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The Planning Board of the Village of Montebello held a meeting on Tuesday, September 8, 2009 at the
Montebello Community Center, 350 Haverstraw Road, Montebello, New York. Chairman Rubin called the
meeting to order at 7:20 p.m. and led everyone in the Pledge of Allegiance.

PRESENT OTHERS

Al Rubin, Chairman Ira Emanuel, Assistant Village Attorney
Anthony Caridi (Arrived 8:35 pm)
Tom Campbell Robert Geneslaw, Village Planner
Michael Iatropoulos Martin K. Spence, Village Engineer
Jonathan DeGraw Gloria Scalisi, Planning & Zoning Clerk

ABSENT

Jane Burke, Member

Member Iatropoulos made a motion to approve the minutes of July 14, 2009, seconded by Member Campbell.
Upon vote, the motion carried unanimously.

Emerald Pines – Public Hearing – Continued
Final Subdivision
Wetlands Permit

Application of Rockland Estates Homes, LLC, 301 North Main Street, New City, New York
10956 for approval of a Final Subdivision Plat and Wetlands Permit entitled Emerald Pines
consisting of 4 lots from 10.127 +/- acres located on the North side of Viola Road
approximately 600 +/- feet West of Spook Rock Road in the Village of Montebello, which is
known and designated on the Ramapo Tax Map as Section 49.05 Block 1, Lot 17 in a RR-50
Zone.

The Applicant has submitted a request for an adjournment until the November 10th Planning Board meeting.
Chairman Rubin made a motion to adjourn the Public Hearing for Final Subdivision and Wetlands Permit
Approval of Emerald Pines, as per the Applicant’s request, until the November meeting of the Planning Board
on November 10, 2009, seconded by Member Iatropoulos. Upon vote, the motion carried unanimously.

Dress Barn – Public Hearing
Amended Site Plan Approval

Application of Dress Barn, 30 Dunnigan Drive, Montebello, New York 10901, for an Amended
Site Plan Approval for the installation, maintenance and use of an underground propane storage
tank. The subject property is located on the East side of Dunnigan Drive 200 feet North of
Lackawanna Trail in the Village of Montebello, which is known and designated on the Ramapo
Tax Map as Section 49.1, Block 1, Lot 3.1 in a PI Zone.

Jeffrey Ross, Applicant, briefly explained the application. The underground propane tank is to serve the needs
of the employee cafeteria. It will be more cost effective and more energy efficient than the current electric stove
that the cafeteria kitchen is currently using.

Robert Geneslaw, Village Planner, discussed the CDRC meeting that the applicant attended where two
suggestions were made. The CDRC suggested that the Applicant provide additional information regarding
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tampering and safety issues and also suggested that they confer with the Fire Inspector. Mr. Geneslaw stated
that the tank will be buried underground and that in itself is a safety feature.

Martin Spence, Village Engineer, stated that prior to the CDRC meeting on August 18, 2009 he sent the
Applicant a memo with comments (copy attached). Mr. Spence agreed that the current plan submitted satisfies
all the comments of the August 18th memo.

Member Campbell questioned what the tank will be surrounded by—bare earth, peat, gravel or something else
and if the tank is stable in its environment that it won’t shift, move or leak. What precautions will the Applicant
take to avoid any catastrophes? Mr. Spence replied that the plans do not have that level of detail. That level of
detail will be in the building permit application.

Chairman Rubin stated that the buried tank should meet all the requirements of county and state as well as all
environmental issues.

Member Iatropoulos replied that all the reviewing agencies stated that there is no need for permits from their
agencies.

Member Campbell questioned the Applicant about the purpose of the propane tank, is it solely for an employee
kitchen? Mr. Ross replied that the use is solely for an employee kitchen.

Chairman Rubin opened the Public Hearing.

Supervisor Christopher St. Lawrence, 48 Wesley Chapel Road, Wesley Hills, New York is in attendance to
speak for the residents of Lackawanna Trail. Mr. St. Lawrence stated as Town Supervisor he has worked very
hard to remove propane tanks from the Village of Suffern because of the danger that they can pose. Mr. St.
Lawrence would like to know why Dress Barn does not run gas lines like all other major corporations or even
homeowners do. Mr. St. Lawrence stated his concern for the residents in the event of an accident or a fire. Mr.
St. Lawrence is interested in obtaining further information and more input from the Fire Department.

Mr. Ross replied that a typical home heating tank carries 500 gallons and the one Dress Barn is proposing is
half the size. Dress Barn is planning on burying the tank solely for safety.

Chairman Rubin asked the Applicant to explain to the public where the exact location of tank will be.

Mr. Ross replied that the tank will be in the north-east corner of their property which is the furthest they can put
it from the residents of Lackawanna Trail. It is approximately 1000 feet from the residents of Lackawanna Trail.

Chairman Rubin stated that the Dress Barn building, green space and roadway would be between the residents
of Lackawanna Trail and a possible explosion or fire.

Chairman Rubin questioned how the building is currently heated. Mr. Ross responded that the offices have
electrical heating and the rear of the building has gas. Mr. Ross stated that running the gas lines are cost
prohibitive at this time.

Tom Lodini, 9 Lackawanna Trail, Suffern, New York 10901 is in attendance representing the Lackawanna
Homeowners Association and is very concerned with a 250 gallon propane tank.  Mr. Lodini stated that he had
personally witnessed the explosion of a propane delivery truck in New Rochelle, New York. Mr. Lodini would
also like to know the amount of poundage in the tank. Mr. Lodini handed the Clerk a petition (copy attached)
with sixty names of residents opposed to the application.
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Chairman Rubin agrees that safety needs to be incorporated into the plan.

Jeffrey Zeller, 468 Hopi Court, Suffern, New York wanted to know why he received a certified mail notification
on the Dress Barn application since he lives far from the sight. Mr. Zeller questioned the cost difference
between the propane gas and natural gas from Orange and Rockland and how often a 250 gallon tank would
need to be refilled.

Larry Palant, 19 Cragmere Road, Suffern, New York agrees with Supervisor St. Lawrence in that Dress Barn
should provide additional safety information. Mr. Palant feels that there is no reason why Dress Barn cannot
continue to use an electric stove rather than bringing hazardous material into the Village.

Chairman Rubin asked the Applicant what energy resource for the cooking they have been using in the kitchen
in the past years of operation. Mr. Ross replied that Dress Barn has been in the Village the last fourteen years
and they have been using an electrical stove for cooking.

Chairman Rubin questioned the level of difficulty in piping the building for gas use. Mr. Ross replied that they
would need at least 1000 square feet of piping.

Member Campbell would like the Applicant to provide information on how far the gas would spread in an
accident or explosion and what measures Dress Barn will take in that case.

Member Iatropoulos stated that the Fire Department has not responded to the Application and would like to
know if there are any specific safety concerns with the size of the tank. Mr. Spence replied that the Building
Inspector did comment on the Application and requested Bollards to be installed.

Member DeGraw would like the Applicant to provide information on the installation of the propane tank.

Mr. Geneslaw, Village Planner, suggested that Dress Barn attend the next CDRC meeting along with the Fire
Inspector and Fire Chief.

Mr. Spence would like the Applicant to provide cost estimates for running a gas line versus installing the
propane tank.

Member Caridi made a motion to continue the Public Hearing on the Application of Dress Barn for an
Amended Site Plan Approval, until the next scheduled meeting of the Planning Board on October 13, 2009,
seconded by Member Iatropoulos. Upon vote, the motion carried unanimously.

Wehman-Bambace – Public Hearing
Preliminary and Final Subdivision Approval
Lot Line Change

Application of Gina Wehman, 3 Lake Road, Montebello, New York 10901 and Christine
Macnaughton, 1 Lake Road, Montebello, New York 10901, for a Preliminary and Final
Approval of a Lot Line Change Subdivision. The subject property is located on the East side of
Orchard Street at the intersection with the North side of Lake Road in the Village of Montebello,
which is known and designated on the Ramapo Tax Map as Section 48.17, Block 1, Lots 25 &
26 in a R25 Zone.

Gina Wehman, the Applicant, James Licata, the Applicant’s Attorney, and John Atzl, the Applicant’s Engineer,
are in attendance.
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Mr. Licata briefly explains the Application for a Lot Line Change. The Bambace house was recently sold to
Christine MacNaughton and as part of the transaction Ms. MacNaughton agreed that the driveway and garage
would become part of the Wehman property by lot line change. The lot is non-conforming, by moving the lot
line to the left the lot becomes less non-conforming. There is no construction and the driveway and garage will
remain the same.

Mr. Geneslaw stated that there were no comments at the CDRC.

Mr. Spence briefly explained his memo from September 7, 2009 (copy attached).

Mr. Licata agreed with the recommendations of the Village Engineer to put in plantings on each side of the
driveway.

Mr. Spence questioned the specifics of the plantings. Mr. Atzl responded that they haven’t thought that far in
advance but are looking for a deer resistant arborvitae type of hedge.

Chairman Rubin requested that the Applicant work with the Village Engineer on the planting specifics. Mr. Atzl
responded that they will work with the Village Engineer as well as the Building Inspector.

Member Campbell questioned the Applicant on the necessity of variances for the garage. Mr. Atzl responded
that the Applicant has been to the Zoning Board and received all necessary variances.

Chairman Rubin opened the Public Hearing.

William Smith, 1 Lake Road, Montebello, New York, the husband of Christine MacNaughton one of the
Applicants, is opposed to not having access to the driveway from Lake Road. Mr. Smith also noted that the
school bus would only pick up the children on Lake Road. Mr. Smith also commented on there not being any
reviews from the Fire Department. Mr. Smith is asking for access to his home on Lake Road. Mr. Smith does
not own the house his wife Christine MacNaughton owns the house. Mr. Smith stated that he can legally oppose
this Application.

Mr. Licata responded that Mr. Smith is “disingenuous” to say that he doesn’t own the house his wife does and
all the issues Mr. Smith raised were raised before the house was purchased. Mr. Licata stated that Mr. Smith
asked for an easement prior to purchasing the house but it was refused. Mr. Smith had a choice to either
purchase the house or not. Mr. Licata also stated that there is no need for a Fire Department review for a Lot
Line change; the Applicant is not doing any construction. Mr. Licata stated that Mr. Smith may be having
buyers’ remorse; Mr. Smith indicated that he didn’t want to buy the house his wife did.

Mr. Smith responded to say that the Applicant’s house at 3 Lake Road was built after 1947 and was not built to
the proper codes and it is currently a two family house which he believes is illegal. Mr. Smith reiterated that he
is not before the Planning Board on behalf of his wife; he is solely speaking for himself.

Chairman Rubin commented that the Applicants have been before the Zoning Board of Appeals and received
the required variances. From the standpoint of planning requirements the Application does not harm Mr. Smith
or access to his house.

Brief discussion of map notes.

Member Iatropoulos made a motion to close the Public Hearing for Preliminary and Final Subdivision Approval
of a Lot Line Change of Wehman-Bambace, seconded by Member Campbell. Upon vote, the motion carried
unanimously.
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Chairman Rubin read the Resolution into the record:

RESOLUTION PB- 06 OF 2009
Granting Approval of a Subdivision Entitled

“Wehman-Bambace”

WHEREAS, an application has been made by Gina Wehman and Christine Macnaughton for final
approval of a subdivision plat entitled “Wehman-Bambace” dated February 10, 2009, last revised April 24,
2009,  affecting premises designated as Section  48.17, Block 1, Lot 25 and 26 on the Tax Map of the Town of
Ramapo; and

WHEREAS, the purpose of this subdivision is to move the lot line separating the two lots in order to
enlarge lot 26 and provide lot 26 with sole ownership of a driveway currently shared by the two lots; and

WHEREAS, pursuant to the New York State Environmental Quality Review Act, a negative declaration
was issued by this Board on September 8, 2009; and

WHEREAS, necessary variances were granted for tax lot 48.17-1-26 by the Zoning Board of Appeals at
that Board's meeting of April 29, 2009; and

WHEREAS, on August 6, 2009, the Rockland County Planning Department recommended
modifications the proposed final plat; and

WHEREAS, a public hearing was held on September 8, 2009; and

NOW, THEREFORE, be it

RESOLVED, that since no new lots are to be created by the proposed subdivision, this Board waives the
requirement for preliminary approval; and be it further

RESOLVED, that the plat entitled “Wehman-Bambace” dated February 10, 2009, last revised April 24,
2009,  affecting premises designated as Section 48.17, Block 1, Lot 25 and 26 on the Tax Map of the Town of
Ramapo, be and hereby is approved, and the Chairman is hereby authorized to sign same and to permit same to
be filed in the office of the Rockland County Clerk, upon payment of any and all outstanding fees to the Village
of Montebello, subject to the following:

1.  Rockland County Planning Department conditions as stated in its memorandum dated August 6, 
     2009.

2.   All conditions of the variances granted by the Zoning Board of Appeals.

3.  Applicants shall install plantings in the area where macadam is shown on the plat to be removed, per 
     the Building Inspector's memorandum dated August 18, 2009.

4.   As there is no new construction proposed, nor is a new lot being created, this subdivision will not 
      affect the park and recreation needs of the Village, and therefore no contribution of land, or money 
      in lieu of land, for park and recreation purposes is required.

5.  Signature of the Chairman of the Rockland County Drainage Agency pursuant to the requirements of 
     section 13-A of the Rockland County Stream Control Act (L. 1975, Ch. 846, as amended).
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MOTION: Michael Iatropoulos, Member

SECOND: Tom Campbell, Member

Upon vote, the Resolution carried unanimously.

Congregation Shaarey Israel – Public Hearing
Preliminary Subdivision Approval
Lot Line Change

Application of Congregation Shaarey Israel, 18 Montebello Road, Montebello, New York 10901
for a Preliminary Subdivision Approval of a Lot Line Change. The subject property is located on
the West side of Montebello Road 1000 feet North of Airmont Road in the Village of
Montebello, which is known and designated on the Ramapo Tax Map as Section 55.07, Block 1,
Lot 1 and Section 48.19, Block 1, Lots 48 & 49 in a RR-50 Zone.

Barry Haberman, Attorney for the Applicant, and Stuart Strow, Engineer for the Applicant, are in attendance.

Mr. Haberman stated that Applicant submitted a plan to eliminate lot lines as a condition of record. Chairman
Rubin questioned the quantity of lots that make up the Congregation Shaarey Israel property. Mr. Haberman
answered that there are three lots.

Mr. Geneslaw, Village Planner, stated that there were no comments at the CDRC regarding this application. Mr.
Geneslaw briefly discussed a memo from the Rockland County Planning Department, dated September 1, 2009
(copy attached).

Chairman Rubin opened the Public Hearing.

Liam McGuirk, 22 Montebello Road, Montebello New York is in attendance for clarity of the Application and
would like to know the sequence of the Application. Does the playground get installed and then the
Congregation applies for an Application?

Chairman Rubin responded that the Applicant all along has owned all three lots. The Planning Board has all
along been asking for the removal of lot lines as per record-keeping. The removal does not change or have an
impact to the Village.

Mr. McGuirk asked what impact this application will have. Chairman Rubin stated that it will have no impact it
is only a technical term and helps with clarification.

Member Iatropoulos made a motion to close the Public Hearing for Preliminary Subdivision Approval of a Lot
Line Change of Congregation Shaarey Israel, seconded by Member Caridi. Upon vote, the motion carried
unanimously.

Member Campbell read the Resolution into the record:

RESOLUTION PB- 07 OF 2009
Granting Approval of a Subdivision Entitled

“Monsey Jewish Center”

WHEREAS, an application has been made by Congregation Shaarey Israel for final approval of a
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subdivision plat entitled “Monsey Jewish Center” dated July 7, 2009, affecting premises designated as Section
55.07, Block 1, Lot 1, and Section 48.19, Block 1, Lots 48 and 49 on the Tax Map of the Town of Ramapo; and

WHEREAS, the purpose of this subdivision is to remove the lot lines separating the three constituent
lots and to create a single lot; and

WHEREAS, this Board has previously granted site plan and amended site plan approvals based upon the
single merged lot; and

WHEREAS, the negative declaration previously granted by this Board to this project anticipated the
merger of the three lots into one; and

WHEREAS, on September 1, 2009, the Rockland County Planning Department recommended
modifications to the proposed final plat; and

WHEREAS, a public hearing was held on September 8, 2009; and

NOW, THEREFORE, be it

RESOLVED, that the plat entitled “Monsey Jewish Center” dated July 7, 2009,  affecting premises
designated as Section 55.07, Block 1, Lot 1 and Section 48.19, Block 1, Lots 48 and 49  on the Tax Map of the
Town of Ramapo, be and hereby is approved, and the Chairman is hereby authorized to sign same and to permit
same to be filed in the office of the Rockland County Clerk, upon payment of any and all outstanding fees to the
Village of Montebello, subject to the following:

1.  Rockland County Planning Department conditions as stated in its memorandum dated   September 1,
2009.

2.   As no new lots are being created, this subdivision will not adversely affect the park and recreation
needs of the Village, and therefore no contribution of land, or money in lieu of land, for park and recreation
purposes is required.

3.  Signature of the Chairman of the Rockland County Drainage Agency pursuant to the requirements of
section 13-A of the Rockland County Stream Control Act (L. 1975, Ch. 846, as amended).

4.   Confirm that Montebello Road widening has been offered for dedication to the Village; the Board
overrides Rockland County Planning Department conditions regarding Rockland County Highway Department
letter of August 27, 2009, note 2, on the basis that Village policy for a number of years has been for dedication
along county roads to be offered to the Village.

MOTION: Al Rubin, Chairman

SECOND: Michael Iatropoulos, Member

Upon vote, the Resolution carried unanimously.

New Business

Chairman Rubin clarified the Village Boards proposal of a new local law to amend Section 196-62.C.(2) of the
Village Code to allow the age restriction language for the Rio Vista of Montebello development to be modified.
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Only one owner or occupant is to be 55 years or older while the minimum age for the other occupant is set at 45
years of age or older. All other conditions, requirements and restrictions have not changed.

Brief discussion on the legalities of age restrictions.

Member Campbell is in favor of the proposal and feels that it will increase the value of the homes. Chairman
Rubin agrees with Member Campbell.

Chairman Rubin took a vote to recommend the proposal of a new local law to amend Section 196-62.C.(2) of
the Village Code to allow the age restriction language for the Rio Vista of Montebello development to be
modified. Upon vote, the recommendation carried unanimously.

Brief discussion on Calmart Construction starting work on the Dams.

Chairman Rubin questioned the details of the fence heights on the Rice Privacy Fence application that was
before the CDRC.

Brief discussion on the Comprehensive Plan due to the Village Board on September 16, 2009

Member Iatropoulos made a motion to adjourn the meeting, seconded by Member Caridi. Upon vote, the
motion carried unanimously. The meeting adjourned at 9:50 p.m.
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August 18, 2009

Dennis Rocks PE Via Fax 845 354 4401
Leonard Jackson Associates
26 Firemans Memorial Drive
Pomona, NY  10970

Re: Dress Barn, 30 Dunnigan Drive  Tax Lot 55.06-1-3.1, Village of Montebello

Dear Mr. Rocks,

This office serves as Village Engineer for the Village of Montebello.

We are in receipt of the following for the above referenced project:
• Dunnigan Realty, Amended Site Plan, Dress Barn Underground Storage Tank, Drawing No. 1, prepared by

LJA, dated 7/16/09
• Dress Barn Narrative Summary prepared by LJA, dated July 16, 2009

The project consists of installation of an underground storage propane tank to provide service to the existing
cafeteria located at the NE building corner.

At this time, in order to provide you comments prior to the CDRC meeting, we have performed a cursory
review.  The submittal should include as a minimum the following, however more detailed information may be
requested during the CDRC/review process.  Due to the scope of the work, the applicant may want to request
waivers for many of the Site Development Plan requirements listed in Chapter 146.  However, the submittal
should either provide or request a waiver for the information for completeness.    The following information
should be provided, as a minimum:

1. Area map
2. Metes and Bounds of the property
3. Inset with detail, including size and dimension of tank
4. Label Hemion Road for orientation
5. Survey reference
6. Graphic scale
7. Zoning Bulk Table as applicable
8. Notes including Owner and Tax Lot information

Additionally, please be prepared to discuss access for maintenance/ service and any protective fencing/bollards
that may be required/recommended

Very truly yours,

Martin K. Spence, PE

c. Ira Emanuel, Esq, Planning Board Attorney Via Email
Robert Geneslaw, AICP Planning Board Planner Via Email
Gloria Scalisi, Planning Board Secretary Via Email
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To: Village of Montebello Planning Board

From: Martin K. Spence, PE  Village Engineer

Date: September 7, 2009
Re: Wehman – Bambace Subdivision (Lot Line Change)

Lot Line Change   Tax Lots 48.13-1-25 and 48.13-1-26
Lake Road and Orchard Street

                                                                                                                                                                         
We have received and reviewed the following:

• Plan titled “Lot Line Change” prepared by Atzl, Scatassa and Zigler, PC, Drawing No. 1 last revised 4/24/09.

The applicant is proposing to relocate the existing common lot line between the two parcels from its current location to a
more southerly location.  No new lots are being created as part of the lot line (subdivision) change.  No construction of
buildings or improvements are shown at this time.

The properties currently share a common driveway and tax lot 48.13-1-26 currently has an easement for access and garage
use, which is proposed to be extinguished upon approval and filing.

The property is partially impacted by the 100 year floodplain and the lot areas have been reduced, accordingly.  By the
relocation of the lot line the applicant is identifying existing or new variances as part of this application, some which exist
with the current configuration.

The garage construction (stucco) is similar construction to Lot 25, dwelling, however is more closely located for use by
Lot 26.  Lot 25 does not have an attached garage, where Lot 26 has a single attached garage as well as current use via
easement of the detached garage.

The application proposes to remove a 2’ wide strip of asphalt from each side of the driveway.  On lot 26 (north lot) this
removal is reasonable as it maintains the alignment with the existing driveway to remain.  Only removing 2’ strip from lot
25 (south lot), provides and maintains the pavement within close proximity of the existing driveway.  This may be a
minimal deterrent to eliminate common use/access and provides minimal encouragement to maintain this area.

We make the following comments for the Boards consideration:
1. The macadam “patio” previously the partial driveway access should be removed a greater distance than the 2’

proposed south of the new lot line or a barrier (such as plantings) be supplemented in this area to discourage
continued use.

END OF REPORT

c. Atzl, Scatassa and Zigler, PC, Via Fax
Robert Geneslaw, Village Planner, Via Fax
Ira Emanuel, Assistant Village Attorney, Via Fax
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