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THE REGULAR MEETING OF THE BOARD OF TRUSTEES OF THE VILLAGE OF 
MONTEBELLO WAS HELD ON WEDNESDAY, AUGUST 20, 2014 AT THE 
MONTEBELLO COMMUNITY CENTER.  THE MEETING WAS CALLED TO ORDER AT 
8:03 P.M. FOLLOWED BY THE PLEDGE OF ALLEGIANCE. 
 
 
 Present:  Jeffrey Oppenheim  Mayor 
 Stacy Caridi   Trustee 
    Steven A. Sorrillo  Trustee 

  Melanie Golden  Trustee 
 
           Absent: Lance N. Millman  Deputy Mayor 
 
           Others Present:  Warren Berbit   Village Attorney 
 
   

Recording Secretary, Debra Mastroeni, Village Clerk/Treasurer 
 
Mayor’s Report: 
 
Mayor Oppenheim advised the Board that Dr. Gottlieb is not going to be renewing his lease at 
the Community Center. There will be discussion later in the meeting regarding a proposal to 
contract with our previous broker to advertise for a new tenant.  There was earlier discussion 
regarding the church group that rents the community center occupying this space but they have 
chosen a different location.  
 
The Village applied for a grant in the amount of $10,000 for a generator at Village Hall through 
Assemblywoman Ellen Jaffee.  We have been notified that we will receive $7,500.   
 
The Mayor advised that the Village has received the refund check in the amount of $64,000 from 
the Town of Ramapo for the 2013 highway agreement. 
 
The Village is still awaiting dedication of Grist Mill Court and Sousa Lane.  This is ongoing for 
years now. The developer has still not complied with their legal obligations. 
 
The NYSDEC permits have been received allowing chemical treatments to the ponds in the 
Gorman Park.  
 
Crack filling has been completed for this year at a cost of about $41,000.  This helps to extend 
the life of the roadway prior to resurfacing. 
 
The Court Clerk has resigned and we have been actively seeking a replacement. There will be 
discussion later in the meeting on filling this position. 
 
The Board was given the Budget Comparison Report for the last six months compiled by the 
Village’s Financial Consultant, Marvin Nyman. We are doing well financially which is excellent. 
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Algonquin Pipeline will be initiating a replacement project in 2017. All residents in the area of 
the pipeline will be notified when the survey work begins. There will be no disruption to 
anyone’s property.  Trustee Sorrillo asked about the area of the pipeline and where the work was 
going to be conducted.  There is a massive pipe that is going to be replaced.  The Village will be 
notified when work will commence. 
 
The Mayor advised that the Town of Ramapo Police Department has been receiving calls on 
garbage pick- up days of bears and coyotes in the receptacles. They have requested that residents 
along Haverstraw Road (Route 202) keep tight lids on their cans to prevent bear and coyote 
tampering.   
 
The Ramapo Garden Club will be planting 200 daffodils at the entrance to the Kathryn Gorman 
Ponds Park on September 9, 2014. 
 
Voting will take place at the Montebello Community Center for the Primary Election on 
September 9th and the General Election on November 4th. 
 
Mayor Oppenheim announced that Dead on the Tracks will be performing on Saturday, 
September 6th at 5 p.m. in the gazebo at Village Hall.  They want to invite some vendors to set up 
in the parking lot during the concert with no fees charged.  Food vendors will obtain the 
necessary permit from the Board of Health.  Trustee Sorrillo asked about any legal liabilities to 
the Village. Nick Salerno, from Salerno Brokerage is in attendance, and responded that the 
Village has a total of 11 million dollars in liability protection.  Trustee Caridi was concerned that 
the vendors won’t show up for Montebello Day. 
 
The Board was in agreement not to charge the vendors that show up for the concert. 
 
Lastly, a letter was sent to Highway Superintendent, Anthony Sharan and Supervisor Christopher 
St. Lawrence regarding the traffic signal at Airmont Road and Executive Blvd. It was requested 
that the traffic lights be reprogrammed so that only a blinking yellow light would be operational 
from midnight to 5 a.m.  There has been no response yet. 
 
Trustee Sorrillo asked about the Montebello Road Bridge. The Mayor gave an update. Work is 
proceeding, but the County Highway Department is estimating the bridge will not be finished 
this year as planned, but in the spring of next year.  The good news is that the cornerstone from 
the bridge that went missing has been found. 
 
Parks Commission Business:  No one from the Parks Commission was present. 
 
Public Comment:  No one wished to speak 
 
The next agenda item was a discussion with Nick Salerno of Salerno Brokerage Corp. regarding 
the renewal of the Village’s insurance policies. 
 
Mr. Salerno informed the Board that he tested the insurance market place and one alternate quote 
was approximately $13,000 higher than the current premiums. The Village’s insurance premium 



3 
 

will increase about 5% this year. The market is starting to settle down, and there have been a few 
less claims. Last year there were no liability claims, there were 2 property claims totaling approx. 
$5,000.00, no auto claims, no public official’s claims, no employment practices or employee 
theft claims. The total premium for the package includes the buildings and its contents, public 
employees blanket bond and the property value is 3.6 million dollars, the primary policy has 11 
million dollars of liability insurance, auto liability covers for fire, theft and collision. Annual 
premium is going from $36,535 to $38,979, a very small increase.   
 
Mr. Salerno congratulated the Board on their choice of a Village Clerk; she has kept the broker 
informed of any activity that goes on.  Mr. Salerno stated Debra Mastroeni is a pleasure to work 
with.  
 
Mr. Salerno noted that American Alternative Insurance Corp has a Superior AM Best Rating of 
A+ and that Allied World reported that its premium would be in excess of $45,000, which they 
advised would not be competitive. 
 
He is recommending American Alternative Insurance Corp. which offers property, general 
liability and automobile coverage for $22,245.96, Ace which covers public officials and 
employee practices for $5,643.00, Umbrella policy under American Alternative would be 
$10,604.00, and a Public Employee Blanket Bond through Utica for $487.00. This totals 
$38,979.00. 
 
American Alternative has a much higher policy holder surplus, and is covered by the New York 
State Insurance Guaranty Fund. The coverage with the state fund is as good as it gets at this 
point.  
 
Mr. Salerno also recommended adding a cyber liability policy, and went on to state that the 
Village has a lot of sensitive employee and resident information in their computer system. 
Hackers are always trying to break into systems out there and he strongly suggested that the 
Village consider $500,000.00 worth of cyber coverage for an additional premium amount of 
$1,819.00. 
 
The Board members thanked Mr. Salerno for coming up from Long Island.  
 
The Board discussed the recommendation regarding the cyber policy and felt that sensitive 
information is not being stored on the Village’s computer system to merit the additional expense. 
 
Resolution: 14-075                   Village of Montebello 

Title:  Village Insurance Renewal - Sept 7, 2014 to Sept 7, 2015 

 
 WHEREAS, it is prudent that the Village maintain insurance coverage for loss to 
property, general liability, auto, hired car-non owner auto, crime, public officials, 
boiler/machinery, and umbrella liability, etc., as has been covered in prior years; and 
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 WHEREAS, the Village Clerk sought competitive proposals via our broker, Salerno 
Brokerage, and broker, FOA & Son Corporation; and 
 
 WHEREAS, Salerno Brokerage sought proposals for coverage from Allied World, ACE, 
Utica, and American Alternative; and  
 WHEREAS, FOA & Son Corporation sought a proposal from Travelers Insurance and 
was advised that the premium would not be competitive; and 
 

WHEREAS, Salerno Brokerage summarized the proposals it received in its report dated 
August 14, 2014, a true copy of which shall be appended to the Minutes hereof as if a part of the 
Resolution as follows, noting that American Alternative Insurance Corp has a Superior AM Best 
Rating of A+ and that Allied World reported that its premium would be in excess of $45,000, 
which they advised would not be competitive: 
 
  

	
  
American	
  Alternative	
  

Property,	
  General	
  Liability	
  and	
  Automobile	
   $22,245.96	
  

	
   	
  Public	
  Officials/	
  
(ACE)	
  Employment	
  Practices	
   $5,643.00	
  

	
   	
  Umbrella	
  (American	
  Alternative)	
   $10,604.00	
  

	
   	
  Public	
  Employees	
  Blanket	
  Bond	
   $487.00	
  

	
   	
  Total	
   $38,979.96	
  
	
   	
  
	
   	
  

 
           ; and 
 
 WHEREAS, Salerno Brokerage recommends that said coverage be obtained from 
American Alternative at a total cost of $32,849.96, including Umbrella coverage, plus a Public 
Employees Blanket Bond from Utica at an expense of $487.00, and the Public Officials portion 
from ACE at an expense of $5,643.00, for a total of $38,979.96 as summarized above and in the 
chart because the terms of the respective combinations of coverages will be enhanced as to the 
current policy; American Alternative has a much higher policy holder surplus, is covered by the 
New York State Insurance Guaranty Fund; and, it also being noted that due to market conditions 
and the Village’s loss experience, there is an increase in cost vs. the present year of about 
$2,404.17. 
 
 THEREFORE, BE IT RESOLVED, that insurance coverage as aforedescribed for the 
Village be renewed with American Alternative, and the associated coverages as brokered by 
Salerno Brokerage for the period of September 7, 2014 to September 7, 2015, at the cost of 
$38,979.96, such found to be reasonable and prudent, all factors considered; and 
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 BE IT FURTHER RESOLVED, that the terms and conditions of such insurances and 
undertaking shall be as set forth on the face of same, which policies and undertaking shall be 
appended to the minutes hereof as if fully set forth hereinafter. 
 
Motion:  Trustee Golden 
 
Second:  Trustee Sorrillo 
 
Upon vote, the Resolution carried unanimously.  
 
The next agenda item is a review of the 2013 Independent Audit Report submitted by Korn 
Rosenbaum LLP.  Dave Wemmer and Mike Rockefeller are present from Korn Rosenbaum. 
 
Mr. Wemmer gave an overview of the statements noting that a clean opinion qualifies on the 
operations of the Village. Internal controls are well defined; no items to report, no discrepancies 
with management, no unconnected errors, books are done well.  The Village Clerk-Treasurer and 
Mr. Nyman are doing a very nice job.  Mr. Wemmer stated he and his staff performed tests to 
confirm the village’s receivables, to assess state aid, to review village taxes, sales tax, bank 
balances, they did direct testing of the expenses and revenues, reviewed cash, payroll, 
interviewed the Village Clerk on certain matters, all of this allows the firm to form an opinion as 
to whether financials are fairly presented, which they are. 
 
Mr. Wemmer thanked Debra Mastroeni for cooperating with the audit process. 
 
He went on to state the Village is in a very healthy financial condition. The general fund balance 
had an increase of approximately $150,000, which is good.  
 
Trustee Sorrillo asked Mr. Rockefeller if they compared last year’s numbers to this year’s 
numbers. They did. Trustee Sorrillo thought that the expected amount of money to be spent was 
significantly different from what was actually spent.  Trustee Sorrillo requested a copy of the 
auditor’s worksheet.  It will be sent to the Clerk-Treasurer to forward to Trustee Sorrillo. 
 
Mayor Oppenheim asked the Board if they had any questions. They did not. The Mayor stated 
the Village received a clean bill of health and is in great financial shape. 
 
The Board members thanked Mr. Wemmer and Mr. Rockefeller for attending the meeting and 
reviewing the report with them. 
 
Resolution: 14-076                   Village of Montebello 
 
Title:  Accept 2013 Independent Audit Report   
 
 BE IT RESOLVED, that the audit report from Korn Rosenbaum LLC, Certified Public 
Accountants, for the calendar year 2013 is hereby accepted. 
 
Motion: Trustee Sorrillo   
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Second:  Trustee Caridi 
 
Upon vote, the Resolution carried unanimously. 
 
The next agenda item was a discussion on the request from Lawrence Turco for the Board to 
amend the payment schedule for the Rio Vista of Montebello, LLC Community Benefit 
Agreement. 
 
Mayor Oppenheim advised that he received a text message from Mr. Turco that his wife was not 
feeling well and he would be unable to attend the meeting.   
 
The Board members discussed Mr. Turco’s request to make payments in $10,000 increments. 
 
Trustee Sorrillo would rather have more money up front as the Agreement has already been 
breached and the payments are overdue, noting that it is not the Village’s responsibility to 
finance his cash flow issues. 
 
Trustee Golden and Trustee Caridi are in agreement as is the Mayor.  The consensus of the 
Board was to receive $25,000 no later than October 15th and the remaining $20,000 no later than 
December 15th of this year with C of O’s not being released until the required payments are 
received. 
 
Resolution: 14-077         Village of Montebello 
 
Title: Amend Rio Vista of Montebello, LLC Community Benefit Agreement 
 
 WHEREAS, Lawrence Turco, Managing Member, Ryan Mansion Vistas, in his letter 
dated July 29, 2014, sent in response to demand letter sent by the Village Clerk the day before 
reporting $60,000 (4 @ $15,000), remaining due under the Community Benefit Agreement, 
acknowledged same, but requested a prospective payment schedule due to cost flow issues 
whereby $10,000 would be paid per each anticipated closing for 6 units, 15, 3, 17, 18, 19, 20, 
until $60,000 was reached; and 
 
 WHEREAS, in the absence of immediate relief, and in order to obtain a Certificate of 
Occupancy upon Unit 15, which closing did take place on August 13, 2014, upon the advice of 
the Village Attorney, $15,000 was paid to the Village the day before said closing, reducing the 
balance owed to $45,000; and 
 
 WHEREAS, whether to offer any further relief is entirely discretionary with the Village 
Board which reminds the developer that it already extended two significant forms of relief to 
facilitate the successful completion of the project in the belief that although the Village has and 
can have no propriety interest in same, it was found better for the Village and its residents that 
the project not halt half way through completion, which relief including lowering the minimum 
age of the second occupant to 45, and permitting the form of ownership to change from 
Homeowner’s Association and fee simple, to condominium; and 
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 WHEREAS, the Village Board in its review of the closing dates of the units and the 
associated benefit payments made concluded that Rio Vista was in breach of the Agreement as 
closings had taken place for 14 units and benefit payments were made for only 7, making the 
required payments well overdue; and 
 
 WHEREAS, despite this, the Village Board is willing to consider offering some relief as 
Resolved herein. 
 
 THEREFORE, THE VILLAGE BOARD in light of the foregoing, and the inescapable 
conclusion that the balance owed of $45,000 is long past due, decides as follows: that relief be 
offered to the extent that a benefit payment of $25,000 must be made no later than October 15, 
2014, and that the remaining balance of $20,000 be paid no later than December 15, 2014, which 
dates are to accelerate in order for the next two Certificate of Occupancies to issue (e.g., first 
shall not issue on or before October 15, 2014, unless $25,000 has been paid; the second shall not 
issue on or before December 15, 2014, unless the balance of $20,000 has been paid).  
 
Motion: Trustee Sorrillo 

 
Second: Trustee Caridi 
 
Upon vote, the Resolution carried unanimously. 
 
Resolution: 14-078   Village of Montebello 
 
Title: Approval of Minutes for July 16, 2014 
 
 BE IT RESOLVED, the minutes of the Regular Meeting of the Board of Trustees of July 
16, 2014 be and are hereby approved. 
 
Motion: Trustee Golden 
 
Second: Trustee Sorrillo 
 
Upon vote, the Resolution carried unanimously. 
 
Resolution: 14-079   Village of Montebello 
 
Title: Approval of Abstract & Schedule of Claims 
 
 BE IT RESOLVED, the Abstract and Schedule of Claims dated August 20, 2014, and 
totaling $259,799.23 are hereby approved and the claims listed thereon shall be paid. 
 
Motion: Trustee Sorrillo    
 
Second: Trustee Caridi 
 
Upon vote, the Resolution carried unanimously. 
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At 8:43 p.m., Trustee Caridi made a motion to enter Executive Session to discuss personnel and 
contractual agreements, seconded by Trustee Golden. Upon vote, the motion carried 
unanimously. 
 
At 8:48 p.m., Trustee Sorrillo made a motion to exit Executive Session, seconded by Trustee 
Caridi.  Upon vote, the motion carried unanimously. 
 
Resolution: 14-080        Village of Montebello 
 
Title: Accept Resignation of P/T Justice Court Clerk 
 
 WHEREAS, Sue Yanitelli submitted her resignation as P/T Court Clerk effective August 
15, 2014; and 
 
 WHEREAS, as a consequence, the effort to obtain a replacement Clerk began 
immediately. 
 
 THEREFORE, BE IT RESOLVED, that the resignation of Sue Yanitelli be accepted and 
that the position be declared as vacant. 
 
Motion:   Trustee Sorrillo    
 
Second: Trustee Caridi 
 
Upon vote, the Resolution carried unanimously. 
 
Resolution:  14-081                 Village of Montebello 
 
Title:  Appointment of P/T Justice Court Clerk  
 
 WHEREAS, the Board of Trustees established the position of Justice Court Clerk P/T on 
March 21, 2012 by adoption of Resolution No. 12- 026; and 
 

WHEREAS, the Village Justice Court Clerk P/T, Sue Yanitelli, resigned for personal 
reasons effective August 15, 2014; and 

 
WHEREAS, the position was advertised in the Journal News and Career Builder, 

yielding approximately sixty resumes; and 
 
WHEREAS, the Village Clerk and the Justices reviewed the resumes which yielded two 

viable candidates who appeared to be qualified, and who were interviewed by the Clerk and the 
Justices; and 
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WHEREAS, after this process and checking references, all involved agreed that Andrea 
Petitti is the most qualified candidate for the position, possessing, amongst other experience, 
serving 7 years as Court Clerk for the Village of Irvington; and 

 
WHEREAS, said candidate has indicated a willingness to accept said position at an 

hourly rate of $20.40 for approximately 17 hours per week, plus court time, but subject to the 
provisions of health insurance for herself at the new hire cost to the employee of 25% or 
presently $192.88/ month, a present cost to the Village of $578.66/month, both of which 
amounts, the employee and Village contributions, are understood as increasing proportionately 
as the premiums increase; and 

 
WHEREAS, it is recommended by both Justices that the position  carry with it the 

availability of health insurance, as described, as it appears quite difficult to otherwise obtain a 
qualified candidate; and 

 
WHEREAS, the candidate also appears qualified and states a willingness to fill in for 

regular Village office duties other than court duties, as may be necessary and desirable to the 
Village. 

 
THEREFORE, BE IT RESOLVED, effective immediately, that Andrea Pettiti be hired as 

Justice Court Clerk P/T according to the foregoing terms and conditions, subject to necessary 
approvals, if any, by the Office of Court Administration and the Rockland County Civil Service 
Department, and any further investigation of the candidate that the Village may deem 
appropriate. 

 
 Motion: Trustee Golden 
 
Second:     Trustee Caridi 
 
Upon vote, the Resolution carried unanimously. 
 
Mayor Oppenheim read the following Resolution regarding contracting with a broker to lease the 
Village’s office space: 
 
Resolution: 14-         Village of Montebello 
 
Title: Brokerage Agreement to Lease Office Portion of Montebello Community Center 
 
 WHEREAS, the present tenant of the office portion of the Montebello Community 
Center is vacating on or about September 30, 2014; and 
 
 WHEREAS, it is prudent to place same on the rental market as soon as possible to 
minimize the period of vacancy and, accordingly, the Village Clerk/Treasurer, Village Attorney 
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and Mayor have been negotiating with the broker who previously rented the premises for the 
Village, Yshay Manos of Coldwell Banker Commercial, 170 N. Main Street, New City, NY, and 
accordingly, said broker proposes entering into a 6-month listing agreement, a copy of which 
shall be appended to the Minutes hereof,  to lease said premises, with commission of 4% of the 
leasehold if tenant is found by a Coldwell broker or an agent thereof, or 5% if found by a non-
Coldwell broker or an agent; and 
 
 WHEREAS, as based upon his view of the office rental market in the region, and 
supportive materials be supplied, said broker recommends that the offices premises be leased at 
$23 per S.F. as based upon 2350 leasable square feet, including CAM and Real Estate taxes, and 
given separate metering on all utilities but water, that tenant pay its own utility charges, but that 
water to be shared 50/50 with the Village; and 
 
 WHEREAS, the brokerage and listing terms appear reasonable in the circumstances, time 
being is of the essence.   
  

THEREFORE, BE IT RESOLVED, that said brokerage agreement, final form subject to 
approval of Village Attorney, be entered into and the property listed for rental as aforedescribed, 
said brokerage agreement to be considered as if a part hereof, a copy to be appended to the 
Minutes hereof.  
 
Motion: Trustee Sorrillo 
 
Second: Trustee Caridi 
 
Mayor Oppenheim felt there were a number of problems with this proposal. He was upset that 
this broker took the Village’s potential client, the Calgary Church, elsewhere for space, and that 
there is a reduction in cost per square footage. Trustee Sorrillo asked if any other brokers were 
called in for their expertise. There were not.  It was suggested to obtain other brokers to get a 
different opinion. 
 
Attorney Berbit noted that he is aware of a few commercial brokers in the county that can be 
contacted. 
 
The consensus of the Board was to contact other commercial real estate brokers as they felt the 
Coldwell Banker broker could have negotiated a better deal to keep the Church in the space. 
Because time is of the essence with this matter, when a broker is found the Clerk will send the 
Board the pertinent information for their approval to move forward. 
 
The Board withdrew the Resolution.  
 
Public Comment:  
 
Don Kulek, 53 Mayer Drive, regarding relief of building permit fees for a finished addition. 
 



11 
 

Mayor Oppenheim summarized Mr. Kulek’s request: Denise Ollis, Mr. Kulek’s wife took out a 
building permit in June 2003 for an addition; in November 2005 the permit was renewed.  That 
permit expired and a new permit was taken out in June 2008.  During an inspection by the 
building department it was noted that a gas fireplace was installed that was not part of the permit 
for the addition.  A Certificate of Occupancy was never issued and final inspections were never 
performed as this permit also expired in June of 2010.   
 
Mr. Kulek expressed that he feels they have paid enough in permit fees and has requested that 
the Board come to some type of compromise regarding same.  He notes that he has tried 
numerous times to contact the original architect to add the fireplace to the original plans with no 
success. 
 
The Mayor pointed out that the resident has had over a decade to get this permit closed out and 
finalized.  Attorney Berbit mentioned that the same architect or engineer was not needed; just a 
qualified architect or engineer to sign off, then the Building Inspector could perform a final 
inspection and if everything meets code could issue a C of O. 
 
The issue of non-compliance is scheduled for Justice Court on September 3rd.   
 
The Mayor does not want to set precedence with granting a reduction in fees and the Board 
cannot support non-compliance; the homeowner has been using this space without a C of O. 
 
The Village Attorney advised that the homeowner does not need the original architect, he can 
hire a licensed professional to sign off on the installation of the fireplace and that it meets all 
code requirements. 
 
Mr. Kulek was advised to seek certification for the fireplace and the Board will review this 
matter again at the September Board meeting. 
 
Next on the agenda is a request from Daniel Walsh of 67 Viola Road to erect a picket fence 
within the turfed portion of a paper street that has served as their front lawn, as their front lawn is 
short, barely 10 feet from their home. Mr. Walsh’s second request is to explore the possible 
purchase of the paper street. 
 
Mr. Berbit advised that the “paper street” means legally it’s shown as a street in the records, but 
never evolved to an actual developed street.  
 
The Board members discussed the request and reviewed the map showing the parcel and the 
paper street location.  They were somewhat confused as to how the Walsh’s access their 
property. 
 
The Board decided they required additional information to be able to consider this request and 
asked that the Clerk send Mr. Walsh a letter requesting a title report with a copy of the 
subdivision plat for the paper street and an updated survey of Mr. Walsh’s property.  In addition, 
the Board will do a site visit to clarify the present access available to the Walsh’s property. 
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Old Business:  None 
 
 
New Business:  
 
Trustee Golden received a call from a resident stating the neighbor at 101 Montebello Road is 
hanging laundry all over the backyard. She went on to state that it would not be that bad if the 
clothes were hung on a clothesline in an orderly fashion, but the clothing haphazardly hanging 
over the fence. Apparently there are a lot of children that live at this address. A formal complaint 
has not been filed with the Village. 
 
She asked if our Code prohibits using a fence as a clothesline.   
 
The Village Clerk will speak with the Building Inspector regarding this issue.  
 
Trustee Caridi made a motion to adjourn, seconded by Trustee Sorrillo. Upon vote, the motion 
carried unanimously.  The meeting adjourned at 9:26 p.m. 
 
 


