three –

10 ft.  floor to floor
ground  8 ft. min.,  second and third floor

Building Design Features:
• Pitched gabled roof at three stories or less
• Porches at all floor levels
• Dormers to street
• Chimneys
• Stained shingles with wood trim

Exterior materials:
Walls - Brick/stone, wood or Hardy board, wood or metal trim 
Roofs - Wood, dimension shingles, stucco

•

Principle Ten cont’d 

The multiple family housing that would be incorporated into the two potential Village Centers must have architectural 
features which removes the institutional look from the usual modern day residential developments.

Design Vocabulary 
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Use: Mixed-use retail on ground floor; Offices or housing above 

Number of stories: Minimum two stories – Maximum of three stories
14 ft.  floor to floor - ground
8 ft. minimum - second and third

Building Typology: Mixed-use

Building Style: Adirondack 

Building Design Features:

Exterior materials - Walls: Brick, stucco, wood,  masonry, wood or metal trim
Roof:  Dimension shingles, slate, metal

• Pitched gabled roof 
• Dormers to street
• Continuous show windows with transom and diagonal recessed 
entry doors
• Façades divided into smaller shop fronts
• Chimneys
• Awnings
• Three dormer, symmetrical on curve

Principle Ten cont’d 

Design Vocabulary
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Multiple Roof Lines

Steep Gables

Deep Overhangs

Awnings

Decorative Bracing

Porches

Balconies

Vertical Windows

Dormers

Stonework

Wood Shingle or 
Slate Roofs
Folded Gables

Arcades

Horizontal Wood 
Siding

Chimneys

Window Treatments

Decorative Timber 
Framing Member

Summary of Design Vocabulary Elements

Principle Ten cont’d
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Specific Massing Plan and 
Street Sections   
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Sketches generated during the Vision Translation Workshop 

Plan Development

Images of the potential Village Center on this page were generated during the Vision 
Translation Workshop.  ANA reviewed these plans and from them took the important design 
features for incorporation into a concept plan and model study.

The sketch on the left is the first 
translation into a sketch site plan.  The 
street parallel to Route 59 and the main 
access street perpendicular to Route 59 
were important design components of 
the workshop and were incorporated 
into the plan.  The green space along 
Hemion Road from the workshop, 
visible in the plans above, will be kept 
in the first potential phase of the plan.

Village Center
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Sketch Site Plan and Model Study 

The initial site plan was translated directly into AutoCAD, and from this initial plan, a series 
of model studies were developed.  

View 1

View 1 View 2 

View 2

Village Center
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The design is in stark contrast to the typical strip commercial development found along Route 59.  It 
has a heavily treed/stone wall edge along Hemion Road and Route 59.  The plan has interesting 
and engaging interior streets with visually interesting curves and visual terminations.  The streets 
have an intimate scale so to better accent towers at key visual terminations.  This block pattern will 
accentuate the unique topography of the site.  The potential plan incorporates the design 
characteristics desired by the residents of the Village and the ten design principles.  While strolling 
through this Village Center, a pedestrian will experience a contemporary version of traditional 
buildings and streetscapes.  The proposed architecture is a variant on Adirondack/Swiss 
Village/English Country/Tudor styles.  The corner of Route 59 and Hemion Road has been designed 
to mirror the stone wall across the street, significantly enhancing the appearance of the  
intersection.

The Village Center contains a range of residential housing including townhouses, duplexes, narrow 
lot single family and second story condominiums.  There is a range of two-story commercial, retail, 
mixed-use buildings fronting on the two primary access streets.

The setting and atmosphere of the Village Center should be attractive to all generations to live, 
work, play and shop.  With the proximity to the hospital, offices and housing for health professionals 
would be an attractive development program.

Potential Full Build-out Plan 

This 3D model was generated after review of all data, input, and review by the Comprehensive Plan committee.

Village Center
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This two dimensional plan illustrates the block layout, building and lot location, building  
typologies, parking lots and green spaces within Village Center.

The illustration above is a land use and building plan for 
Montebello’s Village Center.  Five new building types are 
recommended.

Housing types range from small lot single-family (yellow), 
duplex (brown) and townhouses (orange), which are 
complemented by two story mixed-use office (yellow 
crosshatched) and retail/office buildings (red crosshatched).  
The day care facility (dark blue) becomes the center piece of 
the development.

Village Center
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Initial Development 
Plan

Examples of streetscape treatment and mixed use buildings.

Village Center
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Development Plan 
Future Option

Additional development along Hemion Rd is an option for future build-out of the Village Center.  
The market appeal of the initial design and market success of the mixed-use center will likely 
increase market demand for more two-story, mixed-use buildings.  The new buildings (highlighted 
in yellow in the diagram above) would create a classic streetscape for Hemion Rd., acting as a 
seam between the shopping center and Village Center Two.

With this option, a redevelopment plan for the Indian Rock Shopping Center is probable.  At that 
time, the main street of Village Center Two could be extended into the shopping center parking lot.  
Through the completion of all development, Village Center will contain approximately 189,000 
square feet of mixed-use retail and office buildings.

Village Center



Village Center – Potential Site Plan Village Center
Site Plan



Village Center Land Use Data

Block 
# Type of Building-Use

# of 
Bldgs

Bldg. Area 
(sf)

Parking 
Area (sf)

1 Townhouses 10 22,498 10 gar 4,000
2 Townhouses 8 20,230 8 gar 3,200
3 Townhouses 6 12,084 6 gar 2,400
4 Townhouses 9 17,856 9 gar 3,600
5 Office and/or Housing 1 11,322

Office and/or Retail 1 17,370 57 sp 9,661
6 Office and/or Housing 1 11,076

Office and/or Retail 2 26,436 65 sp 13,064
7 Single Family Houses 11 26,400 11 gar 4,400
8 Office and/or Retail 1 14,354

Single Story Retail 1 39,723
Day Care 1 13,347
Playground 1 14,315 142 sp 44,733

9 Office and/or Retail 2 33,488 66 sp 19,665
10 Office and/or Retail 2 16,674 43 sp 11,992
11 Duplexes 8 23,288 8 gar 3,200
12 Single Family Houses 6 17,772 6 gar 2,400
13 Office and/or Retail (Opt. Fut. Dev.) 1 9,338 31 sp 12,699
14 Parking (Opt. Fut. Dev.) 1 39 sp 10,198
15 Office and/or Retail (Opt. Fut. Dev.) 3 34,520 50 sp 23,860
16 Office and/or Retail (Opt. Fut. Dev.) 2 15,396

BUILDING TOTALS
Office and/or Retail 14 167,576
Office and/or Housing 2 22,398
Townhouses 33 72,668
Single Family Housing 17 44,172
Duplexes 8 23,288
Res. Prkg. Garages 58 23,200
Parking Spaces 493 145,872
Total Design Land Area 25 ac. 1,105,026 sf

Misc. Totals
Land Use Type Totals Total Sq. Ft.
Total Parking Lots 7 lots 145,872 sq. ft.
Open Space 3 parks 67,862 sq. ft.

Source:   ANA, 2002. sf = Square Feet

# of 
Garages/S

paces

Last Revised 8/5/2002
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ST 80-54
ST 80/54
Traffic Flow Two way
Parking Both Sides
Right-of-Way 80 ft
Pavement Width 54 ft
Speed 25mph
Curb Radius <15 ft
Drainage Curbs required
Pedestrian Realm Sidewalks on both sides
Street Lighting 60 ft on center for both sides of the 

street
Landscaping Trees in parkway at 30 ft intervals
Bicycle Path Incorporated in pavement width

Specifications

3D image of ST80-54.

ST80-54 serves as the main commercial 
street of the Village Center.  Diagonal 
parking, wide sidewalks, and parkways 
encourage pedestrian activity within the 
Center.

Street Section of 80-54

Street Typology 
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ST 65/47
Traffic Flow Two way
Parking Both Sides
Right-of-Way 65 ft
Pavement Width 47 ft
Speed 25mph
Curb Radius <15 ft
Drainage Curbs required
Pedestrian Realm Sidewalks on both sides
Street Lighting 60 ft on center for both sides of the 

street 
Landscaping Trees in parkway at 30 ft intervals
Bicycle Path Incorporated in pavement width

ST 65-47

3D image of ST65-47.

Street Section of 65-47ST65-47 is a residential street that connects 
directly into ST80-54, the main street of the 
Village Center.  This street features parallel 
parking on one side and diagonal parking on 
the other.  A row of trees on both sides of the 
street will attract pedestrian activity from local 
residents in the area since shade and shelter 
is provided from the natural weather 
elements.

Specifications

Street Typology 
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ST 60/40
Traffic Flow Two way
Parking Both Sides
Right-of-Way 60 ft
Pavement Width 40 ft
Speed 25mph
Curb Radius <15 ft
Drainage Curbs required
Pedestrian Realm Sidewalks on both sides
Street Lighting 60 ft on center for both sides of the 

street 
Landscaping Trees in parkway at 30 ft intervals
Bicycle Path Incorporated in pavement width

ST 60-40

Street Section of 60-40

3D image of ST60-40.

ST60-40 is the main entrance street to the 
Village Center off of Route 59.  This street 
includes parallel parking on both sides and 
large sidewalks for pedestrian traffic.  While 
navigating down this street, both vehicle and 
pedestrian traffic will discover a clear 
establishment of place from the marvelously 
designed tower and mixed-use building 
corner structures.

Specifications

Street Typology 
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ST 50/36
Traffic Flow Two way
Parking Both Sides
Right-of-Way 50 ft
Pavement Width 36 ft
Speed 25mph
Curb Radius <15 ft
Drainage Curbs required
Pedestrian Realm Sidewalks on both sides
Street Lighting 60 ft on center
Landscaping Trees along sidewalk at 24 ft intervals
Bicycle Path Incorporated in pavement width

ST 50-36

Street Section of 50-36

3D image of ST50-36.

ST50-36 acts as a connector street between the 
residential and main street/commercial area.  
Sidewalks, trees and pedestrian lighting provide 
pedestrians a safe alternative to driving to the 
center of the Village Center.

Specifications

Street Typology 
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ST 50/27
Traffic Flow Two way
Parking Both Sides
Right-of-Way 50 ft
Pavement Width 27 ft
Speed 25mph
Curb Radius <15 ft
Drainage Curbs required
Pedestrian Realm Sidewalks on both sides
Street Lighting 80 ft on center for both sides of the 

street
Landscaping Trees in parkway at 30 ft intervals
Bicycle Path Incorporated in pavement width

ST 50-27

Street Section of 50-27

3D image of ST50-27.

ST50-27 is a primary residential street of the 
Village Center.  This street contains wider 
sidewalks to encourage pedestrian activities. 

Specifications

Street Typology 
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RL 24/16
Traffic Flow Two way
Parking None
Right-of-Way 24 ft
Pavement Width 16 ft
Speed 10mph
Curb Radius >10 ft
Drainage Curbs required
Pedestrian Realm Sidewalks on both sides
Street Lighting At intersections and on garages facing 

alley or poles adjacent to the lanes
Landscaping At intersections 
Bicycle Path Incorporated in pavement width

RL 24-16

Street Section of 24-16

3D image of ST24-16.

Since all townhouses in the Village Center have 
garages located in back of the primary building, 
RL24-16 serves as an access alley for single 
residential garages. With residential parking 
located in garages, residential alleys play an 
important role in continuing an active public 
space on main residential streets.

Specifications

Street Typology 
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Intersection 
80-54 with 50-36 
and 60-40

Intersection 80-50

Street Typology 
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Intersection 
80/54 with 60/40

Intersection 80-60

Street Typology 
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Intersection 
50/36 with 50/36

Intersection 80-50

Street Typology 



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

PARAMETERS FOR AN ADIRONDACK STYLE VILLAGE CENTER

A consistent and authentic style throughout each of the new village centers will
contribute to the sense of place existing in mountainous, evergreen Montebello.    As
quality architecture must be appropriate for the environment, here the Adirondack Style
has become the vernacular.  Borne of the Great Camps in this local wilderness and refined
by architects skilled in the styles of Swiss chalets and English villages as well as woodsy
retreats, the Adirondack Style traditionally consists of wood-framed and stone masonry
structures, as well as brick and concrete in recent generations, that contain certain design

elements that mark them as Adirondack.  Examples of appropriate architectural elements
can be found locally in towns in Rockland County, New York and northern New Jersey--
Montebello, Allandale, Ramsey, HoHoKus, Upper Montclair and Watchung, among others.

While various influences can and should be integrated into Montebello’s new architecture,
the built environment must continue the tradition of the Adirondack Style and the authenticity
of Montebello while becoming contemporary.  This design vocabulary contains the vernacular
features that designers can implement to continue and enhance the architectural heritage of
Montebello.

Building Massing and Style:  Mixed-Use
Building Massing and Style:  Residential--Townhouse and Duplex
Building Massing and Style:  Office
Roof Types and Materials
Windows
Façade Treatment and Materials
Entries
Arcades, Porches and Overhangs
Trim
Towers
Cross Gables and Dormers
Gutters
Chimneys
Walls, Fences and Hedges
Colors
Pavement Materials and Textures
On-Street Parking
Curb Treatment
Street Furniture and Signage

Design Vocabulary Contents



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

 Building Massing and Style:  Mixed-Use

EXAMPLES OF APPROPRIATE MIXED-USE BUILDING TYPES

Mixed-use buildings with retail at the ground floor and office or residential on the
upper floor(s) shall constitute a large part of the fabric of the Village Centers.  These shall
be designed in accordance with the elements and materials stated in this design vocabulary.
While Adirondack Style architecture is largely stone masonry or wood frame construction
often with stone, stucco and timber exterior, brick and concrete have become part of the
vernacular construction.  See “Façade Treatment and Materials” section in this design
vocabulary for details.  See specific plans for parking designs.



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Building Massing and Style:  Office

EXAMPLES OF APPROPRIATE OFFICE TYPOLOGIES

Office buildings shall be designed in accordance with the elements and materials
stated in this design vocabulary.



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Townhouses and duplexes shall be an integral part of the Village Centers.  These
shall be designed in accordance with the elements and materials stated in this design
vocabulary.  Townhouses shall have variety in their massing and elevations.  Townhouses
can be designed to approach massing of single family residences of the Adirondack Style.
In some instances in the Village Centers, the building edge of the townhouses shall be
curved.

Senior Housing typologies shall follow similar residential design standards.
See specific plans for parking designs.

Building Massing and Style:
Residential--Townhouses and Duplexes

TOWNHOUSES
WITH
CLASSIC
TRIPLE
GABLE
MASSING

CONCRETE
TOWNHOUSES
WITH CURVED
BUILDING EDGE
AND LARGE
ADJACENT
GREEN

WOOD-FRAMED
TOWNHOUSES WITH
MULTIPLE ROOFLINES,
VARIETY IN MASSING
AND FACADE DESIGN,
AND OTHER ADIRONDACK
STYLE ARCHITECTURAL
ELEMENTS

DUPLEX OPTION
WITH
BALCONIES,
SHUTTERS AND
FOLDED GABLES

MULTI-FAMILY
DWELLINGS WITHIN
THE MASSING OF A
SINGLE FAMILY
STRUCTURE.  THE
STONE BASE AND
FACADE, TIMBER
TRIM AND CROSS
GABLES ARE
NOTABLE
ADIRONDACK STYLE
CHARACTERISTICS.



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Roof Types and Materials  RESIDENTIAL AND MIXED-USE

STEEP GABLED ROOFS (4:12 - 6:12 PITCH).  8:12
MAY BE USED ON A LIMITED NUMBER OF BUILDINGS.

Roof lines are the most significant characteristic of the Adirondack Style.  A
combination of the following appropriate roof types shall be implemented in Montebello’s
new village centers.

Individual buildings as well as frontages shall bear multiple roof lines, composed
of main and secondary roofs and gables, dormers, towers, chimneys, eyebrow windows,

and other roof punctuations.
     Roofs should be wood

shake, slate or slate composite.
Dimensioned asphalt or
fiberglass shingles or attractive,
environmentally suitable
materials may be used if
approved.

Windows
RESIDENTIAL AND MIXED-USE

Double hung with or without muntins/mullions
Casement with or without muntins/mullions.
Vertical rectangular frames in horizontal groupings.
Painted frames, defined sills and shutters are optional. If
shutters are used, the width of two shutters must equal the
width of the window they border.

WITCH
TOWERS

WIDE
OVERHANG

FOLDED GABLES

GAMBREL ROOFS
MAY BE
APPROPRIATE FOR
RESIDENTIAL USES.

DECORATIVE
BRACING

DEEP
EAVES



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Façade Treatment and Materials  MIXED-USE

Entries:  Doors
and Awnings

GROUND FLOOR ENTRANCE SHALL HAVE AWNING, ARCADE,
OVERHANG, DOOR NICHE OR OTHER SHELTER.
MIXED-USE (RETAIL AT GROUND FLOOR)

DOOR NICHE AWNING SHELTER

A minimum of 85% of com-
mercial buildings on a frontage
must be pitched roofs.

Glazing shall begin
min. 1 1/2 - 2 ft.
above sidewalk.

A maximum of 70% of the ground floor facade shall be glass.  The remainder shall
be masonry (ie brick or rubble stone), masonry veneer, or stucco.  Timber trim on stucco
is recommended for an Adirondack look.  Vertical cedar shingles or horizontal board-and-
batten or clapboard siding may be appropriate as anomalies or on residences.  Logs  may
be used as posts or brackets if approved.

Ground  floor entrance must
have awning, arcade, over-
hang, door niche, or other
shelter.

INSERT  IMAGE



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Arcades, Porches,
Balconies and
Overhangs

Trim  RESIDENTIAL AND MIXED-USE

Towers  MIXED-USE AND CIVIC

Ground floor entrance shall have awning, arcade,
porch, overhang, door niche or other shelter.  Upper stories
may have awnings, overhangs, porches and/or balconies.
RESIDENTIAL AND MIXED-USE

DECORATIVE
TIMBER FRAMING
MEMBERS

PAINTED WINDOW FRAMES, FASCIA
BOARDS AND/OR DECORATIVE BRACKETS
AND BRACING IN CONTRASTING OR
SIMILAR COLORS

LOGS USED AS
PORCH POSTS:
AN ADIRONDACK
TRADITION

ARCADE

PORCHES

BROAD OVERHANGS
WITH DECORATIVE
BRACKETS/EAVESNICHE

BALCONY



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Cross Gables and Dormers  RESIDENTIAL AND MIXED-USE

Gutters

Chimneys  RESIDENTIAL AND MIXED-USE

DORMERS:
GABLES OF SAME
PITCH AS MAIN
ROOF, WITH
DEEP EAVES

STONE CHIMNEYS CHIMNEY CLAD
WITH WOOD
CLAPBOARD SIDING

CURVED GUTTERS.  COPPER IS PREFERABLE TO ALUMINUM.
RESIDENTIAL AND MIXED-USE

CONCRETE
CHIMNEY

CROSS
GABLES

A RANGE OF DORMERS



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

Walls, Fences and Hedges (Edge Conditions)  RESIDENTIAL AND MIXED-USE

Colors
RESIDENTIAL

AND MIXED-USE

Pavement Materials and Textures  VILLAGE CENTER RESIDENTIAL AND MIXED-USE

STONE WALLS, CURBS, GREEN WALLS, PAVERS, FLOWERS AND
OTHER LANDSCAPING.

BRICK, STONE, CONCRETE SIDEWALKS.  DIFFERENTIATE BETWEEN
PEDESTRIAN SIDEWALKS, CROSSWALKS, AND PARKING SPACES.
RESIDENTIAL PAVEMENTS DIFFER--SEE SPECIFIC PLANS.

PAINT:  natural/off-white, grays, browns, greens, bright trims if appropriate
MASONRY:  stone and red or brown brick
WOOD:  dark, brown wood; see paint for additional options



D E S I G N
V O C A B U L A R YM o n t e b e l l o  V i l l a g e  C e n t e r

On-Street
Parking
MIXED-USE

Curb
Treatment
MIXED-USE

Differentiate between pedestrian sidewalks, crosswalks, and
parking spaces through curb definition.  Curb heights formally separate
the pedestrian realm from the street.  Curbs and sidewalks can be typical
concrete, or designed with brick or stone patterns to make certain areas
fancier.  Juxtapositions of specified materials, textures and patterns will
define the ground surfaces of special intersections or areas.

Differentiate between pedestrian sidewalks, crosswalks, and
parking spaces through a range of parking design options.

SIMPLE:  parking spaces separated with painted lines
FANCIER:  parking spaces separated with a variety of materials, e.g.
brick, stone, concrete; and individual landscaping

Examples of diagonal and parallel parking spaces to be implemented in the Village Centers.

Examples of curb treatments to be implemented in the Village Centers.
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Street Furniture, Signage and Accessories  MIXED-USE

BUS STOP

CLOCKS

GARDENS, STREET WALLS
AND OTHER EDGES

CAFE TABLES

FLOWER POTS

WAYFINDING SIGNS

PUBLIC SEATING

STREET LIGHTS
AND TRASH
RECEPTACLES:
CHOOSE FIXTURES
AND ACCESSORIES
APPROPRIATE FOR
MONTEBELLO

GAZEBOS

STREET SIGNS COMMERCIAL SIGNS AND SYMBOLS
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The images in the Montebello Comprehensive Plan VPS were carefully screened to 
ensure that they directly related to potential actions for Montebello.

The Nelessen Organization was 
selected because of its national and 
international experience with 
community conducting using their 
trademarked Visual Preference Survey 
and questionnaire.  These visioning 
surveys have been used both 
nationally and internationally to:

…”help governments and businesses 
make the hard decisions about the 
most desirable future” County 
Commissioner Howard County Maryland 

… “assist with collective decision 
making about community 
improvements”

Smart Growth  in Maryland July 2001 

…facilitate a public participation 
process by which  “people become the 
planners and architects of their future”
Gordon  Linton former Administrator of the Federal MTA

The Montebello survey consisted of 98 
images in 8 possible development 
categories including:

• Street Types

• Traffic Calming

• Edge Treatments

• Development Options –

(Commercial and Residential)

• Pedestrian Realm

• Parks & Open Space

• Mobility Options

• Civic Pride

The survey provided a range of conditions 
in each of the eight categories.  Each 
image was carefully screened to ensure 
that they represented current conditions in 
Montebello or related to potential actions 
for Montebello.  The same images were 
shown to all survey participants.  Most 
images were taken of existing conditions 
in Montebello with the remainder being 
representative images selected from the 
extensive image library of Nelessen
Associates and photo-simulations created 
from existing photographs.  

Participant’s responses were scored from 
highly acceptable (+10) to highly 
unacceptable (-10) on a response form (a 
portion of this form shown below) based 
on the question:
“What is appropriate and inappropriate for 
Montebello both now and in the future?”

An average value (mean) and standard 
deviation (value range) was generated for 
each image in the survey to determine 
participants preferences for the pictured 
characteristics for Montebello in the 
future. 

A VPS Questionnaire of 53 demographic 
and policy questions accompanied the 
visual survey. 

Less 
appropriate

More 
appropriate

Goals and Objectives
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The characteristics found in Positive images generate a hopefulness for the future and 
return the greatest value and the most economic savings.  Characteristics found in 
Negative images generally indicate continued sprawl, deterioration of natural features 
and the environment, and generate apathy and discontent.  However, with modification 
and imposed design standards,  negative images indicate the greatest potential for 
increase in value and quality of life.

Supports 
Sprawl

Negative places have the greatest 
potential for future change and 
increase in value.

Positive places that will return 
greatest value, inherent wealth, 

and sense of well being. 

Emotional Response   

Depression

Supports 
Smart 

Growth
Emotional Response   

Hopefulness

The entire Montebello community was invited to participate in a Visual Preference 
Survey of Montebello.  Participants evaluated  an array of images and answered 
questions in the Demographic, Market and Policy Questionnaire.

The overall responses to the VPS and input gathered form the Visioning Workshop allow 
us to better determine what is acceptable to the community and recommend 
development standards to implement a future vision for Montebello.

The images are presented with the following points in mind:
•The images are intended to illustrate conceptual ideas.  They do not represent specific 
proposals for specific places.

• The images were created to help the community imagine what may be possible.

• The images should be viewed with an open mind.
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The mean, the average value given to an 
image, is determined by adding all the 
image values and dividing the total by the 
number of participants.

The standard deviation indicates the range 
of responses to each value.  A standard 
deviation of 3 indicates that almost 70% of 
the responses fell between +3 and –3 from 
the mean.  If the mean is +5, the range of 
the standard deviation would be +2 to +8.  

An image with a standard deviation within 
positive numbers (for example: +2 to +6) 
has high public acceptance. An image with 
a standard deviation within negative 
numbers (for example: -1 to -4) has low 
public acceptance.  A standard deviation 
between positive and negative numbers 
(for example: -2 to +3) shows general 
disagreement between participants.

The lower the standard deviation the 
greater the agreement between 
participants. 

Mean  Standard 
Deviation

Images are analyzed using two statistical values, the mean and the standard deviation.  
The mean tells whether the image is perceived as good or bad by all participants, while 
standard deviation indicates how closely people agree.

How to Read the Results

Hhhh
svv

Hhhh
svv

Montebello Master Plan      
Growth Smart through Community Visioning

A.  N e l e s s e n  A s s o c i a t e s  - V i s i o n  P l a n n i n g  &  U r b a n  D e s i g n   - P r i n c e t o n  N J  www. Nelessen.org

Image 37

+5 (3)
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Demographic Results
Of the 125 participants of the Visual 
Preference Survey in Montebello, a slight 
majority at 56% were male, while 44% 
were female.

The largest group of VPS participants at 
28% were born between 1955 and 1965, 
the second largest group at 22% were 
born prior to 1940.  The third largest 
group at 20% were born between 1945 
and 1954 while 18% were born after 
1965.  The Baby Boom generation, at 
48%, comprised the largest group of 
participants.

While the largest group in the VPS are 
considered “baby boomers”, the largest 
group of participants at 33% have lived in 
their current Montebello residence for 
more than 15 years.  21% have lived in 
their home between 6 and 10 years while 
18% have lived in their home from 
between 3 and 5 years and 16% have 
lived in their home between 11 and 15 
years.  Only 13% have lived in their 
home less than 3 years.

Less Than
1 Year

1 to 2
Years

3 to 5
Years

6 to 10
Years

11 to 15
Years

More than
15 Years
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Bachelor's
Degree

Graduate
Degree

Ph D

1 2

10

40

36

12

0

5

10

15

20

25

30

35

40

Percent of 
Participants

Level of Education Completed

EDUCATIONA high majority of VPS participants have 
a secondary education.  40% have 
completed a Bachelor’s Degree, 36% 
have completed a Master’s Degree, while 
12% have completed a Doctorate.  

10% have completed some college while 
2% have completed high school.

The largest group of VPS participants at 
42% are in 4 person families.  The 
second largest group are in 2 person 
families.  Participants in 3 person families 
were 12% of the survey, as were 
participants in families of 5 persons or 
more.  Only 2% of participants were in 1 
person households. 

The majority of VPS participants, 62%, 
live in two vehicle households.  31% of 
participants live in households with three 
vehicles, while 5% of participants live in 
households with four vehicles.  Only 2% 
of participants had one vehicle in their 
household.  There were no participants 
who did not have a vehicle and no 
participants from households with more 
than four vehicles. 

Demographic Results
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PERCEIVED POLITICAL CLIMATE OF THE VILLAGE POPULATION
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PERSONAL POLITICS COMPARED TO THE OVERALL VILLAGE 
POPULATION32% of  VPS participants consider their 

personal politics to be the same as the 
politics of the village while 31% consider 
themselves more liberal than the village.  
28% of participants consider themselves 
to be more conservative than the village.  
9% consider themselves a lot more 
liberal than the village as a whole while 
2% consider themselves a lot more 
conservative than the village as a whole.   

The majority of VPS participants, 55%, 
perceive the political climate of the village 
as middle of the road.   27% of 
participants perceive the climate to be 
more right of center while 14% perceive 
the climate as more left of center.  4% 
considered the political climate as either 
very right or very left of center.   
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SATASFACTION WITH POLICE SERVICES AND SERVICES COST

The majority of VPS participants, at 86%, 
are satisfied with the police services 
provided to the village.  However, they 
were evenly split regarding the 
satisfaction with the cost of the police 
services, 43% are satisfied with the cost 
while 43% believe the village pays for 
more than it receives in services.   8% of 
participants are satisfied with neither the 
services provided or the services’ cost.

Demographic Results
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The highest rated image in a Visual Preference Survey 
indicates the greatest sense of community pride and the 
shared vision for the future of participants.  Features of 
positive images tend to provide the largest long term 
benefit to a community and are those characteristics that 
should be most emulated.

Images identified as positive provide the community 
with the greatest sense of happiness, hopefulness and 
value.  

Highest Rated Image

7 (3)

Image 17-t2      Civic
The highest rated image in 
the survey, Image 17-t2
shown to the right, depicts 
Village Hall.  It indicates the 
value of civic pride within the 
community as well as the 
value of the a sense of 
tradition and familiarity that is 
prevalent in the Montebello.  

Despite the lack of leaved 
trees, this image was taken 
during the winter, it is still a 
“green image”, there is ample 
landscaping and grass and 
the building is well 
maintained.

The high value of this green image shows the 
importance of the nature environment, as well as the 
sense of community, to the residents of Montebello.



Village of Montebello Comprehensive Plan                 VPS 
Results

9

-6 (4)

Image 2

Lowest Scores
The lowest rated image in a Visiual Preference Survey 
indicates the community’s greatest fears and concerns 
towards the future.   The characteristics and features of a 
negatively rated image must be assessed against both 
existing zoning and planning principles.  

Any existing zoning which supports those characteristics 
rated negatively should be examined and revised to 
mitigate their negative effect on the community.

The lowest rated image in the 
survey, Image 2 in the 
streets category, 
depicts North Airmont 
Road, a gateway into the 
village.  Its low rating 
indicates the high value that 
the community places on its 
community pride.   

If the community values 
green space, it is largely 
lacking in this image.  Despite 
the grassy edge this gateway 
into Montebello largely 
depicts a suburban arterial.  It 
is likely, based on the 
negative rating, that this 
image does not represent 
how the community of 
Montebello views itself. 
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Street TypesStreet Types

Results and Policy Recommendations



Village of Montebello Comprehensive Plan                 VPS 
Results

11

Image 7

6 (4)

Image 11

6 (4)

Image 13

6 (4)

The highest positively rated 
images in the Street Types 
Category, had several primary  
characteristics in common.  
These characteristics include:

Residential

Rural

Green-edged with 
significant landscaping and 
mature street trees.

Based on the high participant 
ratings given to these images, 
the community places a high 
level of value on its rural, 
residential character.  The most 
rural of the images is Image 7, 
which depicts a residential 
country lane, however, Images 
11 and 13 are also low density 
residential neighborhoods.

In addition, all of these images 
share significantly green edges, 
with numerous trees along the 
street edges.  These streets 
also address the pedestrian in 
some way, whether it is with a 
semi-public edge such as a split 
rail fence, or sidewalks.

OF less importance to 
participants is the width of 
streets.  Both the narrower 
street and the wide streets both 
rated equally high in the survey.

Street Types-Results
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Image 17

4 (4)

Image 19

3 (3)

Image 18

3 (4)

The images on this page depict 
several major roads in Montebello, 
including Spook Rock Road and 
Montebello Road. 

Similar to the most highly rated 
street images, these images have 
significant green edges and are 
rural in nature.  While the most 
highly rated street images were 
residential, these streets are not 
residential appearing in character.  

Positively rated features of these 
images include the natural edge of 
the stone wall in Image 17 and the 
large green spaces serving as the 
edge treatment in all three 
images.  All of these images also 
contain a large amount of green, 
including mature street trees.

Perhaps leading to a slightly lower 
rating, all the images on this page 
have solid double yellow lines, 
which indicate that they are higher 
traffic roads.  This detracts from 
the rural nature of these  roads, 
which the community holds in high 
value. 

Street Types-Results
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Image 10

3 (5)

Image 8

2 (4)

These image depict streets with denser residential development. The streets are 
narrow with the houses pulling closer to the curb than one would typically find in most 
newer developments such as Montebello Pines or Montebello West. These 
streetscapes include features such as street trees, fencing as a semi-public edge and 
sidewalks.  The denser development allows for preservation of larger amounts of green, 
natural space. 

The characteristics these streets share with each other and with previous images is that 
they are residential in nature and the street edges are green.  The primary difference 
between these and the previous high rated images is that these images are not rural in 
character.

Image 20

2 (5)

Image 21

2 (6)

Street Types-Results



Village of Montebello Comprehensive Plan                 VPS 
Results

14

Image 14

2 (4)

Image 9

2 (4)

Image 22

2 (5)

Image 5

3 (5)

These images with medium positive ratings depict street types found more typically in 
new developments; Images 9 and 14 are from the Montebello Pines development.  The 
streets in these images appear wider than those found in older, more compact 
neighborhood developments and they lack pedestrian amenities such as sidewalks.  

The characteristics these streets share with each other and with the higher rated street 
images is their residential nature and the significant presence of the green edge-
namely trees and landscaping.  The primary difference between these and the most 
highly rated street images is that these images are not rural in character.

Street Types-Results
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Image 12

-1 (5)

Image 4

-2 (4)

Image 16

1 (5)

Street Types-Results
The images on this page received very low positive, neutral or low negative ratings.  
Image 16 depicts new construction in the Montebello West development.  The significant 
greening along the road edges is not enough to give this image a higher ratings.  The 
development in Image 16 detracts from the rural character of the Village. While image 12 
is of a residential street, specifically a residential lane behind houses placing driveways 
and garages at the rear of properties, the scale and density of development are too high 
for the community based on the rural character of the Village.

North Airmont Road, depicted in Image 4, shows an abundance of the green edge 
valued by survey participants.  However, despite its location in front of Village Hall- in an 
area of possible Village Cneter development, the street is too wide and the amount of 
traffic makes multiple lanes, turning lanes and the median necessary, which could also 
detract from the rural character of the Village.

Lacking characteristics that contribute positively to the sense of place of the Village,  
Image 15, shows a wide street with parking pads placed in front of multi-family housing.  
The street is too wide and the density of housing to great for the preferences of the 
community and the rural character of the Village.  This street also lacks street trees and 
pedestrian amenities including sidewalks. 

Image 15

-3 (3)
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Street Types-Results

Image 3

-3 (5)

Image 1

-6 (4)

Image 6

0 (5)

The two above images are computer simulations taken from the original image, Image 1.  
The view is from the NY Thruway looking toward the off-ramp at the Airmont Road Exit.  
Image 3 has had trees and plantings added to the highway edge to screen out industrial 
uses to the right.  Image 6 has had even a greater amount of landscaping added to the 
highway edge.  

While the ratings of the above images are low they are signifiacantly better than the 
rating of the original image below, which clearly shows the adjacent industrial uses along 
the highway edge.  Image 1 is clearly unacceptable to participants as depicting the 
character of the community.

The low values of the above images were explained in the comments section as being 
not green enough for the community. 
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PRIMARY IMPRESSION OF MONTEBELLO FORMED ENTERING 
FROM NY THRUWAY AND LOCAL STREETS

56% of the participants in the VPS either strongly agree (14%) or 
agree (42%) that the primary impression of Montebello is formed 
entering from the NY Thruway and on local streets.  24% of 
participants neither agreed or disagreed while 20% either 
disagreed or strongly disagreed that the primary impression of 
Montebello is formed entering from the NY Thruway and local 
streets.

-6 (4)

Image 2The lowest rated image in both the 
Street Types and the entire survey, 
Image 2 in the streets category, 
depicts the North Airmont Road 
gateway into the village.  Its low rating 
indicates the high value that the 
community places on its community 
pride.   
If the community values green space, 
it is largely lacking in this image.  
Despite the grassy edge this gateway 
into Montebello largely depicts a 
suburban arterial.  It is likely, based on 
the negative rating, that this image 
does not represent how the community 
of Montebello views itself.

Street Types-Results
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Policy:
Preserve and enhance the green, natural 
appearance of streets in Montebello.

Policy:
Preserve the residential nature of streets 
in Montebello. 

Policy:
Preserve the rural and rustic character of 
streets in Montebello. 

Street Types-Recommendations
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Traffic CalmingTraffic Calming

Results and Policy Recommendations
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Image 23

3 (5)

Image 26

1 (5)

Traffic Calming- Results
The issue of traffic calming was not highly received by participants in the survey.  Only 
four traffic calming alternatives were presented in the survey, the highest image, Image 
23,  receiving a +3.  This image depicts the least invasive of the traffic calming 
alternatives presented, adding textured crosswalks.  Another minimally intrusive traffic 
calming option, the center islands depicted in Image 26, were slightly less well received 
with a rating of +1.  These traffic calming methods, which utilize landscaping and design 
materials such as bricking, are least likely to affect the rural character so highly valued 
by the community.

The two images depicting traffic calming methods with pavement thrusts received 
negative ratings.  The raised intersection table in Image 24 received a low negative 
rating of -1.  The speed hump depicted in Image 25 received an even lower negative 
rating of -3.  While participants recognize the need for traffic calming on numerous 
Montebello streets, clearly there is less of an adversion to none-intrusive traffic calming 
measures than to those that affect the physical driving surface.

Image 24

-1 (5)

Image 25

-3 (5)
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Policy:
At selected locations along 
streets and intersections 
where vehicular speeds are 
typically above the area 
speed limit, install traffic 
calming measures, such as 
reduced speed limits and/or 
reduced lane widths, which 
are the least intrusive and do 
not alter the physical 
pavement with horizontal or 
vertical thrusts.

If non-intrusive traffic 
calming measures (which do 
not affect the physical 
condition of village streets) 
are not successful at slowing 
traffic, consider and install 
physical traffic calming 
measures which alter the 
physical pavement with 
horizontal or vertical thrusts 
in selected locations.

Traffic Calming- Recommendations
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Edge TreatmentsEdge Treatments

Results and Policy Recommendations
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NEW AND IMPROVED STREETS MUST BE DESIGNED WITH SAFETY 
AND CAPACITY THE PRIMARY OBJECTIVE WITH THE 

APPEARANCE OF EDGES ALSO CONSIDERED87% of participants either agreed or 
highly agreed that new and improved 
streets must be designed with safety 
and capacity as the primary 
objective while the appearance of 
street edges is also considered.  8% 
were neutral regarding the issue 
while 5% did not agree that streets 
should be designed with safety and 
capacity as the primary objective 
while also considering the 
appearance of street edges.

Edge Treatments- Results

Image 29

6 (4)

Image 28

5 (4)

The high ratings of Image 29 (+6) 
and Image 28 (+5), attest to the 
high value placed by the 
community on the appearance of 
street edge treatments.  The 
positively valued edge 
characteristics present in these 
images lend to the naturalized, 
rural character of the village.

The characteristics present in 
Image 29 which lend to the 
naturalized character include the 
grassed edge, street trees, and a 
wooden rail fence as a semi-public 
edge border.

Characteristics in Image 28 lending 
to the rural character of the village 
include a naturalized, green edge 
with numerous trees and a primary 
edge design feature found 
throughout the village, natural 
stone walls.  
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BENEFIT OR LIABILITY OF CONSERVATION EASEMENTS IN THE 
VILLAGE

19%

4%

77%

Good for the Village

Bad for the Village

Don't Know

77% of survey participants consider 
conservation easements as a benefit 
for the village.  19% of participants 
were not sure whether conservations 
easements were a benefit or liability 
to the village while 4% consider 
conservation easements as bad for 
the village. 

Image 30

4 (5)

Image 35

6 (4)The images to the right depict 
conservation easements in the 
Village and their high ratings 
support the policy results 
presented in the graph above.  
It is clear that participants 
believe that conservation 
easements are a benefit to the 
Village.

Image 35 was the highest rated 
image in the Edge Treatments 
category while Image 30 was 
also a highly rated image.  Both 
images have a very dense 
green edge, the primary 
purpose of the easements, 
although the higher rated image 
has a denser vegetative cover.  
The dense character of these 
images lends to the rural 
character of the Village, 

Edge Treatments- Results



Village of Montebello Comprehensive Plan                 VPS 
Results

25

Image 37

4 (4)

Edge Treatments- Results

Image 27

5 (4)

The high ratings of these two 
Montebello images, Image 27 (+5) and 
Image 37 (+4), further bolster the high 
value placed by the community on the 
appearance of street edge treatments.

The use of natural materials such as 
stone wall in Image 27 are highly 
valued by the community.  Equally 
important is the residential qualtiy of 
this street edge and the significantly 
green edge present in this image.  The 
open space set behind the semi public 
edge, which represents the rural 
character of place, is also preferred by 
the community.

The street edge treatments found at 
none-residential uses such as the civic 
use of the municipal pool (Ramapo 
Swim Club) are acceptable and 
appropriate provided there is sufficent
landscaping features provided.  This 
simulated image received a +4, a 7 
point increase in value compared to its 
base image, Image 32.  

While Image 36, on the following page, 
was also positively valued, the 
increase seen in Image 37 indicates 
that community preferences are for 
greater rather than moderate quantity 
and quality landscaping. 
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MONTEBELLO SHOULD ACTIVELY ENFORCE TO MAINTAIN 
CONSERVATION EASEMENTS IN THE VILLAGE

79% of participants either highly 
agree (52%) or agree (27%) that the 
village of Montebello should actively 
enforce conservation easements, 
including using legal means.  17% 
were undecided as to whether the 
village should actively enforce 
conservation easements while 4% 
either highly disagree or disagree that 
the village should actively enforce 
conservation easements.

Edge Treatments- Results

Image 34

1 (4)

Image 36

2 (4)

Image 34 depicts a property in 
Montebello where a homeowner has 
cleared vegitation from the conservation 
easement adjacent to his property.  Its 
value rating is several points below that 
of the “naturalized” conservation 
easement depicted in Image 30.  
Participants strongly feel, based on the 
policy question addressed in the above 
graph and the rating of this image, that 
the village should actively enforce 
conservation easements to protect the 
quality of life in Montebello. 

Image 36 is a simulation of the existing 
municipal pool.  With a rating of +2, it is 
perceived much more favorably than the 
original image, which received a rating of 
-3.  Landscaping and other design 
alternatives which create more green 
space is highly valued by the Montebello 
community. 
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Image 33

-2 (4)

Image 31

-3 (5)

Image 32

-3 (5)

Edge Treatments- Results

The negatively rated images from the 
Edge Treatments category share 
similar characteristics which 
contribute to therie negative 
perception by the community.  It has 
been previously established that the 
rural, natural residential character of 
the village is highly valued by its 
residents.  

These negative images are not 
residential or rural in nature and they 
lack landscaping buffers and a green 
edge.  The negative ratings these 
images received verifies the high 
value of a green, naturalized edge in 
the village.  Features that do not add 
to the the rural character of 
Montebello are not tolerated by the 
community. 

Image 32, which received a negative 
value of -3, is the basis for simulated 
images 36 and 37.  The increase in 
value over this original image further 
demonstrates the value of a green 
edge and landscaping adding to the 
perceived value of the village.
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Policy:
Preserve and enhance the naturalized, 
wooded character of roadway edges in 
Montebello.

Policy:
Preserve and enhance natural appearing 
design features such as stone walls and 
wooden fencing along Montebello streets.  
Include these features in a village-wide 
design vocabulary.

Policy:
Conservation easements are part of the 
natural and rural characteristics that 
define and help preserve Montebello.  
Enforce to maintain conservation 
easements through means that include 
legal measures if necessary.

Edge Treatments-Recommendations
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Development Options

Commercial

Development Options

Commercial

Results and Policy Recommendations
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Image 52

6 (4)

Image 40

5 (4)

The highest rated image in the Commercial 
development category, Image 52, supports 
the exisitng character of the village.  The 
commercial building in this image is 
constructed of stone, a natural building 
material, and does not appear to belong in 
an office park.  The building appears to be 
set in a more natural environment with 
trees, landscaping and a large grassed 
front lawn.  The high positive rating 
indicates a preference for office space that 
does not look corporate but rather blends 
into the existing village character.

Image 40 to the right depicts a fast food 
restaurant.  Its high rating indicates a 
community preference for commercial uses 
which appear more residential in nature 
rather than commercial, the same 
preference as expressed in the above 
image.  The McDonald’s in this image is not 
only more residential in character but also 
has characteristics of a rural building.  

Commercial Development- Results

VISUAL CHARACTER OF RETAIL AREAS IN AND ADJACENT TO 
THE VILLAGE OF MONTEBELLO

9%

23%

17%

49%

2%
Excellent
Good
Fair
Poor
Awful

Participants were asked to 
evaluate the visual character of 
retail areas in and adjacent to 
the village of Montebello.  
Nearly half of respondents, 
49%, indicated the visual retail 
character as fair while 23% 
indicated it was poor.  17% 
rated it as good.  9% indicated 
they thought the visual retail 
character was awful while 2% 
rated it as excellent.
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A MIXED-USE VILLAGE CENTER WITH A COMMON GREEN, 
SMALL RETAIL AND OFFICES

43%

27%

30%

Yes

No

Maybe

Commercial Development- Results

Image 49

4 (3)

Participants were asked 
whether the village should 
have a traditional community 
green or common, like that of a 
New England village.  74% of 
participants indicated a 
common or green was 
appropriate while 14% thought 
that there should not be a 
community green in the village.  
12% of participants were 
undecided.

Participants were more divided 
when asked whether a village 
center should contain mixed-
use buildings with a common 
green and small retail and 
offices.  43% indicated they 
thought such a center was 
appropriate while 30% thought 
such a center was 
inappropriate for Montebello.  
27% were undecided. 

TRADITIONAL COMMUNITY GREEN OR COMMON 

74%
12%

14%

Yes

No

Maybe

Image 49 depicts a small mixed-use 
center.  This image received a high 
rating of +4.  The building is of a small 
scale, more similar to what one would 
find in a rural center.  This mixed use 
center has a well-designed pedestrian 
realm with street trees, street and 
pedestrian lighting and wide 
sidewalks with bricking.  This image 
indicates that maintaining a small 
town, rural feel is a priority.
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Image 51

2 (4)

Image 53

2 (5)

Both Image 51 and Image 53 are 
simulations built from an existing 
image of North Airmont Road.  The 
location of this image is in front of 
Village Hall, where a proposed 
village center is planned.   

Both images received the same 
rating of +2, a relatively low positive 
score.  Features of a typical town 
center in these images include street 
parking, a community green, mixed-
use buildings (with ground floor retail 
and offices above) and a well-
designed pedestrian realm.  The 
only difference between these 
images is that Image 51 shows 
mixed-use buildings between 2 to 4 
stories in height while Image 53 
shows mixed-use buildings 2 stories 
high.  Their identical rating indicates 
that the building height is not a major 
concern of the community.

The low positive rating which both 
simulations received indicates that a 
village center is not highly valued by 
all of the community, due in part to 
the strong desire to maintain a 
strictly rural, residential quality to the 
village.  However, Images 51 and 53 
both received a jump in value of 4 
points over the original image of 
North Airmont Road shown to the 
lower right. 

Commercial Development- Results
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Image 39

2 (5)

Images 39 and 43, both images of 
small village centers with mixed-use 
buildings, received low positive 
ratings of +2, the same values given 
to Images 51 and 53, simulations of 
North Airmont Road.  

These mixed-use centers contain 
buildings of 2 to 3 stories, on-street 
parking and well designed pedestrian 
realms.  

The low positive but identical values 
of Image 51, Image 53, Image 39 and 
Image 43, all images of small mixed-
use village centers, indicate that the 
community is open to such a center, 
however there is considerable  
apprehension as to whether this  
intensity of use is appropriate for the 
village at all.  

As indicated in the graph below, 
regardless of the commercial 
development, it is important that 
commercial development follow 
specific design standards.

Commercial Development- Results

Image 43

2 (4)

CHANGES IN DESIGN STANDARDS FOR NEWER COMMERCIAL 
DEVELOPMENTS

86%

3%
11% Yes

No

Maybe

Participants were asked 
whether changes should be 
made in design standards 
for newer commercial 
developments.  86% 
believe there should be 
changes made in 
commercial design 
standards while 11% were 
undecided.  Only 3% did 
not think there should be 
changes in design 
standards.. 
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Image 50

0 (5)

Commercial Development- Results

Image 47

-6 (5)

Image 54

1 (4)
Both Image 54 and Image 50 are 
simulations built from an existing 
image of strip commercial retail 
(lower right image) at the 
intersection of Route 59 and Hemion
Road, also a location where a 
proposed village center is planned.   

Image 54 was rated slightly higher at 
+1 than Image 60 at 0, however both 
scores are neutral, meaning people 
were largely indifferent to these 
images.  The simulations examined 
two development options at different 
densities.  Image 54 shows the strip 
retail site developed into a small 
mixed-use center and received the 
slightly high rating.  Image 50 shows 
the site retaining the surface parking 
in front of the retail but with an 
additional story added to the retail 
following design guidelines.  The 
preference for the development of a 
retail village center continues to be 
based on the retention of the rural 
small town character.

Whether participants support or do 
not support the proposed town 
centers they are verry dissatisfied 
with the existing retail at the 
intersection of Route 59 and Hemion
Road.  Image 47, the existing image 
on which the above two simulations 
are based, received one of the 
lowest ratings of the survey.  It is 
clear that the community expects 
better quality design standards to 
retain the character and quality of 
life in the village. 
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Image 38

0 (4)

Image 42

-1 (5)

Image 42 received a low negative rating.  
This image has several characteristics 
which effect its value.  The office building 
is of a modern design, surrounded by a 
large surface parking lot.  The 
landscaped parking lot provides this 
image with some value.

Image 38, depicting a suburban retail strip, 
received a neutral rating of 0.   The 
characteristics in this image, when 
considered with the other images rated 
negatively in the commercial development 
section, are not acceptable to the village 
community. 

Large parking lots with cars close up are 
undesirable to participants.  The community 
does not want retail uses behind large-
scale parking lots.   Value added by 
landscaping is demonstrated in Image 41, 
which although it received a -2, was better 
received than images of surface parking 
lots without landscaping.

Commercial Development- Results

Image 45 is one of the most negatively 
rated images in the survey.  Like Image 
47 on the previous page, it depicts retail 
fronted by surface parking with vehicles I 
the foreground, the suburban paradigm 
the village most wants to avoid in the 
future.  This image contains no green, a 
highly valued village characteristic.

Image 41

-2 (5)

Image 45

-6 (4)
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Commercial Development- Results
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PREFER LIMITED DEVELOPMENT FOCUSED ON A MIX OF 
RESIDENTIAL AND NON-RESIDENTIAL USES IN A FOCUSED 

TRADITIONAL DEVELOPMENT PATTERN
Participants were asked whether they 
preferred limited future development 
that is focused on a mix of residential 
and non-residential uses in a traditional 
development pattern.  While the 
definition of “traditional” was unclear, 
29% of participants were neutral and 
28% agreed.  23% disagreed while 12% 
strongly agreed and 7% strongly 
disagreed that limited development 
should be I a traditional development 
pattern.
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DISCOURAGE FUTURE RURAL AND SUBURBAN GROWTH UNTIL 
URBAN AND SUBURBAN AREAS ARE BUILT OUT

Participants were asked whether future 
rural and suburban growth should be 
discouraged until urban and suburban 
areas are built out.  30% of participants 
agreed while 25% of participants were 
neutral.  22% of participants strongly 
agreed while 16% disagreed and 7% 
strongly disagreed.

Answers to policy questions represented 
by the graphs on this page suggest that 
the community supports development if it 
remains limited and preserves the 
existing rural character of the Village.  

43% of participants agreed that under-
developed tracts of land should have 
reduced density with density transferred 
to one or two neighborhood locations.  
21% of participants strongly agrees while 
15% were neutral.  11% disagreed and 
11% strongly disagreed.
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PREFER REDUCED DENSITY ON UNDER-DEVELOPED TRACTS OF 
LAND WITH DENSITY TRANSFERRED TO ONE OR TWO 

"NEIGHBORHOOD" LOCATIONS
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Commercial Development-
Recommendations

Policy:
Implement a design vocabulary 
sensitive to the existing rustic and 
rural residential character of the 
village.  Design standards should 
specify appropriate designs.
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ResidentialResidential

Results and Policy Recommendations
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CHANGES IN CURRENT ZONING SHOULD DECREASE THE NUMBER 
OF UNITS ALLOWED ON UNDEVELOPED OR UNDERDEVELOPED 

LAND THAT IS CURRENTLY ZONED FOR MORE UNITS
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CHANGES IN CURRENT ZONING SHOULD ALLOW A LAYOUT OF 
HOUSES IN A MORE TRADITIONAL NEIGHBORHOOD THAT WILL 

PRESERVE MORE OPEN SPACE

Participants were asked 
whether changes in current 
zoning should decrease the 
number of units allowed on 
undeveloped and 
underdeveloped land that is 
currently zoned for more units.  
Participants strongly prefer 
zoning in the Village favoring 
lower housing density.  52% 
strongly agreed with such 
changes while 25% agreed.  
11% were neutral while only 
11% either disagreed or 
strongly disagreed with such 
changes. 

Participants also support 
changes in current zoning 
that allows a more traditional 
neighborhood layout of 
houses that preserves more 
open space.    38% highly 
agreed with such changes 
while 28% agreed.  22% were 
neutral about these changes 
while 10% disagrees and 3% 
strongly disagreed.  

Residential Development- Results
The policy questions addressed on this page appear to have contradictory responses.  
Participants favor lower housing densities while at the same time support zoning 
which allows a neighborhood layout of houses that preserves more open space.  The 
common denominator in both these questions however, is the value placed by the 
community on the preservation of open space and a rural character.  This is reflected 
by the ratings given to images in the residential development category.
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Image 63

5 (3)

Image 69

5 (3)

Image 67

4 (3)

The two highest rated images in the 
residential category, Image 69 and 
Image 63, received high positive 
ratings of +5.  The houses in these 
images are currently found on many 
of Montebello’s roads. 

The characteristics in these images 
most valued by the community 
include single family houses on large 
wooded lots.  The houses are set 
back on the properties and both 
contain a large amount of open 
and/or green space providing a semi-
public edge.  These properties also 
appear to be well-maintained.  The 
houses in these images are older and 
retain a more traditional rural 
character, rather than being new or 
more contemporary in design.

Image 67 received a high positive 
value just one point lower than the two 
highest rated images.  It has most of 
the same positively valued 
characteristics as the highest rated 
images: a single family house on a 
large wooded lot.  This house is set 
back on the property and contains a 
large amount of open, green space 
providing a semi-public edge.  While 
this is not a new house it is 
contemporary in design, which likely 
affected its value.

Residential Development- Results
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Image 66

3 (3)

Image 64

3 (4)

Image 56

2 (4)

Image 66 received a positive value of 
+3.  This older house has a more 
traditional rural character with 
features including a front porch and 
white picket fence.  The property is 
smaller than the highly rated images 
on the previous page, however it is 
well maintained.  

The community values open space and 
larger residential properties over new 
subdivisions.  Image 64 depicts a new 
construction house in a newer 
Montebello subdivision.  It received a 
rating of +3.  This is a large house on a 
relatively small lot, set too close to the 
street for the size of the house.  While 
this is considered an attractive house, 
the lower rating indicates it would be 
considered more appropriate in a 
different setting.  

Image 56 received a low positive rating 
of +2.  While it has many characteristics 
preferred by the community, single family 
house on wooded lot, set back from the 
road with a manicured but naturalized 
front yard, it is more contemporary in 
design.  

Residential Development- Results
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Image 58

1 (5)

Image 57

1 (5)

Image 68

1 (6)

Image 58 and Image 57 are examples 
of a traditional neighborhood layout of 
houses that allows for preservation of 
more open space.  Both images 
received a nearly neutral rating of 
only +1, although as zoning policy the 
traditional neighborhood layout is 
supported by participants.  Classic 
neighborhood features present in 
these images include houses set 
close to the street with fences 
defining the semi-public edge.   Both 
of these neighborhoods have a small 
public green, street trees and 
sidewalks defining the pedestrian 
realm. 

While neighborhoods at greater 
densities allow preservation of open 
space they are not considered rural in 
character.  The neutral value 
indicates that while these 
neighborhoods are considered 
positive they would be appropriate in 
the village in very specific locations.

Image 68 also received a neutral 
rating of +1.  This image shows 
development of multi-family housing 
at even greater density than the two 
previous images.  However, it 
displays positive attributes valued by 
the community including significant 
greening through trees and 
landscaping, ornamental features 
such as trellises and brick paving, as 
well as following a building design 
vocabulary appropriate for a rural 
village.  The development in this 
image also contains a sidewalk to 
define a pedestrian realm.

Residential Development- Results
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Image 55

0 (5)

Image 65

-1 (5)

Image 59

-2 (5)

Image 55, a new house in a 
Montebello development, received a 
neutral rating of 0.  This image shows 
a large suburban house on a 
relatively small lot, pulled too close to 
the street edge for its size.  The 
perception of this type of housing 
development is that it is changing the 
rural character of the village.  While 
participants do not place it within the 
existing character of the village it is 
well maintained.  

While the housing depicted in Image 65 
is new and has classic design features, it 
does not fit into the perceived character 
of the village, having received a -1.  The 
slightly negative neutral rating indicates 
that this could only be appropriate in very 
specialized locations, for instance a 
village center.   

Image 59, an image of older single-family 
houses fronted by a common park, 
received a low negative rating.  Despite 
the heavy green edge fronting these 
houses, they are perceived as too urban 
for the character of the village.  Yet some 
valued design features are present in this 
image including traditional houses with 
front porches fronting onto a green. 

Residential Development- Results
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Image 61

-3 (5)

Image 60

-4 (5)

Image 62

-4 (5)

Image 61 received a rating of -3.  This 
image depicts what has been referred to 
as “dense sprawl”.  This image 
represents what the community wants to 
avoid, wanting to be neither dense nor 
sprawl.  Development of this type eats up 
considerable open space.  The design 
vocabulary of these buildings, being 
based on more traditional rural 
architecture, most likely prevented this 
image from receiving a more negative 
rating.    

Image 62 depicts the existing senior 
housing complex in the village.  Its 
negative rating represents the 
community’s adversion to high density 
housing.  This housing also detracts from 
a rural, naturalized character of place 
which is so valued by the community.  
Although it has some landscaping 
treatment, it is not significant enough to 
ameliorate the negative characteristics. 

Residential Development- Results

Lacking characteristics that contribute 
positively to the sense of place of the 
Village,  Image 60 shows multi-family 
housing on a wide street fronted by 
parking pads.  While there is some 
landscaping these housing units lack 
street trees and pedestrian amenities 
including sidewalks.  These houses are 
not designed in either a more traditional 
rural character nor contemporary- they 
have the appearance of lower quality 
construction.
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Residential Development-
Recommendations

Policy:
Encourage design standards which 
enhance and maintain the residential, 
rural and rustic character of the village.

Policy:
Provide a range of housing alternatives 
that include larger lot single-family 
housing, medium single family housing 
lots, smaller single family housing lots, 
and multiple-family housing.  A design 
vocabulary should specify design 
standards which maintain the existing 
character of the village. 
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Pedestrian RealmPedestrian Realm

Results and Policy Recommendations
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3 (5)
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APPROPRIATENESS OF SIDEWALKS AND/OR WALKING/BIKE 
PATHS ALONG MONTEBELLO STREETSThe Village of Montebello currently 

has no pedestrian realm amenities. 

49% of participants considered 
sidewalks and walking/ biking paths 
appropriate although dependent on 
the location.  34% of participants 
favored walking/ biking paths over 
sidewalks.  8% favored sidewalks 
over walking/ biking paths while 7% 
did not favor either sidewalks or 
bike paths and 2% were unsure.  

Image 72 depicts a residential street of 
a similar character and density to 
numerous streets in the village.  It is the 
highest rated image in the pedestrian 
realm with a rating of +4.  Valued 
features of this image include sidewalks 
and mature street trees, which offer 
protection from both vehicles as well as 
the elements.  Sidewalks are 
considered appropriate on at least some 
village streets in some locations.

Image 76 also received a positive rating 
of +3.  This pedestrian realm also 
contains values pedestrian realm 
features which include sidewalks, street 
trees in the street parkway (space 
between the curb and sidewalk) and a 
fence forming a semi-public edge.  The 
slightly lower rating most likely relates to 
the higher density development of this 
street.  

Pedestrian Realm- Results
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Image 75

3 (5)

Image 77

3 (4)

Image 74

-1 (5)

Image 76 received a positive rating of +3.
The pedestrian realm in this image also 
contains values pedestrian realm features 
which include sidewalks, street trees in the 
street parkway (space between the curb 
and sidewalk) and a fence forming a semi-
public edge.  Like Image 76, this image 
received a slightly lower rating due to the 
higher density development of this street.  

Image 74 and Image 77 below are an existing streetscape and a simulated streetscape 
built from the same image.  Image 74 depicts a residential street with no pedestrian 
realm, however it does have street trees and houses are located close enough to allow 
walking between neighborhood houses, particularly by children.  In Image 77 pedestrian 
amenities have been simulated into the original image.  The addition of sidewalks and a 
fence as a semi-public edge, increase the value of the streetscape by 4 points, giving 
Image 77 a +3.  The increased rating supports the value of pedestrian realm 
improvements incorporated into the streetscape of Montebello. 

Pedestrian Realm- Results

1 (5)

This image received a rating of only +1, 
despite numerous desirable design 
features.  This pedestrian realm has 
sidewalks, street trees in the parkway, 
and semi-public edges defined by 
landscaping and or fences.  It is likely 
that the higher residential density present 
in this image was considered too high for 
the desired village character. 
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Image 80

2 (5)

Image 78

2 (5)

Image 73

-3 (5)

-3 (5)

Pedestrian Realm- Results

Image 80 and Image 77 above are an existing and a simulated streetscape built from the 
same image.  Image 74 depicts North Airmont Road in front of Village Hall, where a 
village center is proposed.  This image, a major road with minimal pedestrian amenities, 
received a -3 rating.  In Image 80 a village center with a well designed pedestrian realm 
has been simulated.  The increase in value of 5 points with the simulated pedestrian realm 
suggests that pedestrian realm features such as a wide textured sidewalk, street trees 
and street lighting, and on street parking are important to the community. 

Image 78 and Image 73 above are an existing and a simulated streetscape.  Image 78 
depicts a street with a crosswalk leading to nowhere, at the proposed location of a village 
center.  The street in this image, which received a -3, is too wide for pedestrians while the 
crosswalk has no apparent purpose.  Image 78 has been simulated with a village center 
and improved pedestrian realm.  The rating of this image jumped 5 points over the 
original.  While it did not receive high positive ratings, desirable features in this image 
include a textured crosswalk and intersection, which act as traffic-calming devices, a 
pedestrian island in the street, and a common green fronted by 2 to 3 story mixed-use 
buildings. 
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Image 70 depicts the pedestrian realm 
on  Mile Road in the village.  It received a 
low negative rating of -2.  This road is 
completely pedestrian unfriendly, having 
a shoulder too narrow for a person to 
walk and a parkway with shrubs and 
landscaping blocking pedestrians.  Like 
all streets in Montebello, on this street 
has no sidewalk or path on either side of 
this street for pedestrians. 

Image 70

-2 (5)

Image 71

-5 (4)
Image 71, which received a very 
negative rating of -5, also lacks a 
pedestrian realm.  Houses are set close 
to the road, fronted by parking pads, yet 
there are no sidewalks and there is no 
parkway along this street.  This street 
also lacks white painted shoulder lines, 
which offer some protection to 
pedestrians.

Pedestrian Realm- Results
BIKE AND WALKING TRAILS CONNECTING SCHOOLS, 

RECREATION AND EXISTING SUBDIVISIONS 

2%

8%
90% Yes

No

Maybe

90% of participants believe 
that Montebello should have 
bike and walking trails 
connecting schools, recreation 
and existing developments.  *5 
were undecided while 2% did 
not favor trails.

This desire is mirrored in the 
negative value received by 
Image 70 below, which has no 
pedestrian realm or bike paths.
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Pedestrian Realm-Recommendations

Policy:
Address pedestrianism in the 
Comprehensive Plan.

Include and install pedestrian 
features in both residential and 
commercial settings that 
maintain and enhance the rustic 
and rural character of 
Montebello, designed as safe 
and attractive pedestrian 
realms.
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Parks & Open SpaceParks & Open Space

Results and Policy Recommendations



Village of Montebello Comprehensive Plan                 VPS 
Results

53

Image 5-t2

6 (3)

Image 5-t2 is one of the highest rated of 
the images at +6.  This image represents 
the open space and rural character which 
is so highly valued by the community.  
Protection of these vistas, whether by 
designating as parkland or another 
preservation tool, is important to retain 
the rural character.  

The high ratings of Images 2-t2 and 9-t2, 
at +5, further attest to the value of open 
spaces to the community.  Including 
locations like this as part of a passive 
park system will entrust the entire 
community with its preservation.

Parks and Open Spaces- Results

PASSIVE PARKS 

80%

9%

11%

Yes

No

Maybe

80% of participants believe 
Montebello should have passive 
parks.  11% do not believe 
Montebello should have passive 
parks while 9% were undecided. 

Image 2-t2

5 (4)

Image 9-t2

5 (4)
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Image 3-t2

5 (3)

Image 8-t2 of the Spook Rock Golf 
Course, received one of the highest 
ratings in the survey at +6.  The green, 
open space provided by the golf course is 
one of the community’s most valued 
features. 

Image 3-t2 also received a high positive 
rating of +5.  Both green, open space and 
recreation are valued by the community.  
In the case of active recreation facilities 
such as the golf course and ball field 
shown here, recreational opportunities

Parks and Open Spaces- Results
ACTIVE RECREATION FACILITIES INCLUDING SOCCER 

FIELDS AND BALL FIELDS AND INCLUDING NIGHT LIGHTING 

71%
11%

18%

Yes

No

Maybe

71% of participants believe that 
Montebello should have additional 
active  recreation facilities including 
soccer fields and ball fields.  18% 
of the community do not believe the 
village should have more active 
recreation facilities while 11% are 
undecided. 

are provided to the community while green, open space is also preserved.

The gazebo in Image 10-t2 received a preferred rating of +4.  A gazebo serves 
numerous community functions and could be incorporated as part of a recreational 
facilities complex or located in a community common or park. 

Image 8-t2

6 (3)

Image 4-t2

3 (5)
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79% of participants either highly 
agree (52%) or agree (27%) that the 
village of Montebello should actively 
enforce conservation easements, 
including using legal means.  17% 
were undecided as to whether the 
village should actively enforce 
conservation easements while 4%

Parks and Open Spaces- Results
Image 6-t2

5 (4)

COMMUNITY RECREATION CENTER

64%
15%

21%

Yes

No

Maybe

64% of participants believe that Montebello 
should have a community recreation 
center.  21% of participants do not believe 
there should be a recreation center and 
15% were undecided. 

Image 7-t2

-1 (5)

Image 7-t2 was the only negatively rated 
image in the Parks and Open Spaces 
category.  While this image is of open 
space with a green wooded edge, in the 
background is a house in a newer 
development.  While open space is highly 
preferred it must represent the existing 
rural character of the village. 

The tot lot in Image 10-t2 also received a 
preferred rating of +4.  It is preferable to 
locate tot lots within walking distance from 
the families that will use them, but they can 
also be  incorporated as part of a 
community recreation center. 

Image 10-t2

4 (4)
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Parks & Open Space-
Recommendations

Policy:
Preserve, protect and enhance the 
remaining open spaces, both naturalized 
and those developed, to maintain the 
rural, rustic character of Montebello.

Policy:
Develop recreational facilities that protect 
and enhance the natural features of the 
village and enhance the sense of 
community within the village population.  
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Mobility OptionsMobility Options

Results and Policy Recommendations
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Image 15-t2

5 (4)

Image 15-t2 was the highest rated 
image in the Mobility Options 
category at +5.  The high value of this 
image indicates the importance to the 
participants of a network that 
addresses pedestrians and bicyclists.  
This value supports the establishment 
of the Parks and Recreation 
Commission’s proposed Montebello 
Trail. 

Mobility Options- Results

81% of participants either agreed (45%) or 
highly agreed (36%) that the circulation 
network in Montebello should be a 
combination of private vehicles, walking, 
biking and limited public and private transit.  
14% were undecided regarding the 
circulation network while 3% did not believe 
a combination of transportation modes was 
appropriate and 1% thought a combination 
was highly inappropriate. H
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MONTEBELLO'S CIRCULATION PATTERN SHOULD BE A 
COMBINATION OF PRIVATE VEHICLES, WALKING, BIKING AND 

LIMITED PUBLIC AND PRIVATE TRANSIT

Image 16-t2

4 
(5)

Image 18

3 (4)

Images 18 and 16-t2 are an existing and a simulated streetscape.  Image 18 depicts 
Spook Rock Road as it currently exists.  Its positive rating supports the preferred visual 
character of the village.  Image 16-t2 has been simulated with a hypothetical pedestrian-
bike path similar to what could form the Montebello Trail.  Its slightly higher rating 
supports the community’s preference for multi-modal options for the village.  
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Mobility Options- Results

11 13

27

49
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per Month

Never

Frequency of Use

EXPECTED FREQUENCY OF USE OF "ON-DEMAND" PUBLIC 
TRANSIT TAXI SERVICE IN THE VILLAGE

Participants were asked about 
their expected frequency of use 
of “on-demand” public transit 
service in the village.  49% of 
participants indicated they would 
never use on-demand transit.  
27% indicated they would use 
such a service several times per 
month while 13% would use it 
several times per week and 11% 
would use it everyday.

Participants where asked which 
future transportation options 
were favored for the village if 
commuter parking becomes 
scarce in Suffern.  36% favored a 
combination of taxi service and a 
Park & Ride facility. 31% thought 
neither a Park & Ride facility or 
taxi service were appropriate.  
18% thought favored 
implementation of public taxi 
service while 14% favored 
construction of a Park & Ride 
facility. 
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Transportation Options for the Village

FAVORED TRANSPORTATION OPTIONS FOR THE VILLAGE IF 
COMMUTER PARKING BECOMES SCARCE IN SUFFERN

Image 11-t2

2 (5)

Image 11-t2, which received a low 
positive rating of +2, is an example of an 
“on-demand” taxi service.  While this 
image did not receive a high positive 
value it is a possible mobility option for 
the community, particularly when its 
positive value is compared to the graph 
responses below.  A moderate 
percentage of participants support some 
type of taxi service within the community. 
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Image 14-t2

-1 (6)

Image 13-t2

-2 (6)

Image 12-t2, which received a low 
positive rating of +1, shows a smaller 
size shuttle bus.  The slightly positive 
value indicates that while public 
transit is not highly preferred its use 
could be appropriate at a limit scale.  
Public transit is generally associated 
with more urban locations and the 
background of this image is urban in 
character.  

The bus shelter in Image 14-t2. which 
received a slightly negative rating of -1, is 
not preferred but neither is it strongly 
despised.  The setting of this bus shelter 
is too urban for the rural character of the 
village, however, the design of the 
shelter is traditionally rustic.   This type of 
shelter is most likely appropriate in a 
village center.

Image 13-t2 is also an image that is too 
urban in character for the village’s sense 
of place.  This image received a rating of 
-2.  The bus is larger and the setting of 
this image is urban.  However, it 
represents a number of mobility options 
including a public transit system that, 
with the bike rack mounted on the bus, 
provides greater mobility to the 
community. 

Mobility Options- Results
Image 12-t2

1 (6)
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Mobility Options-Recommendations

Policy:
Develop a mobility plan that addresses 
and includes multiple modes of transit 
including personal vehicles, pedestrian 
and bicycle features, and private and 
public transit services.  

Study possible transportation modes 
including walking and biking trails and 
limited on-demand taxi service.  

Policy:
Implement a system of trails and 
pathways throughout the village that 
provides connectivity between the various 
residential neighborhoods and civic, 
recreational, retail, employment, and 
educational facilities in the village.
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Civic PrideCivic Pride

Results and Policy Recommendations
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Image 17-t2

7 (3)

Image 18-t2

4 (5)

Image 18-t2 is an image of Suffern High 
School taken from Mile Road.  It received 
a high positive rating of +4.  This image 
and its positive value also represent, like 
Image 17-t2, the value placed by the 
community on both the village’s open 
spaces and its rural character, and the 
civic pride of the community.   

Civic Pride- Results

Image 17-t2, the highest rated image in 
the survey with a value rating of +7, 
depicts Village Hall.  Its high rating 
indicates the value of not only the current 
rural and rustic character of the 
community, but also the sense of civic 
pride within the community as well.  
Despite the lack of leaved trees, this 
image was taken during the winter, it is 
still a “green image”, there is ample 
landscaping and grass and the building is 
well maintained.  

Policy:
Maintain the quality of civic spaces in the village, including the Village Hall, the 
property adjacent to Village Hall, and the various school properties.  
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   VILLAGE OF MONTEBELLO 
   Questionnaire
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www.nelessen.org

125 persons participated in the Visual Preference Survey and Questionnaire.

1 When were you born?
1 1920 to 1939 22%
2 1940 to 1944 12%
3 1945 to 1954 20%
4 1955 to 1964 28%
5 After 1965 18%

2 What is your gender?
1 Female 44%
2 Male  56%

3 What is your educational attainment?
1 Completed grade school 1%
2 Completed high school 2%
3 Completed some college 10%
4 Completed college with a Bachelors degree 40%
5 Completed a Masters degree 36%
6 Completed a Ph D  12%

4 How many people live in your household?
1 One     2%
2 Two 31%
3 Three  13%
4 Four  42%
5 Five or more 12%

Please note: Demographic data is used for research purposes only.

The Visual Preference Survey™ (VPS) and the Demographic and Policy Questionnaire were developed 
specifically for the Village of Montebello.  This survey is intended to gauge the community's perceptions 
and preferences for existing and future development options and to test physical planning concepts that 
can be used to plan for the future of this unique village.  The results of the VPS and the questionnaire 
will be analyzed and used as the foundation for the future recommendations.  The results are used in 
conjunction with the next phase of  plan develoment, the Vision Translation Workshop.
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5 How long have you lived at your current address?
1 Less than one year      4%
2 1 - 2 years   9%
3 3 - 5 years   18%
4 6 - 10 years 21%
5 11 - 15 years 15%
6 More than 15 years 33%

6 How do you rate the visual character of the Village of Montebello today?
1 Excellent 7%
2 Good 52%
3 Fair, because it could use improvements in certain locations. 36%
4 Poor 3%
5 Awful 0%

7 How often do you go to other locations besides the commercial areas in  Montebello 
for shopping, entertainment, dining out, etc.?   

1 Every day 48%
2 Once or twice a week 44%
3 A few times per year 8%
4 Never 0%

8 How do you rate the visual chaacter of the retail areas in and adjacent to the Village of
Montebello?

1 Excellent 2%
2 Good 17%
3 Fair, because it could use improvements in certain locations. 49%
4 Poor 23%
5 Awful 9%

9 In the past 10 years the commercial and retail areas of  Montebello have:   
1 Become more of a place that I want to visit 30%
2 Become less of a place that I want to visit 22%
3 Remained much the same 37%
4 I seldom if ever go there 10%

10 The primary impression of Montebello is formed by the view while driving along the 
NY Thruway and entering the Village on local streets.

1 Strongly Agree 14%
2 Agree 42%
3 Neutral 24%
4 Disagree 16%
5 Strongly Disagree 4%

Attitudes towards the future

11 I like Montebello as it is, and if I had my way we would have no future development 
and any undeveloped areas would remain primarily green and open.

1 Strongly Agree 37%
2 Agree 21%
3 Neutral 11%
4 Disagree 20%
5 Strongly Disagree 4%
6 Not a realistic option without purchase or dedication 0%

12 I like Montebello as it is, though if I had my way, we should have limited residential 
development and focusing primarily on non-residential uses on those areas currently 
zoned for such uses (e.g. offices, etc.). 

1 Strongly Agree 13%
2 Agree 22%
3 Neutral 19%
4 Disagree 31%
5 Strongly Disagree 15%
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13 I like Montebello as it is, though if I had my way, in one or more focused areas we 
should have limited development focusing primarily on a mix of residential and non-
residential uses in a more traditional development pattern. 

1 Strongly Agree 12%
2 Agree 28%
3 Neutral 29%
4 Disagree 23%
5 Strongly Disagree 7%

14 As a future planning policy, density (units per acre) should be reduced in under-
developed tracks of land and transferred to one or two other locations where they can
be designed as a new neighborhood.

1 Strongly Agree 21%
2 Agree 43%
3 Neutral 15%
4 Disagree 11%
5 Strongly Disagree 11%

Many future development options exist for the Village of Montebello.  Please review 
the following uses in Questions 15 through 28 and give us your impression as to 
their appropriateness.

15 Specialized retail (small scale shops)
1 Yes 59%
2 No 11%
3 Maybe 30%

16 Offices
1 Yes 25%
2 No 35%
3 Maybe 40%

17 Bed and Breakfast
1 Yes 53%
2 No 23%
3 Maybe 24%

18 One or more Country Inns
1 Yes 45%
2 No 26%
3 Maybe 28%

19 A small village- scaled Main Street
1 Yes 58%
2 No 17%
3 Maybe 25%

20 Smaller, affordable single-family houses
1 Yes 30%
2 No 48%
3 Maybe"   Note your reservation: 23%

21 Bike/ walking trails, particularly those connecting schools, recreation and existing 
subdivisions. 

1 Yes 90%
2 No 2%
3 Maybe   Note your reservation: 9%

22 Townhouses - both market-rate and affordable- located close to retail and services

1 Yes 34%
2 No 43%
3 Maybe 24%
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23 Gourmet restuarants
1 Yes 74%
2 No 15%
3 Maybe  Note your reservation 11%

24 Community recreation center
1 Yes 65%
2 No 21%
3 Maybe  Note your reservation 15%

25 Senior citizens housing/continuous care
1 Yes 39%
2 No 33%
3 Maybe 28%

26 Active recreation facilities like soccer fields, ball fields, etc. -  including night lighting 

1 Yes 71%
2 No 18%
3 Maybe  Note your reservation 11%

27 Passive Parks 
1 Yes 80%
2 No 11%
3 Maybe  Note your reservation 9%

28 Traditional community green or common
1 Yes 74%
2 No 14%
3 Maybe  Note your reservation 12%

29 Do you think that certain areas or locations in Montebello should be considered for 
historic designation?

1 Yes 65%
2 No 15%
3 Maybe 20%

30 Do you think that the village should have a mixed-use village center with a common 
green, small retail and offices?

1 Yes 42%
2 No 30%
3 Maybe 27%

31 There should be changes in current zoning that decreases the number of units 
allowed on certain un-developed or under-developed land, land which currently has 
few units and is currently zoned for more units. 

1 Highly agree 52%
2 Agree 25%
3 Neutral 11%
4 Disagree 8%
5 Highly disagree 3%

32 There should be changes in current zoning to allow the layout of houses in a more 
traditional neighborhood, that will preserve more open space.

1 Highly agree 38%
2 Agree 28%
3 Neutral 20%
4 Disagree 10%
5 Highly disagree 3%
6 Don't know 2%
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33 New or improved streets must be designed with safety and capacity as a primary 
objective, but additionally the appearance of edges (walls, buildings, parking lots, 
landscaping, signing) should also be considered.

1 Highly agree 64%
2 Agree 23%
3 Neutral 8%
4 Disagree 4%
5 Highly disagree 1%

34 For newer commercial development, should there be changes in design standards in 
the areas of landscaping, building design, screening/buffers, sidewalks, signage and 
parking lots?

1 Yes 85%
2 No 3%
3 Don't know/ no opinion 11%

35 Streets in Montebello currently do not have sidewalks.  A proposal has been made to 
link various locations of the village through a series of walking/ bike trails set away 
from village roadways.  What do you think is appropriate for Montebello?

1 I favor walking/ bike trails over sidewalks along primary village streets. 34%
2 I favor sidewalks along primary village streets over walking/ bike trails. 8%
3 I favor walking/bike trails in certain locations and sidewalks in certain locations. 49%
4 I do not favor either trails or sidewalks in Montebello. 7%
5 Not sure 2%

36 A number of properties in the Village of Montebello are effected by conservation 
easements.  Do you believe that conservation easements provide a benefit or a 
liability for the overall Village?

1 Good for the village 77%
2 Bad for the village 4%
3 Don't know/ I have no opinion 19%

37 The government of Montebello should actively enforce (I.e. use legal means) in order 
to maintain the conservation easements in the village. 

1 Highly agree 52%
2 Agree 27%
3 Neutral 17%
4 Disagree 2%
5 Highly disagree 2%

38 Narrow roads with stone walls are a major design feature of the village and should be 
used as a design feature for new constructions.

1 Highly agree 45%
2 Agree 33%
3 Neutral 13%
4 Disagree 9%
5 Highly disagree 0%

39 How do you rate the quality of police services provided to Montebello by the town?  
Please indicate on the last page of this questionnaire why you rated police services 
as you did .  What if anything, should be changed?    

1 Excellent 18%
2 Good 49%
3 Average 26%
4 Fair 2%
5 Poor 3%

40 Do you think that the cost of police services is in line with the services provided?

1 I'm satisfied with the services provided and think they are worth the cost. 43%
2 I'm satisfied with the services provided but think we pay for more than we get. 43%
3 I'm not satisfied with the services provided but think the cost is about right. 6%
4 I'm not satisfied with the services provided and think we pay for more than we get. 8%
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41 How many personal motor vehicles does your household own/use?
1 One      2%
2 Two 61%
3 Three 31%
4 Four 5%
5 Five or more 0%
6 None 0%

42 Should the circulation network (how people get around) for Montebello be a 
combination of private vehicles, walking, bicycles and limited public and private 
transit?

1 Highly appropriate 36%
2 Appropriate 45%
3 Neutral 14%
4 Not appropriate 3%
5 Highly inappropriate 1%

43 If commuter parking gets critically short in Suffern at any time in the future, which of 
the transportation options would you favor for the residents of Montebello? 

1 Implementation of a public taxi service. 18%
2 Construction of a park-n-ride facility. 14%
3 A combination of both options is appropriate. 36%
4 Neither option is appropriate 31%

44 If public taxi service ("on demand transit that uses GPS and computers")  were 
available within a short walk from your house, and could take you anywhere within a 
20 minute distance from your house, for less than the cost to use a car, how often 
would you use it for trips from your home to work, train station, school, social, 
religious or shopping functions?

1 Every day 11%
2 several times per week 13%
3 Several times per month 27%
4 Never 49%

45 How important is it that no matter what is done in the Village, the current tax burden 
shoud be kept as is with no signigificant increase?

1 Very important 43%
2 Important 32%
3 Neutral 21%
4 Not important-provided that additonal services are provided. 4%

46 How would you describe the politics of the overall village population?
1 Very left of center 2%
2 Left of center 14%
3 Middle of the road 55%
4 Right of center 27%
5 Very right of center 2%

47 How do you rate yourself politically as compared to the overall village population?

1 A lot more liberal than the overall village 9%
2 More liberal than the overall village 31%
3 About the same as the village population 32%
4 More conservative than the overall village 26%
5 A lot more conservative than the overall village 2%

48 Should small "tot lots" be planned that are within a 2 minute walk of the center of 
typical subdivisions? 

1 Yes 38%
2 No 45%
3 Maybe  Note your reservation 17%

49 Should the Village establish a tree ordinance to replace and place new trees,  
particularly in areas of new development?

1 Yes 88%
2 No 5%
3 Maybe  Note your reservation 7%
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50 Write as many 1 to 5 word phrases as you would like that describes how you picture 
the "character of place" of the Village of Montebello through the next 15 years- to 
2017.

The Village of Montebello will…

51 Write as many 1 to 5 word phrases as you would like as a mission statement for the 
government of the Village of Montebello.

The village government…

52 Write down things you consider best about the Village of Montebello.

53 Write down things you consider worst about the Village of Montebello.
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