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Town of Sand Lake 
Planning Board Minutes 

April 1, 2026 
 
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 of the actual proceedings. The 
transcript of this meeting has been recorded and is available at the Town Hall. 
 
CALL TO ORDER:          Andrew Karl began the meeting at 7:05 PM. 
 
MEMBERS PRESENT:   Andrew Karl (AK), Jennie Glasser (JG), Ralph Lamontagna (RL), Evan Thorpe 

(ET) 
 
MEMBERS ABSENT: Joel Abelove (JA), excused; Art Herman (AH), excused; Michael Slavin (MS), 

excused 
 
OTHERS PRESENT: Craig Crist, Esq. (CC), Crystal Stockin, Building Department (CS), Anna 

Rizzo, TOSL Planning Coordinator (AR), David Lammon (DL), Elissa Wehnau 
(EW), Morgan Stritsman (MS) 

  
RECORDING CLERK: Valerie Lang Waldin (VLW), Clerk for the Planning Board and ZBA 
 
PLEDGE OF ALLEGIANCE: 
  
APPLICATIONS: 
 
 
Scenic Preservation Review 
David Lammon                                                       Tax Map #: 170.2-1-8 
190 Methodist Farm Road                             Lot Size:  0.50 acres 
Sand Lake, NY  12153                Proposed Lot 1:  
R- Residential Zoning District                      Proposed Lot 2:  
 
David Lammon (DL) presented his request to build a small lake access desk (approximately 16’ X 
14’) to cover an old, broken concrete wall.  Ralph Lamontagna (RL) inquired about a part of the 
application requesting that a pine tree that may be taken down due to sap and branch debris.  DL 
confirmed that he plans to take the tree down at some point.  RL stated that in the application the 
proposed deck is earth tone and will blend with the surrounding area.  DL confirmed this. 
 
Andrew Karl (AK) asked if the concrete will be removed or remain.  DL informed the members that 
the concrete will remain and that it will be covered by the deck.  
 
AK stated that it is his understanding that the deck will be 30 feet from the closest property 
boundary. DL confirmed.  DL asked whether there is a time limit as to when he needs to remove the 
tree in question.  Crystal Stockin (CS) indicated there is no time limit on an action once a resolution 
is approved. 
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AK motioned that the Town of Sand Lake Planning Board be the Lead Agency; motion seconded by 
Jennie Glasser (JG).  Motion passed unanimously.  AK motioned that this action be considered a 
Type 2 under SEQR; motion seconded by RL.  Motion passed unanimously. 
 
AK motioned that the Planning Board approve this application conditioned that proper sediment 
and erosion controls be instituted.  Motion was seconded by JG.  Motion passed unanimously.  DL 
clarified that sandbags would be used to prevent erosion. 
 
 
Sign Placement 
Elissa Wehnau / Unbreakable Nutrition                                             Tax Map #: 146.2-5-50 
12 Mall Way                              Lot Size:  25 feet building frontage 
West Sand Lake, NY  12196                             Proposed Lot 1:  
PDD – Planned Development District                    Proposed Lot 2:  
 
Elissa Wehnau (EW) explained to the Board that she wishes to replace sign for her business, 
“Unbreakable Nutrition,” in the 43 Mall.  AK referred to the photographs included in the application 
and asked whether the sign will have accompanying lights.  EW indicated that there will be no 
lights. 
 
RL inquired as to when Unbreakable Nutrition will be opening.  EW informed the Board that the 
business will re-open Friday April 3, 2026.   
 
AK motioned that the Town of Sand Lake be Lead Agency on this matter; motion seconded by JG.  
Motion passed unanimously.  AK motioned that this action be considered a Type 2 under SEQR; 
motion seconded by RL.  Motion passed unanimously. 
 
AK motioned that this application be approved; seconded by JG.  Motion carried unanimously. 
 
 
Minor Subdivision 
Morgan Stritsman / The Flip Side, LLC           Tax Map #: 170.2-1-3.2 
220 Methodist Farm Road                                              Lot Size:  2.57 acres  
Averill Park, NY  12018                                                                                        Proposed Lot 1: 1.10 acres 
R- Residential Zoning District                                                                          Proposed Lot 2: 1.47 acres 
 
Morgan Stritsman (MS) is seeking to subdivide 2.57-acre parcel into two residential lots.   
 
AK stated that this was subdivided into two lots from the Ann Bower property and at the time met 
subdivision requirements.  
 
AK clarified that one lot is currently being improved with a single-family dwelling; the second lot is 
intended for future use as a single-family residence. 
 
AK indicated that because this is a subdivision application, a public hearing is required.   
 
AK motioned that the Town of Sand Lake be the Lead Agency on this application; motion seconded 
by JG.  Motion carried unanimously. 
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AK motioned that a public hearing be set for Wednesday, April 15, 2026, at 7 PM.  RL seconded the 
motion which carried unanimously.  MS will attend the public hearing to be held at the next 
Planning Board meeting, April 15, 2026. 
 
 
Special Use Permit– PLACEHOLDER with Public Hearing Continuation  
Matt Baumgartner/June Farms                                                             Tax Map #: 157.-3-2.1 & 157.-3-
3.1 
274 Parker Rd                                   Lot Size: 77.30/24 +/- acres  
Averill Park, NY 12018      
AR – Agricultural Residential Zoning District 
 
Special Use Permit Application to modify the existing Special Use Permit Resolution amending the 
event specifications. 
 
There will be no new information presented AT THIS TIME and the Planning Board will not be 
discussing this item at this meeting.  This item is only on the agenda to illustrate that the public 
hearing will be continued on a future date when there is new information being presented for 
discussion by the Planning Board. 
 
AK motioned to continue the public hearing on this matter at the next available Planning Board 
meeting.  RL seconded the motion, which carried unanimously. 
 
 
Site Plan Review– PLACEHOLDER with Public Hearing Continuation 
Matt Baumgartner/June Farms                          Tax Map #: 157.-3-2.1 
274 Parker Rd                            Lot Size: 77.30 +/- acres  
Averill Park, NY 12018      
AR – Agricultural Residential Zoning District 
 
Site Plan Review Application to: 
1)Construct an added building (a second hobbit house)   
2) & 3) Add bathrooms to and renovate the Timbertown Cabins 
4)Construct a swimming pool with a hot tub and a cold plunge 
5)Installation of new septic system to service proposed Hobbit house 2 and Timbertown 
 
There will be no new information presented AT THIS TIME and the Planning Board will not be 
discussing this item at this meeting.  This item is only on the agenda to illustrate that the public 
hearing will be continued on a future date when there is new information being presented for 
discussion by the Planning Board. 
 
AK motioned to continue the public hearing on this matter at the next available Planning Board 
meeting.  RL seconded the motion, which carried unanimously. 
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RESOLUTIONS 
The resolutions to: (1) approve SUB 26-02 Minor Subdivision Resolution for Zacare, LLC, and (2) to 
approve SUB 26-03 Minor Subdivision Resolution for Todd Scaccia, both approved at the March 
18, 2026 Planning Board Meeting, could not be voted upon as Evan Thorpe (ET) was not present at 
the March 18, 2026 meeting which therefore does not constitute a quorum.  Said resolutions will be 
voted upon at the next Planning Board meeting. 
 
 
MINUTES  
As ET was not present on March 18, 2026, and due to lack of a quorum, CC recommended approval 
of the March 18, 2026 minutes be tabled until the next Planning Board meeting. 
 
 
ADJOURNMENT 
AK motioned that the meeting be adjourned at 7:16 PM, seconded by ET; motion carried 
unanimously. 


