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Town of Sand Lake 
Zoning Board of Appeals (ZBA) 

February 10, 2022 
 
The minutes, as follows, are intended to provide a general summary of the Agenda items and Public 
Hearings.  Quotes presented are not verbatim, nor is all discussion which occurred presented herein.  This 
document should not be relied upon as a transcript or the actual proceedings.  The transcript of this 
meeting is on a digital voice recorder and available at the Town Hall. 
 
CALL TO ORDER:  Melissa Toni opened the meeting at 7:00PM 
 
MEMBERS PRESENT:  Scott Bendett 

Geraldine Burger 
    Amy Lent 
    Craig Crist, Esq. 
 
MEMBERS ABSENT:   
 
OTHERS PRESENT: Terry Meissner, Dennis Tremont, Nicole Connelly, Monica Ryan (Town 

Planner) 
 
RECORDING CLERK:  Laura Fedoreshenko, Clerk for Planning Board and ZBA 
 
Area Variance Application 
Darren Katz – Saxton Sign Corporation (Applicant)  Tax Map #:  146.2-5-36 
Ivo Garcia – Dunkin Donuts (Property Owner)  
3696 NY 43      
West Sand Lake, NY 12196     Lot Size:  .465 +/- acres 
HC – Hamlet Commercial Zoning District 
 
An Area Variance application related to proposed business signs exceeding the number of allowed signs. 
 
Melissa Toni (MT) noted that the project was presented at the ZBA meeting of January 13, 2022 where 
questions were raised by Board members and a Recommendation was sought from the Planning Board 
(PB).  MT noted that the PB had responded with a Negative Recommendation and asked for application 
amendments. She added that the application would now be reviewed for completeness and scheduling 
of a Public Hearing.   
 
Terry Meissner of Saxton Signs represented the project.  Mr. Meissner stated that based on the 
discussions of both Boards, it was decided to remove the four “directional” signs that had been proposed 
by the entrances/exits and remove the proposed pylon monument sign.  He stated that in place of the 
proposed pylon monument sign, it would be replaced by a 3rd “DD” sign on the Route 150 side of the 
building above the drive-thru window.  He added that the third building wall sign would match in design 
and size as the one being placed on the front of the building.  The site plan for the layout of the building 
signs was reviewed.  Monica Ryan stated that an Area Variance would be needed for the placement of the 
3rd building wall sign.  It was noted that the one “Do Not Enter” ground sign internally located on the lot 
by the drive-thru would remain for safety purposes.  It was mentioned that the signs would not be 
internally lit however would have the external gooseneck lighting.  MT asked if renderings were available 
that reflected the latest proposal to which Mr. Meissner replied no as the company was finalizing them.  
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It was agreed that if the renderings were provided prior to the Public Hearing notice being published, the 
ZBA could deem the application complete and schedule the Public Hearing.   
 
MT motioned to deem the application as complete with agreed upon amended renderings, which include 
the rescinding of the 4 directional signs and replacement of the pylon monument sign with a 3rd building 
wall sign, and that these submissions must be received at Planning Office by March 1, 2022.  MT also 
included the scheduling of the Public Hearing for March 10, 2022.  The motion was seconded by Amy Lent 
(AL) and all approved.    
 
Use Variance Application 
Dennis Tremont – Ace Hardware (Applicant)   Tax Map #:  148.-6-2.12 
 2897 NY 43     
Averill Park, NY 12018      Lot Size:  5.07 acres 
HMU – Hamlet Mixed-Use Zoning District 
 
A Use Variance application for a proposed electronic message center business sign.  
 
Dennis Tremont presented and referred to the road sign pictures submitted with the application.  Mr. 
Tremont stated that the proposed project was to replace the hand message section of the business road 
sign with an electronic message board.  He added that that area of the sign would remain the same size.   
 
MT explained that the application was to be reviewed by Board members for completeness prior to 
scheduling a Public Hearing.  MT explained that the requested project required a Use Variance as the 
Zoning Code prohibits the use of electronic message centers in the Town of Sand Lake.  Craig Crist (CC) 
asked how many times a day would the electronic message sign change.  Mr. Tremont replied that it would 
not probably change by the day and added that the thought was to also display public community events.  
CC stated having limited changing of the information displayed throughout the day would be better as 
less of a distraction for drivers.  Ms. Ryan asked at what height the electronic message board be to which 
Mr. Tremont replied approximately 8’ to the top of it.   
 
With no further questions from the Board members, MT motioned to schedule the Public Hearing for 
March 10, 2022 at 7:00pm; seconded by Scott Bendett (SB) and all approved.  
 
Area Variance Application 
Nicole Connelly & James West (Applicants)   Tax Map #:  148.-6-2.12 
Charles & Joanne Connelly (Property Owners) 
57 Connelly Way 
Averill Park, NY 12018       Lot Size:  5.07 acres 
R – Residential Zoning District 
 
An Area Variance application for an insufficient side yard setback for the replacement of an existing 
dwelling with a new single-family dwelling.   

 
Nicole Connelly and surveyor William Glasser were present.  Mr. Glasser represented the project and 
stated that the applicant was seeking a side yard variance for a new single-family dwelling.  He explained 
that a camp currently existed which had an 8.7’ side setback and the new dwelling would be 11.5’ on the 
same side.  He added that on the other side of the camp there was a side setback of 12.6’ and the new 
setback would be 11.5’ which required the variance.  Mr. Glasser stated that the location of the new 
dwelling would be more than 100’ from the lake.  Ms. Connelly stated that the existing camp would be 
removed prior to the build of the new dwelling.  The survey map was viewed, and Mr. Glasser noted that 
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the new dwelling would be centered at 11.5’ on both sides of the lot.  Ms. Connelly pointed out that her 
parents currently owned the lot under discussion as well as the adjacent lot.  It was noted that the new 
dwelling would be like those in the neighborhood with a walkout basement and two floors above.  Ms. 
Ryan confirmed that the Building Inspector had done a few sight visits to view the height fluctuations in 
the topography.  She stated that he had noted that a small portion of the new dwelling’s height would be 
at 40’ however would taper down below 35’ due to the topography; thus, no variance relief needed as 
the new dwelling’s average height would be 35’ or less.  MT stated it did not appear that the new build 
would be at 30% impervious to which Mr. Glasser agreed.  Geraldine Burger (GB) indicated she felt all the 
necessary information had been received to which Board members agreed.   
 
With no further questions, MT motioned to schedule the Public Hearing for March 10, 2022 at 7:00pm; 
seconded by GB and all approved. 
 
APPROVED RESOLUTIONS 
Negative Declaration for Christina Hennessy 
MT motioned to waive the full reading of the draft Negative Declaration; seconded by SB and all 
approved.   
MT motioned to approve the Negative Declaration in its entirety; seconded by SB and all approved. 
 
Area Variance for Christina Hennessy 
MT motioned to waive the full reading of the draft Resolution; seconded by GB and all approved. 
AH motioned to approve the Resolution in its entirety; seconded by GB and all approved. 
 
DRAFT MINUTES FOR APPROVAL 
MT motioned to accept the November 16, 2021 minutes as presented; seconded by GB and all 
approved. 
MT motioned to accept the December 9, 2022 minutes as presented; seconded by GB and all approved.  
 
ADJOURNMENT  
MT motioned to adjourn the meeting at 7:24pm; seconded by SB and all approved. 


