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The Planning Board of the Village of Montebello held a meeting on Tuesday, September 10, 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 
Anthony Caridi, Member    Robert Geneslaw, Village Planner  
Michael Iatropoulos, Member    Martin Spence, Village Engineer  
Jane Burke, Member     Gloria Scalisi, Planning & Zoning Clerk 
Thomas Ternquist, Member     
Donald Wanamaker, Member 
   
Member Ternquist made a motion to approve the minutes of August 13, 2013, seconded by 
Member Iatropoulos. Upon vote, the motion carried unanimously. 
 
Joon Management—Public Hearing 
Revised Fant Farm Subdivision 

  
Application of Joon Management, 130 East Route 59, Spring Valley, New York 
10977, for Approval of an Amended Final Subdivision in order to combine Lot 17 
& 18 into one lot and create a new Lot in between Lot 10 and 11, of the Fant 
Farm Subdivision.   The subject property is located on the westerly side of Spook 
Rock Road approximately 800 feet of the intersection of Carlton Road in the 
Village of Montebello, which is known and designated on the Ramapo Tax Map 
as Section 49.17, Block 1, Lot 2.1 in a ER-80 [Rural Preservation Overlay] Zone. 

 
The Applicant, Mr. Marsel Amona, was in attendance. Mr. Amona discussed his application to 
amend the previously approved subdivision to combine Lot 17 with Lot 18 and to create a new 
lot between Lots 10 & 11. 
 
Mr. Robert Geneslaw, Village Planner, read the minutes of the August 27, 2013 CDRC meeting 
(copy in file). 
 
Mr. Martin Spence, Village Engineer, read his memos dated August 23, 2013 and September 9, 
2013 (copy in file).  
 
Chairman Rubin briefly discussed the history on the Fant Property.  
 
Mr. Matt Moetzinger, 2 Fant Farm Lane, Montebello, New York questioned the Board on whether 
the determination by the Planning Board would affect only the lots in question (17, 18, 10 & 11) 
and not any additional lots. 
 
Chairman Rubin replied that initially Mr. Amona had originally applied for subdivision of Lot 1 
which would have encroached on the view-scape of Spook Rock Road but after further review that 
original application was replace by the current amended subdivision application. Chairman Rubin 
stated that there will be no further subdivisions on this property. 
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Mr. Ira Emanuel discussed the Village Board’s decision to declare certain areas of the Fant 
Subdivision as a Village Historical Site and the restrictions still stand. Mr. Emanuel explained the 
Planning Board’s requirement of Covenant of Restrictions. The restrictions include no further 
subdivisions, the Barn cannot be used as a residence, the Barn must be maintained and in a disaster 
or fire cannot be replaced by any other structure without the approval of the Planning Board and 
the Historical Preservation Commission, any business in the Barn must conform with the Village 
of Montebello’s zoning code and all deeds referring to the new Lot 18 must refer to the 
Declaration of Restriction. 
 
Chairman Rubin stated, as an aside, the Barn was originally planned to be reconfigured to be a 
home which would mean numerous changes to the look of the Barn would have to be made. This 
resolution keeps the Barn a “Barn” and it can never be anything but a Barn. 
 
Member Burke commented on #2 of the draft resolution and should it be elaborated. Chairman 
Rubin stated that secondary structures can have plumbing. Chairman Rubin does not believe that 
the Planning Board should curtail the addition of a bathroom to the Barn or a small kitchen the 
important thing is that the space cannot be lived in or to house people. 
 
Mr. Emanuel explained living space and habitable space. 
 
Member Burke stated her concern with possible classroom use. 
 
Mr. Emanuel stated that there are restrictions on commercial uses in residential districts. There 
cannot be a full blown school in a residential area without site plan approval. 
 
Member Burke stated that she would like Resolution item #4 to read “any Business or other use”. 
 
Member Iatropoulos stated that the main purpose/use of the Barn should be for storing classic cars. 
 
Chairman Rubin stated that he does not believe the use or purpose should be confined to one use. 
 
Member Iatropoulos disagrees and believes it should be one use, as a garage. 
 
Mr. Emanuel informed the Board that there is nothing in the Code that states a dwelling needs to 
have a garage. 
 
Member Iatropoulos stated that practically every house in the Village has a two car garage. 
 
Chairman Rubin stated that if the Resolution includes a garage should it then include everything it 
could be? The way it is written it is rather limited on what businesses can go into the Barn. 
 
Member Wanamaker would like B2 of the resolution to state the “Barn not to be used as an 
additional residence.” 
 
Member Ternquist stated that in the case of a fire the Barn should not be an additional residence 
and any additional need would have to come before the Planning Board and Historical 
Preservation Commission for approval. 
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Mr. Emanuel stated that any exterior renovations to the Barn must be approved by the Historical 
Preservation Commission and Architectural Review Board. 
 
Member Caridi stated that the previous resolutions did not preclude the Barn from being converted 
into a residence. 
 
Mr. Emanuel suggested that Mr. Amona submit an existing condition survey of new lot 18 with a 
minimum scale of one inch equaling 40. 
 
Member Burke questioned the Applicant on what will happen to the pump house. Mr. Amona 
stated that it will always stay where it is and it is functional and used by well water. 
 
Member Iatropoulos questioned the Applicant on whether there is sewer to the main house. Mr. 
Amona replied that there is sewer to the main house but not to the Barn. 
 
A motion was made by Member Iatropoulos to close the public hearing and was seconded by 
Member Ternquist.  Upon vote, the motion carried unanimously. 
 
Mr. Ira Emanuel read the Resolution into the record: 
 

RESOLUTION PB-07 OF 2013 
APPROVING CHANGES TO LOTS 9, 10, 11, 12, 17 and 18 

OF A SUBDIVISION ENTITLED “FANT PROPERTY” 
 

 WHEREAS, a subdivision plat entitled “Fant Property” dated November 14, 2006 last 
revised July 18, 2007,  affecting premises designated as Section 49.17, Block 1, Lot 2 on the Tax 
Map of the Town of Ramapo,  was approved by this Board at its meeting of September 11, 2007, 
subject to a number of conditions; and 
 
 WHEREAS, a revised final subdivision plat bearing a last revision date of November 14, 
2007, was approved by this Board at its meeting of December 11, 2007; and 
 
 WHEREAS, said revised final plat was reapproved by this Board at its meeting of 
January 13, 2009; and 
 
 WHEREAS, said plat was approved under the alternate procedure permitted by section 
195-61 of the Zoning Code for properties in the Rural Preservation (RP) Overlay District; and 
 
 WHEREAS, the applicant has asked for certain modifications to said approved plat so 
that the two lots fronting on Spook Rock Road (lots 17 and 18) be combined into a single lot 18; 
the dimensions and boundaries of lots 9, 10, 11 and 12 be adjusted to allow a new lot, to be 
designated lot 17, to be inserted between modified lots 10 and 11 and to have its access from 
Fant Farm Road; and 
 
 WHEREAS, the requested modifications are shown in more detail on a drawing entitled 
“Revised Subdivision Plat for Lot Line Change of Lots 9, 10, 11, 12, 17 & 18, Fant Property”, 
prepared by Sparaco and Youngblood, PLLC, dated July 12, 2013, last revised August 28, 2013, 
consisting of two sheets; and 
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 WHEREAS, the purpose of the proposed modifications is to combine the existing lot 17, 
containing a barn and outbuildings, with existing lot 18, containing a house, into new lot 18, and 
to allow the developer to maintain its lot count of 18 lots; and 
 
 WHEREAS, existing lots 17 and 18 are important to the visual identity of this section of 
Spook Rock Road and of the Village as a whole, as evidenced by the special zoning provisions 
adopted by the Village Board to create the Rural Preservation (RP) Overlay District, under which 
this subdivision is being developed; and 
 
 WHEREAS, as such, special protections for existing lots 17 and 18 were incorporated 
into the original subdivision approval; and 
 
 WHEREAS, the house, barn and outbuildings on existing lots 17 and 18 were designated 
as historic sites under the Village’s Historic Preservation Law; and 
 
 WHEREAS, a public hearing was held on August 13 and September 10, 2013; and 
 
 WHEREAS, the proposed changes are minor and do not require additional environmental 
review under SEQRA. 
 
 NOW, THEREFORE, BE IT RESOLVED, that the changes requested by the applicant as 
shown on a drawing entitled “Revised Subdivision Plat for Lot Line Change of Lots 9, 10, 11, 
12, 17 & 18, Fant Property”, prepared by Sparaco and Youngblood, PLLC, dated July 12, 2013, 
last revised August 28, 2013, consisting of two sheets, be and hereby are approved, subject to the 
following: 
 
 a. A note shall be added to the plat to the effect that there shall not be any further 
subdivision of any of the lots shown thereon; and 
 
 b. In order to maintain the visual beauty of existing lots 17 and 18 (new lot 18), the 
applicant shall record a declaration of covenants and restrictions in the Rockland County Clerk’s 
Office, in a form acceptable to the Village Attorney’s Office, which shall incorporate the 
following concepts: 
 

 1. No further subdivision of existing lots 17 and 18 (new lot 18) will be allowed.  
 

 2. The out buildings, including the barn, cannot be used as an additional 
residence.  

 
 3. The barn and outbuildings must be maintained and in the event of a disaster or 
fire will not be replaced by any other structure without the specific approval of the 
Planning Board and the Historic Review Commission. Any such replacement shall 
replicate the damaged structure in outward appearance. The building inspector or village 
engineer may perform inspections to evaluate conditions of the structure.  A report may 
be issued with any observed deficiencies that need to be repaired in order to maintain the 
structure.  The owner will have 90 days to make the repairs or submit an alternate report 
in 30 days by their professional regarding the conditions of the barn and any 
recommended repairs.  Disputes will be heard by the Planning Board for final review.  
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 4. Any exterior renovations to the barn or outbuildings must be pre-approved by 
the Historic Preservation Commission and the Architectural Review Board. 

 
 5. The applicant shall file a survey of existing conditions on existing lots 17 and 
18 (new lot 18) with the Village Building Inspector and Village Engineer. Such survey 
shall be at a scale of not less than 1” = 40’. 

 
  6. No structures are to be removed from existing lots 17 and 18 (new lot 18) 
without the prior approval of the Historic Preservation Commission and the Planning 
Board. 

 
 7. Any business or other use located on this property must conform to all 
Montebello regulations and laws.  

 
 8. All deeds involving new lot 18 shall refer to the recorded declaration. 

 
 c. Notes 39 and 40 on the plat shall be revised to refer to both the barn and the 
outbuildings;  
 
 d. The applicant shall comply with the requirements of the memorandum of Martin K. 
Spence, P.E., Village Engineer, dated September 9, 2013; 
 
 e. Approval of the sewer easement on lot 10 by the Ramapo Department of Public Works; 
 
and be it further 
 
 RESOLVED, that all other aspects and conditions of approval of the subdivision not 
inconsistent herewith remain in full force and effect; and be it further 
 
 RESOLVED, that recommended modification #3 of the Rockland County Planning 
Department’s memorandum dated August 8, 2013, be and hereby is overridden for the following 
reasons: 
 
 Modification #3 requires submission of the revised plat to the U.S. Army Corps of 
Engineers for review and issuance of any necessary permits, presumably because of the 
proximity of wetlands to lots 9 and 10. However, no disturbance to these wetlands is proposed by 
the applicant, and any disturbance on these lots is sufficiently distant from the wetlands as to not 
encroach on them by accident.  
 
 This application is also for a revision to a subdivision previously reviewed and approved 
by this Board, and also previously reviewed by USACOE. This Board finds that there is no value 
in making the applicant re-visit this permitting process, especially when no permit was initially 
required and none appears to be required at this time. 
 
MOTION: Chairman Al Rubin  
 
SECOND: Member Michael Iatropoulos 
 
Upon vote, the Resolution carried unanimously. 
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Carlos Cabrera—Public Hearing 
29 Bayard Lane 
Wetlands Permit 
Site Plan Approval- Conservation Overlay District 

 
Application of Carlos Cabrera, 37 Pier Street, Yonkers, New York 10705, for 
Approval of a Conservation Site Plan entitled “29 Bayard Lane, Montebello New 
York” to allow disturbance and construction within 100 feet of a Flood Plain Line 
and within a Conservation Overlay District. The proposed construction is for a 
one family dwelling with a deck and an attached garage. The subject property is 
located on the west side of Bayard Lane North approximately 500 feet south of 
Bayard Lane South in the Village of Montebello, which is known and designated 
on the Ramapo Tax Map as Section 48.10, Block 1, Lot 73 in a R-35 Zone. 

 
The Applicant’s Architect/Engineer, Mr. Kevin Molnar, was in attendance. Mr. Molnar stated that 
Mr. Cabrera owns the property (4.398 acres) and would like to build a single family dwelling for 
his family. There is an abandoned stone structure on the property. The proposed home is in the 
regulated area. The first floor elevation is at 326.5 and New York State Department of 
Environmental Conservation has no concerns since the proposed dwelling is outside of the wetland 
area. Mr. Molnar stated that they have been working with the Village Engineer since November 
2012. 
 
Mr. Robert Geneslaw, Village Planner, read the minutes of the August 27, 2013 CDRC meeting 
(copy in file). 
 
Mr. Martin Spence, Village Engineer, read his memo dated September 9, 2013 (copy in file).  
 
Mr. Molnar briefly discussed the existing structure on the property. 
 
Chairman Rubin entered into the record the Rockland County Planning Department GML Review 
memo dated September 6, 2013, (copy in file). 
 
Mr. Jeremy Honey, 39 Bayard Lane, Montebello, New York stated that the existing structure was a 
two story structure but when Hurricane Floyd came through it removed the top floor with the attic. 
Hurricane Floyd came across the property and across the road. Mr. Honey is concerned with the 
amount of fill coming in to build the proposed property. Mr. Honey warns the Planning Board to 
be very careful with this property. 
 
Mr. Spence questioned Mr. Honey on whether the water crossed the road to the north of the 
property. Mr. Honey replied that it did. 
 
Ms. Karen May, 22 Bayard Lane, Montebello, New York replied to Mr. Spence’s question that it 
did not cross the north but it crossed on the east. 
 
Member Caridi questioned the public on flooding on the northeast section of the proposed 
dwelling. Ms. May replied that it did flood. 
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Mr. Lars Jacobson, 34 Bayard Lane, Montebello, New York stated that there was water from the 
pump station with three feet of water on the road. Mr. Jacobson stated his concern because water 
will have to go somewhere. 
 
Chairman Rubin questioned the Applicant on the amount of fill needed. Mr. Molnar replied that 
there will be a minimal amount of fill required. The proposed garage would be at 323.5 with no 
basement.  
 
Chairman Rubin questioned the Applicant on relocating the garage closer to the roadway which 
would require less fill and reduce the impervious surface greatly. 
 
Mr. Emanuel questioned the Village Engineer if he is aware of any FEMA Flood claims of damage 
from Hurricanes Floyd, Irene and Sandy in this area. Mr. Spence stated that he may be able to 
research that information on the FEMA website. 
 
Mr. Molnar discussed storm water retention and mitigation. 
 
Ms. Karen May questioned the Board on the elevation of the roadway to the north of the property. 
Chairman Rubin replied that it has a 325-326 elevation. 
 
Mrs. Amy Rapoport, 5 Kings Gate Road, Montebello, New York would like the Planning Board to 
not forget that upstream we have Patrick Farms housing coming in that will contribute water. Mrs. 
Rapoport stated that during Hurricane Floyd the Viola Road Bridge was flooded with three feet of 
water. 
 
Member Wanamaker questioned the eighty-three trees proposed on being removed. Mr. Molnar 
replied that the eighty-three trees are part of the eight thousand square foot development in the four 
acre parcel. 
 
Member Burke questioned the Applicant on the square footage of the dwelling. Mr. Molnar replied 
that it is a five thousand square foot home with four bedrooms and a three car garage. 
 
Chairman Rubin would like the Applicant to provide a Planting Plan. 
 
Mr. Jacobson wondered if the fill can be taken from on-site to create a retention basin to build the 
house up without bringing fill in. 
 
Mr. Spence extended the deadline for additional paperwork to October 1, 2013. 
 
A motion was made by Member Ternquist to classify the Application of Carlos Cabrera, 29 
Bayard Lane, Montebello, New York as a Type II action and was seconded by Member 
Wanamaker.  Upon vote, the motion carried unanimously. 
 
A motion was made by Member Iatropoulos to continue the Public Hearing, until the October 8, 
2013 Planning Board meeting, seconded by Member Ternquist. Upon vote, the motion carried 
unanimously. 
 
Weinberger Subdivision—Public Hearing--Continued 
Review of Letter of Credit 
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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. 
 

A motion was made by Member Iatropoulos to close the Public Hearing and to take no further 
action, for a review of the Letter of Credit of the Weinberger Subdivision, seconded by Member 
Ternquist. Upon vote, the motion carried unanimously. 
 
New Business 
 
Member Ternquist made a motion to adjourn the meeting to the October 8, 2013 Planning Board 
meeting, seconded by Chairman Rubin. Upon vote, the motion carried unanimously. The 
meeting adjourned at 9:30 p.m.  
 
 
 
 
 
 

 


