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The Planning Board of the Village of Montebello held a meeting on Tuesday, June 11, 2013 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 
Michael Iatropoulos, Member    Martin Spence, Village Engineer  
Jane Burke, Member     Gloria Scalisi, Planning & Zoning Clerk 
Anthony Caridi, Member      
Thomas Ternquist, Member     
Donald Wanamaker, Member 
   
ABSENT 
 
Robert Geneslaw, Village Planner  
 
Member Iatropoulos made a motion to approve the minutes of May 21, 2013, seconded by 
Member Ternquist. Upon vote, the motion carried unanimously. 
 
Yosef Emuna—Public Hearing--continued 
Preliminary & Final Subdivision 

 
Application of Yosef Emuna, 129 Grandview Avenue, Monsey, New York 10952, 
for approval of a Final 2 lot subdivision entitled “Yosef Emuna” consisting of two 
lots from 2.2205 +/- acres. The subject property is located on the north side of 
Viola Road approximately Zero feet of the intersection 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 15 in a RR-50 Zone. 
 
 

The Applicant has submitted a request for an adjournment until the August 13, 2013 Planning 
Board meeting. Member Iatropoulos made a motion to adjourn the Public Hearing on the 
Application of Yosef Emuna for approval of Preliminary and Final Subdivision, as per the 
Applicant’s request until the August 13, 2013 Planning Board meeting, seconded by Member 
Ternquist. Upon vote, the motion carried unanimously. 
 
Susan Kafer—Public Hearing 
Wetlands Permit 

 
Application of Susan Kafer, 10 Lake Road, Montebello, New York 10901, for 
Approval of a Wetlands Permit entitled “10 Lake Road” to allow disturbance and 
construction within 100 feet of a freshwater wetland. To allow the construction, 
use and maintenance of a Deck Expansion with concrete footings within the 
Village’s regulated area adjacent to a wetland. The subject property is located on 
the east side of Lake Road approximately 500 feet of the intersection of Marian 
Drive in the Village of Montebello, which is known and designated on the 
Ramapo Tax Map as Section 48.13, Block 2, Lot 7 in a RR-50 Zone. 
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Ms. Susan Kafer and Mr. Michael MacLeish explained their application. Mr. MacLeish stated that 
there is an existing deck (approx. 10’ X 20’)  on the second level which will be expanded to 14’ X 
24’ and then build an additional deck on the lower level approximately 4’ feet below existing deck 
in the size of 15’ X 24’. Mr. MacLeish stated that they plan to add a hot tub on the lower deck. 
 
Chairman Rubin stated that the application is to expand an existing deck and to add an additional 
deck 4’feet below existing deck in close proximity to the Mahwah River. Chairman Rubin entered 
into the record a letter from the New York State Department of Environmental Conservation, dated 
May 30, 2013 (copy in file); a letter from Rockland County Department of Highways, dated June 
11, 2013 (copy in file) and a letter from Rockland County Department of Planning, dated June 7, 
2013 (copy in file). 
 
Mr. Martin Spence, Village Engineer, read his memo dated June 10, 2013 (copy in file). The 
Applicant has no problems with the Village Engineer’s review. 
 
Mr. Ira Emanuel, Assistant Village Attorney, discussed a newly created general permit from the 
NYS Department of Environmental Conservation. The property is currently in the Conservation 
Overlay District. Mr. Emanuel stated that for SEQRA purposes this is a Type II action which 
means that there are no further environmental reviews required; a Type II action because it is an 
accessory use to a single family residence.   
 
Member Burke questioned what is under the existing deck. Mr. MacLeish stated that there is 
gravel under the existing deck.  
 
Member Wanamaker questioned the Village Engineer on the General Permit. 
 
Mr. Emanuel stated the DEC General Permit was created to cut costs, paperwork and a level of 
bureaucracy within the agency.   
 
Chairman Rubin opened the Public Hearing. 
 
Peter Weiss, 4 Lake Road, Montebello, New York stated that he is a neighbor of the Applicant and 
has no objections to this application. 
 
A motion was made by Member Iatropoulos to close the public hearing and was seconded by 
Member Ternquist.  Upon vote, the motion carried unanimously. 
 
A motion was made by Member Ternquist to classify the Application of Susan Kafer, 10 Lake 
Road, Montebello, New York as a Type II action and was seconded by Member Wanamaker.  
Upon vote, the motion carried unanimously. 
 
Mr. Ira Emanuel read the Resolution into the record: 
 

Resolution PB-05 of 2013 
Granting Approval of a Final Site Plan and  

Wetlands and Stream Disturbance Permit for  
Susan Kafer, 10 Lake Road 
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 WHEREAS, an application for approval of a Wetlands and Stream Disturbance Permit 
and a Final Site Plan for property located in the Conservation Overlay District entitled “Susan 
Kafer,” consisting of 2 sheets, dated March 8, 2013, and last revised May 13, 2013, has been 
presented by Susan Kafer; and 
 
 WHEREAS, pursuant to the New York State Environmental Quality Review Act, this is a 
Type 2 action, in that it involves the construction or expansion of a “minor 
accessory/appurtenant residential structure”, i.e., a deck, pursuant to 6 NYCRR § 617.5(c)(10); 
and 
 
 WHEREAS, on June 7, 2013, the Rockland County Planning Department recommended 
modifications to the proposed site plan consisting of the need for review and, if necessary, 
permitting from the Rockland County Drainage Agency and compliance with floodplain 
regulations of the Village and the Federal Emergency Management Agency; and 
 
 WHEREAS, the New York State Department of Environmental Conservation, in a letter 
dated May 30, 2013, agreed that the action was a Type 2 action, noted that the activity may be 
eligible for the new Freshwater Wetland Adjacent Area General Permit GP-0-13-001, and further 
noted the apparent need for a Floodplain Development Permit from the Village; and 
 
 WHEREAS, the issuance of a Floodplain Development Permit is beyond the authority of 
this Board and lies in the hands of the Floodplain Administrator; and 
 
 WHEREAS, a public hearing on this application was held, pursuant to due notice, on 
June 11, 2013; 
 
 NOW, THEREFORE, be it  
 
 RESOLVED, that the Wetlands and Stream Disturbance Permit and the Final Site Plan 
presented by Susan Kafer, entitled “Susan Kafer,” dated March 8, 2013, last revised May 13, 
2013, consisting of 2 sheets, affecting premises known as Section 48.13, Block 2, Lot 7 on the 
Tax Map of the Town of Ramapo, be and hereby is approved, subject to the following 
conditions: 
 
 1.  Rockland County Planning Department recommendations and conditions as stated in 
its memorandum dated June 7, 2013. 
 
 2.  Applicant shall comply with conditions S-1, S-2, and S-3 of the memorandum of 
Martin Spence, P.E.,  Village Engineer, dated June 10, 2013. 
 
 3.  All other applicable site plan requirements set forth in the site plan regulations of the 
Village of Montebello. 
 
MOTION: Member Thomas Ternquist  
 
SECOND: Member Anthony Caridi 
 
Upon vote, the Resolution carried unanimously. 

 



 4 

Weinberger Subdivision—Public Hearing--Continued 
Review of Letter of Credit 

 
Review by the Planning Board of the amount of the existing letter of credit issued 
to secure the construction and completion of public improvements in the 
“Weinberger” subdivision affecting premises designated as Section 41.13, Block 
2, Lot 5 and 6, and Section 41.17, Block 1, Lots 5 and 6 on the Tax Map of the 
Town of Ramapo, and to determine whether to extend the term of said security; 
the length, if any of said extended term; and whether to increase the amount of 
said security. 
 

Mr. Emanuel continued the discussion from the previous Planning Board meeting. Mr. Emanuel 
stated that the “good news” is that no work has begun to date. Which means the Village will 
have more flexibility.  Mr. Emanuel stated that in reviewing the regulations there are provisions 
in our Subdivision Regulations that requires a Pre-Construction meeting prior to commencement 
of any site work. At the Pre-Construction meeting any security bonds are to be reviewed and if 
necessary increased. Mr. Emanuel stated that Mr. Spence, Village Engineer, added that provision 
into the Code approximately in 2007-2008. Mr. Emanuel stated that since no work has begun and 
no work will be commencing soon there will be no harm if the security bond were to expire. The 
purposes of the bonds are to protect the Village if work begins and then stops. Letters of Credit 
are not free. 
 
Chairman Rubin questioned if the sectioning of the Subdivision will impact the Letters of Credit. 
Mr. Emanuel stated that currently there are three Letters of Credit in place and all three are for 
Section One and only Section One. 
 
Member Burke questioned the model homes. Mr. Spence stated that the model homes are tied 
into the Letters of Credit. 
 
Member Burke questioned the Assistant Village Attorney on the emails he sent to Mr. 
Weinberger’s attorney. Mr. Emanuel entered into the record printouts of emails sent to Mr. Burt 
Dorfman, Mr. Weinberger’s attorney on May 28 and June 10, 2013 (copies in file). 
 
Mr. Emanuel informed the Board that “one” always wants to act in a manner that affords the 
person who is subject to the action to have an opportunity to speak and to respond.   
 
Chairman Rubin suggested that the Board wait till July in order to give Mr. Weinberger 
additional time to respond. 
 
Member Iatropoulos questioned the expiration of the Subdivision. Mr. Emanuel stated that there 
is no requirement, under the law, for Mr. Weinberger to build.  
 
A motion was made by Member Ternquist to continue the Public Hearing for a review of the 
Letter of Credit of the Weinberger Subdivision, seconded by Member Caridi. Upon vote, the 
motion carried unanimously. 
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New Business 
 
Mr. Emanuel briefly discussed the newly created General Permit from the New York State 
Department of Environmental Conservation.  
 
Discuss possible revisions to the Wetlands Law and Stream Protection. 
 
Member Ternquist made a motion to adjourn the meeting to the July 9, 2013 Planning Board 
meeting, seconded by Member Iatropoulos. Upon vote, the motion carried unanimously. The 
meeting adjourned at 8:35 p.m.  
 
 
 
 
 
 
 

 


