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The Planning Board of the Village of Montebello held a meeting on Tuesday, October 13,
2009 at the Montebello Community Center, 350 Haverstraw Road, Montebello, New York.
Chairman Rubin called the meeting to order at 7:22 p.m. and led everyone in the Pledge of
Allegiance.

PRESENT OTHERS

Al Rubin, Chairman Ira Emanuel, Assistant Village Attorney
Jane Burke Robert Geneslaw, Village Planner
Michael Iatropoulos Gloria Scalisi, Planning & Zoning Clerk
Anthony Caridi (Arrived at 7:40 pm)
Tom Campbell

ABSENT

Jonathan DeGraw, Member
Martin Spence, Village Engineer

Member Iatropoulos made a motion to approve the minutes of September 8, 2009, seconded
by Member Campbell. Upon vote, the motion carried unanimously.

Rio Vista of Montebello
Amended Final Site Plan/ Subdivision Approval
Planting Plan

Application of Rio Vista of Montebello, 51 Crocker Mansion Drive, Mahwah,
New Jersey for an amendment of Site Plan/ Subdivision Plan and Planting Plan
entitled Rio Vista Montebello, Inc., consisting of 17.467 +/- acres located on
the northerly side of Montebello Road approximately 50 feet north of Hemion
Road in the Village of Montebello, which is known and designated on the
Ramapo Tax Map as Section 48.18, Block 3, Lots 1-20 in a LO-C (EP) Zone.

Owners Larry Turco and Tom LiPuma were in attendance.

Chairman Rubin stated that Rio Vista is before the Planning Board to amend their Final Site
Plan/Subdivision Approval to allow one owner to be 45 years or older. Rio Vista had a public
hearing before the Village Board to address the change in the minimum age requirement of
the owners. Resolution No. 09-092 was passed by the Village Board to allow the change. Rio
Vista also submitted a Planting Plan as a requirement of the Resolution. Chairman Rubin
briefly mentioned Martin Spence’s letter dated October 6, 2009, (copy attached).Chairman
Rubin commented that this Plan has been looked over in depth at the Village Board.
Chairman Rubin asked the Board if there were any questions on this application.
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Member Campbell questioned the Planting Plan he was hoping to see evergreens or pines on
the western side of the property. Mr. Turco stated the map shows that there are trees on the
western side. After a brief discussion and a look at the map it was noted that the area Member
Campbell was concerned with is not Rio Vista’s property.

Chairman Rubin read the Resolution into the record:

Resolution PB- 08 of 2009
Granting Approval of an Additional Tree Planting Plan entitled

“Rio Vista Montebello, Inc.”

WHEREAS, an application for approval of an Additional Tree Planting Plan entitled
“Rio Vista Montebello, Inc.,” consisting of 1 sheets, dated October 2, 2009, has been
presented by Rio Vista Montebello, Inc.; and

WHEREAS, this Board has previously issued a negative declaration with respect to
this project pursuant to the New York State Environmental Quality Review Act; and

WHEREAS, the Additional Tree Planting Plan has been submitted to this Board for
review pursuant to and in conformance with certain conditions imposed by the Village Board
in Resolution No. 09-092, approving  Local Law No. 3 of 2009; and

WHEREAS, because of the need to review this Plan while the planting season is still
available, and because this Plan represents additional plantings for an already approved site
plan, this Board hereby waives the need for a public hearing on this application.

NOW, THEREFORE, be it

RESOLVED, that the Additional Tree Planting Plan presented by Rio Vista
Montebello, Inc., entitled “Rio Vista Montebello, Inc.,” dated October 2, 2009, consisting of 1
sheets, affecting premises known as Section 48.18, Block 3, Lots 1-20 and 22 on the Tax Map
of the Town of Ramapo, be and hereby is approved, subject to the following conditions:

1.  Applicant shall comply with the recommendations contained in the memorandum
of the Village Engineer dated October 6, 2009.

2.  Applicant shall comply with all other requirements of Resolution 09-092 of the
Village Board.

3.  All other site plan requirements set forth in the site plan regulations of the Village
of Montebello, and all conditions of the Final Site Plan Approval granted to this property.

MOTION: Al Rubin, Chairman

SECOND: Tom Campbell, Member
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Upon vote, the Resolution carried unanimously.

Ira Emanuel, Assistant Village Attorney, read the Resolution into the record:

Resolution PB-09 of 2009
Amending Notes on the Approved Site Plan entitled

“Rio Vista Montebello, Inc.”

WHEREAS, this Board has previously approved a site plan entitled "Rio Vista
Montebello, Inc.", which site plan provided for the construction of twenty (20) age-restricted
residences pursuant to the provisions of section 195-62.C of the Village Code; and

WHEREAS, the developer of said project petitioned the Village Board to amend said
section 195-62.C to lower the age of the second occupant of each residence to be 45 years or
older; and

WHEREAS, the Village Board, in Resolution No. 09-092, approving  Local Law No.
3 of 2009, which effected said change, required that the approved site plan be modified to
reflect the provisions of said local law; and

WHEREAS, because said local law was the subject of a public hearing before the
Village Board, this Board hereby waives the need for a public hearing on this application.

NOW, THEREFORE, be it

RESOLVED, that the approved final site plan entitled “Rio Vista Montebello, Inc.,”
affecting premises known as Section 48.18, Block 3, Lots 1-20 and 22 on the Tax Map of the
Town of Ramapo, be and hereby is amended by conforming the recitation of section 195-62.C
of the Village Code set forth thereon with said section as amended by Local Law No. 3 of
2009, and in no other manner whatsoever, subject to applicant's compliance with all other
conditions set forth in Resolution 09-092 of the Village Board.

MOTION: Michael Iatropoulos, Member

SECOND: Al Rubin, Chairman

Upon vote, the Resolution carried unanimously.

Brief discussion on Section, Lot and Block numbers of Rio Vista of Montebello.
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Resolution PB-10 of 2009
Amending Notes on an Approved Final Subdivision Plat entitled

“Rio Vista Montebello, Inc.”

WHEREAS, this Board has previously approved a final subdivision plat entitled "Rio
Vista Montebello, Inc.", which plat provided for the construction of twenty (20) age-restricted
residences pursuant to the provisions of section 195-62.C of the Village Code; and

WHEREAS, the developer of said project petitioned the Village Board to amend said
section 195-62.C to lower the age of the second occupant of each residence to be 45 years or
older; and

WHEREAS, the Village Board, in Resolution No. 09-092, approving  Local Law No.
3 of 2009, which effected said change, required that the approved site plan be modified to
reflect the provisions of said local law; and

WHEREAS, because said local law was the subject of a public hearing before the
Village Board, this Board hereby waives the need for a public hearing on this application.

NOW, THEREFORE, be it

RESOLVED, that the approved final subdivision plat entitled “Rio Vista Montebello,
Inc.,” affecting premises known as Section 48.18, Block 3, Lot 1-20 and 22 on the Tax Map
of the Town of Ramapo, be and hereby is amended by conforming the recitation of section
195-62.C of the Village Code set forth thereon with said section as amended by Local Law
No. 3 of 2009, and in no other manner whatsoever, subject to applicant's compliance with all
other conditions set forth in Resolution 09-092 of the Village Board.

MOTION: Tom Campbell, Member

SECOND: Michael Iatropoulos, Member

Upon vote, the Resolution carried unanimously.

Chairman Rubin welcomes Rio Vista of Montebello at future Planning Board meetings.

Bob Geneslaw, Village Planner, would like the Board to consider hiring William Pfaff to look
at the proposed changes in Rio Vista’s garage doors. Chairman Rubin replied that William
Pfaff should review the proposed changes to the garage doors and provide his analysis to the
Planning Board and the Historical Preservation Commission.

The Board briefly discussed the Highview project in the Town of Ramapo. Mr. Geneslaw will
investigate the status of the project.
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Review and Respond to Recommended Revisions to the Comprehensive Plan.

Chairman Rubin asked Member Campbell to explain how the Comprehensive Plan
Commission arrived at their objectives and recommendations.

Member Campbell explained the key recommendations of the Comprehensive Plan. Member
Campbell stated that there were not a whole lot of changes made to the 2003 Comprehensive
Plan. The first point Member Campbell discussed was the Village Center Plan (2). The
Village Center Plan in 2003 has never really taken hold. Member Campbell is not sure why, a
possibility is that the plan was too detailed. The 2003 Plan had many studies that were used
that the current Commission still referenced.  The Village Center will now be called the
“Route 59 Development District”. Member Campbell stated that there are two pieces of
property that may be developed as part of the Route 59 Development District.  Member
Campbell stated that the Commission thought the best way to handle the potential
development of those two properties was that it would depend on the Plan submitted. If a
developer has a specific concept that they want to develop for those properties they will then
present it to our Village Board. The Village Board will evaluate it and if the Village Board
believes it has some merit then it will be sent to the Planning Board. Member Campbell
admitted that it is an unusual way to do zoning.

Chairman Rubin asked how we can avoid the conflict of spot zoning. Mr. Emanuel answered
by saying just because you are working with a single parcel or small group of parcels doesn’t
necessarily mean it is spot zoning. The key with spot zoning is whether or not the change in
zoning benefits the community at large rather than simply benefiting the property owner.

Chairman Rubin thought there is a potential usage of the Route 59 Development District by
Good Samaritan Hospital. It has potential for outsourcing some of the services that the
hospital provides. Chairman Rubin would encourage conversations between the Hospital and
the Village of Montebello.  Member Campbell replied that he believes that is the role of the
Economic Development Commission and most of the concepts in the plan will overlap the
Economic Development Commission.

Member Campbell recommends the Village be more pro-active in our search in bringing
potential development to the Village. Member Iatropoulos would like to know the vehicle
used to research potential development in the Village. Member Campbell responded that the
answer is actually key point number three in the new Comprehensive Plan.

Member Campbell discussed key point number two where the Commission recommends
protecting the open spaces in the Village, because once something goes in it can not be taken
away. Member Iatropoulos believes, in respect to the environmental considerations, in
today=s climate that financial and economic situations call for accelerated development the
Boards should not bypass the due processes of what needs to be done. Chairman Rubin stated
that we need to be careful that one area of the government does not set rules and guidelines
for another area of government that should be separate and apart. Member Campbell stated
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that the 2003 Plan discussed Conservation Areas but the Village has also many Conservation
Easements. Unfortunately the two terms get confused all the time. Member Campbell stated
that within the past five years a new terminology has been developed quite possibly at the
national level. It is now called the Environmental Protection Overlay District (EPOD). It is
effectively the same concept as the Conservation Areas. Member Campbell stated that the
Plan recommends taking a fresh look at the Conservation Areas which are now renamed
EPODs. The Plan also established suggestions for the Greenprint of the Village. The
Greenprint will not just include waterways it will also contain the large undeveloped land in
the Village. Although certain parts may be part of the Greenprint it may not be an EPOD.

Member Campbell stated that point number two would not be replacing current conservation
law it would be in addition to.

Mr. Emanuel added that the concept of the Greenprint Area is not that those areas have to be
conserved subject to a Conservation Easement. It is that these areas are open and are subject
to further scrutiny in terms of their environmental impact to the Village.

Member Burke asked if there would be a map with the EPODs. Member Campbell stated that
the concepts are part of the Comprehensive Plan; the actual lines are still waiting to be drawn.
Mr. Geneslaw stated that each individual property needs to be evaluated because of the impact
to the homeowners or property owners.

Mr. Emanuel brought up the last sentence in key point number twoBCritical Environmental
Area (CEA) pursuant to SEQRA.  It means that any development in the CEA is automatically
a type 1 action under SEQRA. Mr. Emanuel stated that there are already some CEA=s in the
County, the entire Village of Piermont is a CEA. Mr. Geneslaw also stated that the Village of
South Nyack is a CEA. Those areas contain wetlands, Hudson River shoreline, steep slopes,
rivers and hills.

Member Iatropoulos asked if there are any CEAs in the Village of Montebello. Mr. Emanuel
replied that we do not have any CEAs in the Village of Montebello but the Plan recommends
that we look at certain areas and designate those that meet the criteria. The criteria are set
forth in the SEQRA rules.

Member Campbell stated the CEA, which is the most restrictive, has more quantifiable
requirements.

Member Caridi asked if these classifications can change the current zoning classifications.
Member Campbell replied that it would not change the current zoning. Mr. Geneslaw stated
that the CEA and EPOD may reduce the density that can be developed but it will not change
the Zone.

Member Campbell stated that the Village does not have a whole lot of undeveloped property
to be developed. Member Campbell discussed key point number three which talks about a
number of actions the Village should take to support appropriate economic development
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including the use of a business liaison and seeking the expansion of the NY State Empire
Zone to include more of Montebello. Let us search out companies that the Village wants to be
in Montebello.

Chairman Rubin has a concern that in the pursuit of an appropriate company or plan, the
development concept would be a prepackaged concept. Member Campbell agreed that he
didn’t feel comfortable with the shovel ready concept. Chairman Rubin stated that we need to
be very careful about what (or who) we pursue. Member Campbell stated that the committee
was more interested in the marketing efforts of the Village.

Chairman Rubin discussed the possible acquisition of the Archdiocese property by the
Ramapo Central School District for the future development of schools and future recreational
facilities. This could enable additional parking for their already existing recreational facilities
and give them another access and therefore reduce traffic on Montebello Road. Chairman
Rubin believes it would be an ideal acquisition for the school district. Member Campbell
stated that particular idea was not even considered but a good one to consider. That concept
falls into the Economic Development Commission.

Member Campbell stated that the concept behind key point number three is that there is
limited space left in the Village to develop so therefore let’s bring in good community
members, by using the resources and backgrounds of qualified volunteer residents. Chairman
Rubin stated that there is a tax situation that drives the equation.

Member Campbell discussed certain loopholes in our Bulk Table. Chairman Rubin agrees that
there are definite loopholes in the Bulk Table. Chairman Rubin stated that he sent an email
today to the Village Engineer, Martin Spence, to clarify the measurement of building height.
Chairman Rubin stated that he did not see that in the Comprehensive Plan. Member Campbell
stated that it is referenced in the Comprehensive Plan because the glossaries (definitions) are
being updated. Chairman Rubin stated that the definition of height should not be an average
of the roof-lines.  Chairman Rubin questioned whether color will be addressed. Will there be
any input from the Village on what colors can be used? Member Campbell replied that it
would be very difficult to regulate colors, there would have to be an Architectural Review
Board and or standards that were community wide across the whole Village. A Home Owners
Association can certainly regulate colors.  Member Campbell stated that it would be very
difficult for the Village to have a color scheme but what it can do is when new developments
come before the Boards they need to show standards colors to be approved. It can not be done
retroactively.  Mr. Emanuel stated that he is not sure it can be done; the Village needs to have
a basis for choosing colors it can not be done on a whim. For an example if the Village had a
Vista that needed to be protected then it could possible be done.

Member Campbell discussed height and setbacks in terms of loopholes or weak definitions
and stated that there is no way we can foresee every definition but recommends the definitions
that in the past have been mis-communicated and identified that the Village Trustees have
them reviewed by an appropriate party. A possibility would be the Village Planner working
with the Building Inspector to go through our glossary of terminologies looking for loopholes.



8

Another possibility would be to ask the Planning Board to do a special review or workshops
to come up with explanations. Mr. Emanuel stated that he has been speaking with the
Building Inspector at least once a week and the Building Inspector has been compiling a list
of items in the Zoning Code that need Abuffing up@.

Chairman Rubin hypothesized he would like to paint his house in zebra stripes of purple and
green and he wants to know what the Village can do about it at this moment. Mr. Emanuel
and Mr. Geneslaw both stated that the Village could do nothing about that. Mr. Emanuel
stated that you can not impose your vision of taste upon someone else as a government. You
need standards, boards, and appeal processes in place.  Mr. Geneslaw stated that another
possibility would be to come up with a range of colors acceptable or go before the Village
Board for approval if it’s not on the approved list. Chairman Rubin would prefer that concept
to having the ARB reviewing every single plan to paint or complete a housing development.
Mr. Geneslaw stated that there are a lot of historical homes or buildings that the Village can
insist that when they get re-painted they get painted in the original colors.

Member Campbell would like the Historical Commission to have more power in how the
Village defines certain areas as historical and where they are in the Village. Chairman Rubin
would like it stated in the Plan that this Village by and large prefers not to have sidewalks.
Mr. Geneslaw stated that it could be a safety or liability issue on certain County roads.
Chairman Rubin prefers no sidewalk be built unless it is interconnecting. The Village should
maintain its country feel.

Chairman Rubin questioned the law that the Building Inspector is unable to go on to a
person’s property to view if they illegally removed trees. Mr. Emanuel stated that the Village
has a right to go to court and obtain a search warrant and the Village can observe from public
property or property that they were given permission to view from. Mr. Emanuel stated that
recently there were updates to the tree law and in particular the licensing of tree removal
contractors. The incidences of improper tree removal have significantly decreased.

Member Campbell would like the Planning Board to know that the overall theme or goals of
the Commission was Conservation. Member Campbell stated that the Village needs to work
on our building codes, look at the way we work on Planning and how we give approvals
within our zoning. Member Campbell stated that the Commission didn’t want to become
oppressive where no one wants to build in our Village. The Village of Montebello is the first
Green City in Rockland County and it would attract a certain type of business or resident to
our Village.

Member Iatropoulos wanted to know if we had a list of various expertises within our
residents. Member Campbell did not believe the Village has such a list. Member Iatropoulos
believes the residents are a good source of information to be tapped in the form of a workshop
to see what interests they may have. Member Campbell reiterated that it is one of the points of
the Plan to be pro-active. The Village could possibly use the newsletter to request volunteers
in certain level of expertise.
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Brief discussion of Novartis Pharmaceuticals property.

Member Campbell discussed how the Commission used the surrounding towns and villages to
gather information on what was before their Boards. What the Commission realized is that we
are our own Village of which we have unique characteristics. What happens in our Village
does affect our surrounding neighbors and we are at times in a position where our decisions
can benefit our neighbors. Member Campbell stated that the Plan wasn=t just about what we
can do in our own Village, it was how our Plan can also be appealing to the surrounding
Villages and Towns. Member Iatropoulos stated that the “Due Process” should be respected
by the surrounding communities.

Brief discussion of the Property owned by Rockland Community College adjacent to the
Village and the possible Exit 14X on the New York State Thruway.

Chairman Rubin would like the Professionals to write the memo to the Village Board. One
comment would be the Greenprint for the Village and how the adjacent communities affect
the Greenprint and vice versa. Mr. Geneslaw brought up the extension into Harriman State
Park and Kakiat Park.

Member Campbell spoke about key point number seven the Montebello Trail concept. The
concept was to have a walking biking path in the Village. If it could be done it has to be done
on Public Land and then turn the rest over to the Parks Commission to be reevaluated and
redesigned. Mr. Geneslaw commented on the walkway to the library possibly being done
when a developer comes along.

Member Burke questioned the utilities being put underground. Member Campbell stated that
it is discussed in the details.

Chairman Rubin would like the memo to include the “how to” and specifics. The Planning
Board would like to know the specifics of how the Village will identify the FAR or metes and
bounds. The specifics on the height of a building.

Member Burke has a concern on the size of the map in the Plan it is difficult to read. Member
Campbell questioned Mr. Geneslaw on whether they can have a full size map at Village Hall.
Mr. Geneslaw agreed.

Member Campbell brought up one last point that the Village consider a new zone for
Montebello Pines called Montebello Pines Zone.

Chairman Rubin questioned the Board on any thoughts that are not in the Plan. Chairman
Rubin stated that he applauds the efforts of Member Campbell and Member Burke on their
hard work on the Comprehensive Plan Commission.

Member Iatropoulos made a motion to adjourn the meeting, seconded by Member Caridi.
Upon vote, the motion carried unanimously. The meeting adjourned at 9:20 p.m.
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