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The Planning Board of the Village of Montebello held a meeting on Tuesday, February 
8, 2011 at the Montebello Community Center, 350 Haverstraw Road, Montebello, New 
York. Chairman Rubin called the meeting to order at 7:15 p.m. and led everyone in the 
Pledge of Allegiance. 
 
PRESENT      OTHERS  
 
Al Rubin, Chairman     Ira Emanuel, Assistant Village Attorney  
Michael Iatropoulos, Member   Robert Geneslaw, Village Planner 
Anthony Caridi, Member      Martin Spence, Village Engineer 
Thomas Ternquist, Member   Gloria Scalisi, Planning & Zoning Clerk 
Melanie Golden, Member     
 
ABSENT 
Jane Burke, Member 

 
Member Ternquist made a motion to approve the minutes of January 11, 2011, 
seconded by Member Iatropoulos. Upon vote, the motion carried unanimously. 
 
Empire Executive Inn, LLC (Crowne Plaza) 
Architectural Review 
Sign Permit ApprovalCCont. Public Hearing 

 
 

Application of Empire Executive Inn, LLC (Crowne Plaza Hotel) 3 Executive Blvd. 
Montebello , NY 10901, for Architectural Review of a revised building façade and porte 
cochere (covered entrance) resulting from the conversion of existing Holiday Inn Hotel to 
Crowne Plaza Hotel, and Sign Permit Approval relating to replacement monument and 
gateway signs. The subject property is located on the south side of Executive Blvd, 
approximately 1500 feet from the intersection of North Airmont Road in the Village of 
Montebello, which is known and designated on the Town of Ramapo Tax Map as Section 
55.07, Block 1 and Lot 5 in a LO Zone.  

 
 
The Applicant has submitted a request for an adjournment until the April 12, 2011 Planning Board 
meeting. Member Iatropoulos made a motion to adjourn the Public Hearing on the Application of 
Empire Executive Inn, LLC (Crowne Plaza) for Architectural Review; lighting and landscaping 
plan, as per the applicant=s request, until the April 12, 2011 meeting of the Planning Board, 
seconded by Member Ternquist. Upon vote, the motion carried unanimously.  
 
Valley National Bank 
Site Plan Re-Approval 
 

Application of Valley National Bank, 1720 Route 23, Wayne, New Jersey 
07470 for Re-Approval of a Site Plan entitled AValley National 
Bank-Montebello@, consisting of 1.56 acres located on the west side of 
Hemion Road approximately 500 feet north of Route 59 in the Village of 
Montebello, which is known and designated on the Ramapo Tax Map as 
Section 55.10, Block 1, Lot 5.2 in a PO (formerly VC) Zone.  

 
 

The Applicant=s attorney, Mr. John Costa, was in attendance along with the Applicant=s 
engineer, Mr. John Russo of Lanc & Tully Engineering and Surveying, P.C. 
 
Mr. Costa stated that Valley National Bank would like to re-instate their Site Plan 
approval. Mr. Costa explained that the economic downturn was the reason that they did 
not proceed with the Site Plan.  
 
Mr. Robert Geneslaw, Village Planner, read the CDRC minutes of January 25, 2011 
(copy attached). 



 
 2 

 
Mr. Geneslaw discussed his memo, dated February 7, 2011 (copy attached). 
 
Mr. Martin Spence. Village Engineer, discussed his memo, dated February 7, 2011 
(copy attached). 
 
Mr. Geneslaw clarified a memo from The Rockland County Department of Planning, 
dated February 8, 2011 (copy attached). Mr. Geneslaw stated that if the Planning 
Board does not want to accept any of the modifications, the Planning Board will need to 
override the modification with a majority plus one.  
Mr. Geneslaw along with the Planning Board reviewed modifications one through twelve 
individually.  The Planning Board voted to override items three, four, nine and ten. Upon 
vote, the items were overridden unanimously.  
 
It was established that the balance of the modifications, the Applicant had complied with.  

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

Resolution PB-03 of 2011 
Granting Re-Approval of a Final Site Plan entitled 

AValley National Bank - Montebello@ 
 

WHEREAS, an application for re-approval of a Final Site Plan entitled AValley 
National Bank - Montebello,@ consisting of 12 sheets, dated June 15, 2006, and last revised 
May 20, 2009, has been presented by Valley National Bank; and 
 

WHEREAS, on October 14, 2008, this Board, after reviewing the environmental 
impacts of the proposed project, issued a negative declaration pursuant to the New York 
State Environmental Quality Review Act; and 
 

WHEREAS, on October 14, 2008, after a duly noticed public hearing, this Board 
granted final approval to the proposed site plan, but the applicant did not obtain a building 
permit within the required eighteen months, whereupon the site plan approval expired; and 
 

WHEREAS, the applicant now seeks re-approval of the previously approved site 
plan; and 
 

WHEREAS, there are no substantive changes to the site plan from that which this 
Board had previously approved; and 
 

WHEREAS, because there are no substantive changes from the previously approved 
plan, and because there have been no significant changes to the area surrounding the 
subject property since the previous approval, this Board has waived the requirement for a 
public hearing on the application to re-approve the site plan; and 

WHEREAS, on February 8, 2011, the Rockland County Planning Department 
recommended modifications to the proposed site plan. 
 

NOW, THEREFORE, be it  
 

RESOLVED, that the Final Site Plan presented by Valley National Bank, entitled 
AValley National Bank - Montebello,@ dated June 15, 2006, last revised May 20, 2009, 
consisting of 12 sheets, affecting premises known as Section 55.10, Block 1, Lot 5.2 on the 
Tax Map of the Town of Ramapo, be and hereby is re-approved, subject to the following 
conditions: 
 

1.  Rockland County Planning Department conditions as stated in its memorandum 
dated February 8, 2011, provided, however, that this Board hereby overrides recommended 
modifications numbered 3, 4, 9 and 10. This is a re-approval of a previously approved site 
plan with no substantive changes. We override Item 3 because the New York State 
Department of Transportation lacks jurisdiction over the project and a referral will therefore 



 
 3 

have no benefit. We override Item 4 because the required referrals were made during the 
first review process, no substantive comments were received from adjoining municipalities at 
that time, and there have been no changes to the project or the surrounding area in the 
interim. We override Item 9 because the applicant needs to maintain the visibility of the ATM 
area and parking lot for security purposes. In addition, site distances from the entry drive 
could be compromised by the landscaping changes proposed by the Department. We 
override Item 10 because a reduction in lighting at the intersection of the entry and the 
county road will adversely affect traffic safety. As to items 6, 7, and 8, these items were 
completed during the initial review and were carried over to this re-approval. 
 

2.  The applicant shall comply with items 1, 3a, 3b, and 3c in the letter from the 
Village Planning Consultant, Robert Geneslaw Co., dated February 7, 2011, but not items 2 
and 3d. 
 

3.  The applicant shall comply with the memoranda from the Village Engineer, Martin 
Spence, and P.E., dated February 7, 2011, and November 28, 2008, respectively. 
 

4. All other site plan requirements set forth in the site plan regulations of the Village 
of Montebello, and all conditions of the Final Approval dated October 14, 2008, to the extent 
such conditions are still applicable. 
 
MOTION: Member Iatropoulos 
 
SECOND: Member Ternquist  
 
MEMBERS PRESENT:    YEA or NAY 
Al Rubin, Chairman      Yea 
Michael Iatropoulos, Member     Yea 
Anthony Caridi, Member      Yea 
Thomas Ternquist, Member     Yea 
Melanie Golden, Member     Yea 
 
MEMBER ABSENT: 
Jane Burke, Vice Chairman 
 
Upon vote, the Resolution carried unanimously. 
 
Wehman-BambaceCPublic Hearing 
First 90 Day Final Filing Extension  
 

Application of Gina Wehman, 3 Lake Road, Montebello, New York 10901 and 
Christine Macnaughton, 1 Lake Road, Montebello, New York 10901, for an 
Amended Lot Line Change. 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. The Applicants 
received Final Approval on the Amended Lot Line Subdivision on July 13, 
2010. The first 90 day extension will expire on April 9, 2011. 

 
At the request of the Applicant, Member Iatropoulos made a motion to approve a first 90 day 
final filing extension that will expire on April 9, 2010, seconded by Member Ternquist. Upon 
vote, the motion carried unanimously. 
 
Review and Comment on Planning Board to include a 20% surcharge on construction 
cost estimate for Site Plans in order to conform with subdivision regulations. 
 
Mr. Spence explained that the Subdivision Regulations have a 20% multiplication factor is 
applied to the cost estimate which is a standard in most municipalities. In reviewing 
Site-Development Plan Approval there is no provision for the 20% multiplication factor.  The 
20% provides for changes in inflation, minor errors as well as other changes.  
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Mr. Emanuel informed the Planning Board that in addition the goal was regularize the Site 
Plan rules and the Subdivision rules so that they would be effectively similar as applicable. 
 
Member Iatropoulos made a motion to recommend that the Village Board adopt the New 
Application Forms to the Planning Board, seconded by Member Ternquist. Upon vote, the 
motion carried unanimously. The Planning Board reviewed and discussed recommending 
the amendment of Sections 108-2(A), 146-5 and 163-15(B) of the Montebello Code to 
provide for consistent calculation of cost estimate security deposits. Enclosed is Planning 
Board Resolution PB-04 of 2011. 
 

RESOLUTION PB-04 OF 2011 
RECOMMENDING THE AMENDMENT OF SECTIONS 

108-2(A), 146-5, AND 163-15(B) OF THE MONTEBELLO CODE 
TO PROVIDE FOR CONSISTENT CALCULATION 
OF COST IMPROVEMENT SECURITY DEPOSITS 

 
WHEREAS, Chapter 163 of the Montebello Code is known as the Subdivision 

Regulations of the Village, and Chapter 146 of the Montebello Code is known as the Site 
Development Plans Regulations of the Village; and 
 

WHEREAS, pursuant to the authority granted by State law, section 163-15(B) 
provides for the posting of security to complete improvements on subdivisions and section 
146-5 provides for the posting of security to complete improvements on site development 
plans; and 
 

WHEREAS, the security provisions for subdivisions require the posting of not less 
than 120% of the estimated cost of secured improvements, the security provisions for site 
plans require only that the Planning Board may require the posting of security; and 
 

WHEREAS, the Planning Board believes that it is in the interest of the Village to have 
consistent methods of calculating security postings for improvements whether in site plans 
or in subdivisions; and 
 

WHEREAS, the Planning Board further believes that the Subdivision Regulations 
requirement for posting 120% of the estimated cost of improvements provides a necessary 
and reasonable cushion against cost inflation, under-estimation, and other unforeseen 
factors; and  
 

WHEREAS, the Planning Board further believes that, in order to maintain future 
consistency in the event that the security calculation is ever changed in the future, the 
method of calculation should be included in Chapter 108 (Improvements) of the Montebello 
Code, with language in the Subdivision and Site Development Plan Regulations, 
respectively, directing readers to such provision. 
 

NOW, THEREFORE, BE IT RESOLVED, that this Board hereby recommends to the 
Village Board the following changes to effect the foregoing: 
 

1. Section 108-2(A) of the Montebello Code (Improvements) is to be amended as 
follows: 
 

A. As an alternative to the installation of infrastructure and improvements prior 
to the signature of the Planning Board Chairman after Planning Board approval 
of a site plan or subdivision, as required per the references in ' 108-1 of this 
chapter, security to cover the full cost of same, or to make the site or partial 
construction secure in the judgment of the Village Engineer, in the event that 
the project is not completed, as estimated by the Planning Board, or the Village 
department or Village Engineer as designated by the Planning Board to make 
such estimate, shall be furnished to the Village by the owner.  In no event 
shall the amount of the security be less than 120% of the estimated cost of 
such improvements as determined by the Village Engineer.  
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2. Section 146-5 of the Montebello Code (Site Development Plan Regulations) is to 
be amended as follows: 
 

The Planning Board may require financial security for the purpose of securing, 
stabilizing and restoring a site, to preclude the potential for intrusion, erosion, 
or the creation of an attractive nuisance. The amount of such security shall be 
computed in accordance with the requirements of section 108-2(A) of the 
Montebello Code. Such security, if required, shall be in a form satisfactory to 
the Village Attorney. Such security shall run to the benefit of the Village of 
Montebello and shall include a provision that the principal of the security shall 
comply with all of the terms of the resolution of final plat approval as 
determined by the Planning Board, and shall include, but not be limited to, the 
performance of all required on-site and off-site improvements, and that all 
improvements and land included in the irrevocable offer of dedication shall be 
dedicated to the Village of Montebello free and clear of all liens and 
encumbrances on said premises. 

 
3. Section 163-15(B) of the Montebello Code (Subdivision Regulations) is to be 

amended as follows: 
 

B. Posting of security. The Planning Board in its discretion may waive the 
requirement that the applicant complete and dedicate all public improvements 
prior to the signing of the subdivision plat and that as an alternative the 
applicant may post adequate security at the time of application for final 
subdivision approval in an amount estimated by the Planning Board as 
sufficient to secure to the Village the satisfactory construction, installation and 
dedication of the incomplete portion of required improvements. In no event 
shall the amount of the security be less than 120% of the estimated cost of 
such improvements as determined by the Village Engineer. The amount of 
such security shall be computed in accordance with the requirements of 
section 108-2(A) of the Montebello Code. Such security shall comply with the 
requirements of Article 7 of the Village Law and shall be satisfactory to the 
Village Attorney as to form, sufficiency and manner of execution as set forth in 
Article II, ' 163-13B(3) of these regulations. The period within which the 
required improvements must be completed shall be specified by the Planning 
Board in the resolution approving the final subdivision plat and shall be 
incorporated in the security agreement. 

 
Note: Deleted language is struck through; new language is underscored. 
 
MOTION: Member Iatropoulos 
 
SECOND: Member Ternquist  
 
 
MEMBERS PRESENT:    YEA or NAY 
Al Rubin, Chairman      Yea 
Michael Iatropoulos, Member     Yea 
Anthony Caridi, Member      Yea 
Thomas Ternquist, Member     Yea 
Melanie Golden, Member     Yea 
 
MEMBER ABSENT: 
Jane Burke, Vice Chairman 
 
Upon vote, the Resolution carried unanimously. 
 
New Business 
 
Member Golden made a motion to adjourn the meeting, seconded by Member Iatropoulos. 
Upon vote, the motion carried unanimously. The meeting adjourned at 8:10 p.m.  
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The members of the Planning Board went into a workshop session. 
 
 
 
 
Respectfully submitted: 
 
 
 
                                                                                     
Gloria Scalisi, Planning & Zoning Clerk 
 
 
Appendix: 
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VILLAGE OF MONTEBELLO 
CDRC MINUTES 

 
CDRC Meeting Date: January 25, 2011      
______________________________________ 
 
Project Name: _VALLEY NATIONAL BANK_____________________________  
 
Map Date: 
__________________________________________________________________  
 
Subdivision___ Amended Site Plan___ Special Permit___ Sign Plan__ Wetlands 
Permit_______ 
 

Preliminary_______ Final_____ Informal Discussion __%_____ Tree 
Removal________ARB_____ 
 
Application ready for Board?  Yes_______ No_______ 
 
Last day for Board Decision: ________________________________________________ 
 
SEQRA Status: ___________________________________________________________  
 
 

Professional Fees- (LL #3 of 1991) 
Date of Last Bill  Amount  Paid  Outstanding 

 
 
 

FAILURE TO PAY OUTSTANDING FEES MAY RESULT IN THE 
DENIAL OF APPLICATION OR REFUSAL TO CONTINUE  
PROCESSING. 

 
Remarks: 

1. John Russo, P.E., has provided engineering info. 

2. Martin Spence satisfied B will issue memo. 

3. VC notes should be revised to reflect NS zoneCpost approval, prior to signature. Side setback 

should be taken from canopyCplease check. 

4. Updated traffic letter to be confirmed. 
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