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The Planning Board of the Village of Montebello held a meeting on Tuesday, May 10, 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 (left at 7:30)
Jane Burke, Member Martin Spence, Village Engineer
Michael Iatropoulos, Member Gloria Scalisi, Planning & Zoning Clerk
Thomas Ternquist, Member
Anthony Caridi, Member 
Melanie Golden, Member

ABSENT
Robert Geneslaw, Village Planner

12 River Road- Public Hearing
Site Plan Review- Conservation Overlay District

Application of Danny Mendez and Elizabeth Gordills, 12 River Road,
Montebello, New York for Site Plan review pursuant to section 195-63;
construction in the Conservation Overlay District. The proposed construction is
for an on ground pool which was submitted to the Village of Montebello Planning
Board. The subject property is located on the south side of River Road
approximately 691 feet of the intersection of Victory Road, total acreage is 0.57
+/-, in the Village of Montebello which is known and designated on the Ramapo
Tax Map as Section 48.14, Block 1, Lot 16 in a R-35 Zone.

In attendance are the Applicants Danny and Elizabeth Mendez and Robert Ball the Pool Contractor. Mr.
Ball stated that the Applicants are seeking Approval to build an above ground pool. Mr. Ball informed the
Planning Board that the 100 year Flood Plain is very near to the house. Mr. Ball stated that the pool could be
placed at the side of the house but that would require a variance from the Zoning Board of Appeals for the
35 foot side yard set back.

Ira Emanuel, Assistant Village Attorney, stated that if they receive a variance from the Zoning Board the
Applicants would still be required to appear before the Planning Board because the entire property is in the
Conservation Overlay District. Mr. Emanuel informed the Applicants that they may or may not need a
Wetlands Permit in which he deferred to the Village Engineer.

Martin Spence, Village Engineer, stated that it is difficult to build an above ground pool in the Flood Plain,
not only is there damage to the homeowner’s property but also the possible downstream damage to
neighboring properties if the pool gets dislodged.

Chairman Rubin stated that anything in the Flood Plain whether above ground or in ground, is not
something the Planning Board desires. The area is environmentally sensitive and River Road has had
significant flooding in the past.

Mr. Spence stated that the dwelling is outside of the Flood Plain (elevation is 309.4 ft) and the entire area
west of the dwelling is inside the Flood Plain. The finished basement elevation is 310 feet.
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Mrs. Mendez stated that it means her entire property is useless. Mr. Spence informed the Applicant that it is
not what he meant.

Member Ternquist questioned the Village Engineer if the pool could be built on the north side adjacent to
United Water could the pool be above ground.  Mr. Spence stated that anything east of the 309 Flood Plain
line can be built but the Applicant would need a variance from the Zoning Board and approval from the
Planning Board for the entire property being in the Conservation Overlay District.

Mr. Emanuel stated that the Conservation Overlay District laws have been in existence for about 10 years
therefore neighbors pools may have been built before the laws came in existence.

Ciro Pizzalato, 14 River Road, Montebello, New York questioned the Planning Board on the area being in a
Conservation district. Member Golden replied that as far back as 2005 certain areas of environmental
sensitivity were designated by the Village as Conservation Overlay Districts.

Chairman Rubin made a motion to adjourn the Application for 12 River Road-Site Plan
Review—Conservation Overlay District to a future  Planning Board meeting, seconded by Member
Iatropoulos. Upon vote, the motion carried unanimously.

SMK-Rose Hill Subdivision—Public Hearing
Preliminary Plat

Application of SMK Home Builders, 24 Waters Edge, Congers, New York,
10920 for a Preliminary Subdivision Plat and a map entitled “SMK- Rose
Hill” dated March 31, 2011 for a three lot subdivision which was submitted to
the Village of Montebello. The total acreage for the parcel is 3.415 acres. The
property is located on the south side of Rose Hill Road, approximately 600
feet west of the intersection of Spook Rock Road in the Village of
Montebello, which is known and designated on the Ramapo Tax Map as
Section 41.17, Block 1, Lot 60 in an RR-50 Zone.

The Applicant’s surveyor, Jay A. Greenwell, and the Applicant’s Attorney, Michael Klein are in attendance.
Mr. Klein stated that they are before the Planning Board for preliminary plat approval for a three lot
subdivision on the south side of Rose Hill Road. The center lot (lot 2) will contain the existing structures.
Mr. Klein stated that the subdivision configuration presented meets almost all of the requirements of the
Bulk Table for the RR50 Zone. The Applicant will need a variance from the Zoning Board for lot #3 for lot
area. Also, in order to preserve the existing swimming pool they require Bulk modification from the
Planning Board.

Mr. Greenwell discussed the proposed plats. Mr. Greenwell stated that the Applicant plans on restoring the
existing house to “its former glory”. Mr. Greenwell informed the Board that there is municipal water
available in the street but the existing house is currently served by well water. Each proposed lot will be
connected to municipal water but will like to keep the well for irrigation landscaping purposes for lot 2 only.
Mr. Greenwell stated that the Applicant is exploring his options in regards to connecting to the sewer
system. Mr. Greenwell further explained sheet 2 of the preliminary plat. Mr. Greenwell stated that lot 3 is
only 2-1/2 % short, in lot area, for the RR50 zone. As an aside, Mr. Greenwell informed the Board that
several of the lots behind on Penny Lane are about 48,000 square feet with variances from the Town of
Ramapo. Mr. Greenwell stated that in general all of the perimeter plantings are staying.
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Mr. Spence read and explained his memo dated May 10, 2011 (copy attached). Mr. Spence read the minutes
of April 26, 2011 CDRC meeting (copy attached).

 Mr. Klein stated that the Applicant has no problems with Mr. Spence’s memo.

Chairman Rubin informed the Applicant that the Planning Board prefers sewers and public water.

Mr. Greenwell stated that the Applicant will definitely connect to public water but the Applicant is currently
reviewing their sewer options.

Member Iatropoulos would like detailed information on the “sprucing up” of the existing house and lot.

Mr. Klein stated that the Applicant is considering tying in existing features from lot 2 to lots 1 and 3.

Member Burke questioned the Applicant on proposed driveway entrances. Mr. Greenwell explained the
curb cuts.

Member Caridi questioned the Applicant on the reason why they can not meet the lot area requirement for
lot #3.  Mr. Greenwell stated that in order keep the existing pool on lot 2 they had to configure lot # 3
shorter.

Chairman Rubin presented two letters from neighbors dated May 9, 2011; Francis Sansone, 4 Rosehill
Road, Montebello, New York and William & Lisa Weber, 16 Rose Hill Road, Montebello, New York
(copies on file) both opposing the proposed subdivision.

Chairman Rubin made a motion to open the Public Hearing.

Frank Sansone, 4 Rosehill Road, Montebello, New York stated that some of his issues were addressed in the
Village Engineer’s memo and the CDRC minutes. Mr. Sansone asked for further clarification on the
hooking up to sewer systems. Chairman Rubin explained that this is the first meeting and it is for a
preliminary plat. Mr. Sansone stated that as a neighbor he would prefer sewers. Mr. Sansone has lived in the
area since 1985 and he believed that the property could not be further subdivided. Mr. Klein stated that there
were no restrictions on the deed. Mr. Sansone questioned the Board on whether this is a major or minor
subdivision.

Chairman Rubin stated that since the Assistant Village Attorney, Ira Emanuel, left early he will answer the
questions at the next meeting for the Applicant. Chairman Rubin stated that at he will declare the Village of
Montebello as lead agency and there are a number of environmental studies that the Applicant needs to
provide.

Mr. Klein does not believe the Village of Montebello distinguishes between minor or major subdivisions.

Mr. Sansone questioned the Applicant on the overflow pipe directed towards his home. Mr. Spence stated
that they are asking the Applicant to redesign the plan to increase their stormwater drainage capacity and not
allow any overflow pipes directed at neighboring properties.

Mr. Greenwell explained that “Storm Tek” chambers would be distributed around the property rather than
centered on one location.



4

Chris Buhse, 6 Penny Lane, Montebello, New York questioned the Board on obtaining a copy of the plans.
Chairman Rubin replied that the plans may be viewed at Village Hall but it is a work in process.

Mr. Klein stated that the houses shown on the plan are conceptual.

Mr. Buhse is concerned with well water being contaminated.

Chairman Rubin stated the neighbors can check the website and or call Village Hall to see if the Applicant
is on the agenda for future meetings.

Mike Conklin, 4 Penny Lane, Montebello, New York would like the Planning Board to review and address
any stormwater runoff issues carefully. Mr. Conklin was concerned for the rock walls surrounding the
property. Mr. Greenwell stated that the walls along the east, south and west will not be touched.

Amy Rapoport, 5 Kings Gate Road, Montebello, New York questioned the Board if the three lot subdivision
is a done deal. Chairman Rubin explained that there are no done deals until all approvals are given. The
Applicant needs to receive a variance for lot area from the Zoning Board of Appeals prior to the Planning
Board’s approval.

Member Iatropoulos would like the Applicant to provide drawings depicting the contours of the land for
drainage impacts. Mr. Greenwell stated that he would try to clarify the contours at a future meeting and also
provide mitigation and safety factors as requested in Mr. Spence’s memo.

Dawn Conklin, 4 Penny Lane, Montebello, New York questioned the Applicant on sewers being available
on Rose Hill Road. Mr. Greenwell stated that there are sewers available on Penny Lane and on Spook Rock
Road. Mr. Greenwell stated that the Applicant is exploring his options in regards to the sewers.

Member Burke questioned the neighbors from Penny Lane on whether they have municipal water or wells.
The Penny Lane neighbors stated that they all have wells.

Debra Muniz, 5 Rose Hill Road, Montebello, New York stated that she has lived on Rose Hill Road since
1993 with the expectation of open space. Granting the subdivision will change the character of Rose Hill
Road. Mrs. Muniz believes that in Montebello there are very few properties like Rose Hill Road. Mrs.
Muniz would like the Planning Board to ask itself if there is a need for a three lot subdivision.

Chairman Rubin explained to the Public that an Applicant has bought the land and this is his plan to develop
the property as per the Zoning of  the Village of Montebello for 50,000 square foot lots and this application
is short on one lot by 2-1/2%.

Mrs. Muniz asked for further clarification on the requirements of the sewers as per the County of Rockland
and also further clarification on actual buildings to be built.

Chairman Rubin would like the opportunity to answer the questions over the next few months, especially
since the Applicant will need to appear before the Zoning Board of Appeals for a variance.

Eric Fernandez, 25 Rose Hill Road, Montebello, New York stated that aesthetically three lots are too many
and since the subdivision requires variances it should not be allowed. “No such thing as a minor variance”.
The drainage issues should be taken into consideration. Mr. Fernandez would prefer a two lot subdivision.
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Winsome Downey, 39 Rose Hill Road, Montebello, New York stated that the Village of Montebello has
worked very hard to preserve the bucolic character of the Village and is personally opposed to the
subdivision. Mrs. Downey would prefer a two lot subdivision with a new back lot.

William Weber, 16 Rose Hill Road, Montebello, New York reiterated his comments from his letter dated
May 9, 2011. Mr. Weber would like the Planning and Zoning Boards to use their due diligence in reviewing
this application. Mr. Weber questioned the Board on the Historical value of the property. Chairman Rubin
stated that they will ask the Historical Preservation Committee to comment on the application.

Mr. Weber expressed his concern for the removal of trees.

Dava Buchalter, 38 Rose Hill Road, Montebello, New York stated that she will be writing a letter to the
Planning Board in the future.

Richard Muniz, 5 Rose Hill Road, Montebello, New York is against the third house on the lot most
especially since it requires a variance. A three lot subdivision will change the character of the street.

Member Iatropoulos made a motion to declare the application of SMK Rose Hill Subdivision as an unlisted
action and therefore the Planning Board will be Lead Agency, seconded by Member Ternquist. Upon vote,
the motion carried unanimously.

Member Iatropoulos made a motion to adjourn the application and continue the Public Hearing of SMK
Rose Hill Subdivision-Preliminary Plat to a future Planning Board meeting, allowing the Applicant time to
appear before the Zoning Board of Appeals for a lot area variance, seconded by Member Ternquist. Upon
vote, the motion carried unanimously.

Empire Executive Inn, LLC (Crowne Plaza)
Architectural Review
Sign Permit Approval—Cont. 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 chochere (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 a future Planning Board meeting.
Member Ternquist 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 a future meeting of the Planning Board, seconded by Member
Iatropoulos. Upon vote, the motion carried unanimously.

Chairman Rubin made a motion to seek outside engineering and environmental advice on the 9 and 11 S
Bayard Lane applications, seconded by Member Iatropoulos. Upon vote, the motion carried unanimously.
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9 S Bayard Lane—Public Hearing—Continued
Wetlands Permit
Site Plan Approval-Conservation Overlay District

Application of Dominick R. Pilla, 23 Depew Avenue, Nyack, New York 10960,
for Approval of a Wetlands Permit entitled “9 S. Bayard Lane” to allow
disturbance and construction within 100 feet of a freshwater wetland and for
Approval of a Site Plan for construction within a Conservation Overlay District.
The proposed construction is for a one story dwelling with a new driveway. The
existing one story residential dwelling will be demolished and the existing gravel
driveway, stone walls and slate walkway will be removed. The subject property is
located on the south side of Bayard Lane approximately 389 feet of the
intersection of Haverstraw Road in the Village of Montebello, which is known
and designated on the Ramapo Tax Map as Section 48.10, Block 1, Lot 76 in an
R-35 Zone.

The Applicant has submitted a request for an adjournment until the July 12, 2011 Planning Board
meeting. Member Iatropoulos made a motion to adjourn the Public Hearing on the Application of
Dominick Pilla for approval of a Wetlands Permit-Site Plan entitled “9 Bayard Lane”, as per the
Applicant’s request, until the next scheduled meeting of the Planning Board on July 12, 2011,
seconded by Member Ternquist. Upon vote, the motion carried unanimously.

11 S. Bayard Lane—Public Hearing—Continued
Wetlands Permit
Site Plan Approval-Conservation Overlay District

Application of Dominick R. Pilla, 23 Depew Avenue, Nyack, New York 10960,
for Approval of a Wetlands Permit entitled “11 S. Bayard Lane” to allow
disturbance and construction within 100 feet of a freshwater wetland and for
Approval of a Site Plan for construction within a Conservation Overlay District.
The proposed construction is for a one story dwelling with a new gravel driveway,
deck, patio and walkway. The existing one story residential dwelling will be
demolished and the existing macadam driveway, stone walls and wood shed will
be removed. The subject property is located on the south side of Bayard Lane
approximately 600 feet of the intersection of Haverstraw Road in the Village of
Montebello, which is known and designated on the Ramapo Tax Map as Section
48.10, Block 1, Lot 75 in an R-35 Zone.

The Applicant has submitted a request for an adjournment until the July 12, 2011 Planning Board
meeting. Member Iatropoulos made a motion to adjourn the Public Hearing on the Application of
Dominick Pilla for approval of a Wetlands Permit-Site Plan entitled “11 Bayard Lane”, as per the
Applicant’s request, until the next scheduled meeting of the Planning Board on July 12, 2011,
seconded by Member Ternquist. Upon vote, the motion carried unanimously.

New Business
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Member Burke made a motion to adjourn the meeting, seconded by Chairman Rubin. Upon vote,
the motion carried unanimously. The meeting adjourned at 9:50 p.m.

Appendix:
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VILLAGE OF MONTEBELLO!
CDRC MINUTES

CDRC Meeting Date: April 26, 2011      ______________________________________

Project Name: _SMK ROSE HILL SUBDIVISION ____________________________

Map Date: __MARCH 31, 2010         ________________________________________

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. Go to Planning Board, then Zoning Board of Appeals.

2. Discussed plan and zoning requirements.

3. Show dimension to wall on Lot 2.

4. Water and Sanitary supply to be researched—to discuss at Planning Board.


