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(excused)

Town of Sand Lake
Planning Board Minutes

May 6, 2026

The minutes, as follows, are intended to provide a general summary of the agenda items
and Public Hearings. Quotes presented are not verbatim, noris 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 opened the meeting at 7:05 PM.

MEMBERS PRESENT: Andrew Karl (AK), Joel Abelove (JA), Jennie Glasser (JG), Art Herman

(AH), Ralph Lamontagna (RL), Evan Thorpe (ET)

MEMBERS ABSENT: Mike Slavin (excused)

OTHERS PRESENT: Craig Crist, Esq. (CC), Anna Rizzo (AR), TOSL Planning Coordinator,
Melissa Martuscello, TJ Ruane (TJR), Scott Blair, Karen Mason, Caroline Milkovian, Andrew
Didio (AD), Matt Baumgartner (MB), Michelle R. (illegible), Trevor M. (illegible), Catherine
VanGarderen, Frederick Quintos, June Teets, John Staugritis, Ben Petrone, Jim Courdes,

Chris Petrone
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RECORDING CLERK: Valerie Lang Waldin, Clerk for the Planning Board and ZBA

PLEDGE OF ALLEGIANCE:

APPLICATIONS:

Scenic Preservation

Daniel Martuscello Tax Map #: 170.2-1-16.12
30 Saxby Way Lot Size: 4.20 acres
Averill Park, NY 12018

R - Residential Zoning District

Melissa Martuscello addressed the Board. Property owner is proposing to put stairs
ascending from Crooked Lake toward the property and at the top of the incline
approximately 25 feet from the water, with a 16’ X 10’ deck made of pressure treated wood.
No trees are being removed.

AK made a motion that the Town of Sand Lake Planning Board be the Lead Agency on this
matter, seconded by RL. Motion carried. AK motioned that it be declared a Type 2 Action
under SEQR, seconded by AH. Motion carried. AK motioned that the Planning Board
approve this application on the condition that proper erosion and sediment controls be
installed during construction. Motion was seconded by RL. Motion carried.

Matt Baumgartner/June Farms

AK read the determination from the Town Code Enforcement Officer sent to the applicant’s
attorney: “It is the determination of the Town of Sand Lake Building Department that all
requests of your client involving issuance or modification of a Special Use Permit for the
subject property should be completed as part of a unified review. Atthe completion of
such review, if approved by the Planning Board, one updated Special Use Permit would be
used citing the extent of all permissions granted.”

AK explained that the applicant cannot segment applications, and as part of SEQR review,
itis necessary to examine the cumulative impacts of the applications taken together. AK



Planning Board Minutes May 6, 2026

referred to the new summer camp application in addition to the previous Special Use
Permit and Site Plan Review.

AKindicated that at this meeting, the applicant would present all of their applications’
changes and proposals, and that the Town of Sand Lake’s Engineer Wayne Bonesteel
would provide his thoughts on the applications. AK clarified that this meeting is not open
to public comment and that when the Planning Board is comfortable with the status of the
applications, the Board would be open to public comment at that time. AK acknowledged
that there is a great deal of new information to process and the intent of the Planning Board
is to best determine how to progress.

AK invited Andrew Didio (AD) of Taconic Engineering to address the Planning Board on the
proposed changes in June Farms’ applications.

AD said that there are not many changes to the plan as originally proposed and explained
that the existing conditions at June Farms include overnight accommodations, as well as a
bar/restaurant, in addition to the actual farm. June Farms also holds evening events in the
Pony Barn, and frequent weddings at the site.

The proposed plan would be to include a swimming pool on the north side of the Pony Barn
which would be open for overnight guests as well as people who visit the farm and pay a
fee to use the pool. Previously proposed was to take the Timbertown Cabins (three existing
cabins) which did not have any restrooms or a septic system, and to winterize them in
order to make year-round accommodations by adding a septic system.

Subsequent to this proposal, in conversations with the Department of Environmental
Conservation (DEC) and the proximity to wetlands, it was determined that Timbertown
Cabins would no longer be used as overnight accommodations. They have been converted
to agricultural use.

In lieu of Timbertown, applicantis proposing, and previously proposed, an additional
Hobbit House (one already exists), and an “A” frame for overnight stays. This is a net loss
of one overnight location.

AD reported that these are the only modifications to applicants’ prior applications.

AD referred to the completed site lighting plan requested by the Town and concluded that
the lighting does not interfere with property lines nor neighbors’ conditions. Regarding
traffic and noise, AD reported that a traffic and noise study was conducted, and the Town
of Sand Lake Engineer on October 1, 2025 approved the traffic study and made only minor
updates to the noise study. AD concluded that the Town Engineer is satisfied with these
technical aspects of the applications.
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AK asked applicant whether the events portion of the application has changed to which
applicant responded it has not.

Town Engineer Wayne Bonesteel explained that quite a bit of time had passed since he had
reviewed the applications, and he will need additional time to examine them. He agrees
that the applications need to be considered in total regarding SEQR.

Board Questions on Existing Applications:

Site Plan

AK affirmed that the two new units still bring June Farms under the limit of 20 structures.
He requested a visual rendering of the Hobbit House and the “A” frame.

AH asked how many structures were in Timbertown, to which applicant replied 3.

AD expressed concern regarding how detailed the renderings of the Hobbit House and “A”
frame should be. AK affirmed he is not asking for professional renderings but a general
idea of what they will look like.

AH asked what the projected size of the “A” frame is. AD said 600 square feet and
explained the “A” frame will be in a remote area of the property in relation to Parker Road
and traffic.

AD referred to the widening of Parker Road and traffic. AD explained thatJune Farms
widened the road for ingress and egress, emergency response vehicles and lodging. He
noted a remarkable difference in ease of access.

Site Plan, Proposed Pool:

JA explained that his understanding is that the proposed pool would be available to renters
of the cabins and their guests. He also asked if the proposed pool would be available to
anyone else. AD explained that they do intend to issue day passes to the public which
would include access to the pool, with a limit of 100 people at any one time.

AK said the Town of Sand Lake Code only allows for private pools that are accessories to a
residence or lodging and what June Farms is proposing is not listed in the Town Code.

AD responded that the pool would be an amenity to the existing use (the purchase of day
tickets for the farm) and not a new offering.
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AK stated that when this was originally applied for it did not indicate that the pool would be
open to public use. Therefore, the application should be updated, and Building
Department/Code Enforcement will need to assess whether this, as now proposed, fits into
our Code. AK stated he wants to assure that the Planning Board is not approving something
it does not have authority to approve.

JA inquired as to whether children attending summer camp will have access to the pool.
The applicant responded they would not.

Regarding the pool, AK noted that the diagram in the Site Plan seems to indicate the
required fencing surrounds three sides of the pool, then extends down the driveway. On
the Site Plan, the fence does not appear to enclose the back side of the pool. AD stated
that the diagram is cut off and does not reflect that the entire area surrounding the pool will
be closed off and fenced in.

AK asked if there will be specific pool parties and events. MB responded probably so, as
long as they stay within noise ordinances. AK asked if the pool would operate on days of
large events. The applicant responded if someone has an event in the Pony Barn, they will
need to include the poolin that event because it is all part of the same space. AK clarified
that use of the pool would vary depending on the nature of the event. MB said it will
hopefully be approved as membership-based, and there would not be pool parties when it
is being used by the members.

AK asked about the status of the Rensselaer County Department of Health (DOH) regarding
pool approval. AD replied that the septic and pool design were approved in the prior
application, however, subsequently, DOH determined that they are putting pool approval
“in abeyance” until a complete SEQR evaluation is submitted, and proof is provided that
the applicant has obtained Planning Board approval for the pool. AK clarified that
Department of Health approval is conditioned upon the Planning Board’s approval, to
which AD agreed.

AH asked how many individuals would be allowed to join pool membership. MB replied
between 200-250.

Site Plan, Noise Study:
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AK clarified that the sound levels fluctuated around the site, possibly attributed to cicadas.
AD confirmed that at the time of the study, cicadas were prevalent, and that when they
toured the site and the noise level was more prevalent on the north end toward Parker
Road. Receptors to the north were picking up noises more so than at the southern end of
the property. AK mentioned that many of the neighbors’ concerns came from the direction
of the north. AK noted that there were recommendations to limit the extent of the sound,
from the source, with vegetation buffers and placement of speakers.

AK noted that on the application most recently received, the narrative referenced a prior
noise study of 100-105 decibels, and not the most recent study (conducted by Sterling). AK
asked that the narrative on this be updated to reflect the most recent noise study with
proposed mitigation measures.

AK stated that the Planning Board will need to consider the Town Engineer’s assessment of

the noise study and impacts, if any; and whether any conditions need to be imposed for the
surrounding environment.

Site Plan, Events:

AK noted the limitation is 12 events with 150-250 guests, 8 private events, 250-400 guests,
and unlimited events of less than 150 guests. Applicant agreed with these numbers.

AK stated that it seems the applicant defines private event as closed to the public,
invitation or ticket required. AK cited the 2025 schedule and noted that there were a
several events with under 150 attendees: Bingo Night, Country Night, Dog Night, for
example. The applicant considers these to be open to the public and not private events.
AK questioned if the applicant’s request is for private events (up to 12) such as a wedding
or anniversary, as compared to public events, where there not be a cap on attendees. MB
replied that he doesn’t see private events as an issue. He thought that when he was
originally coming before the Planning Board, he was allowed to hold huge parties. He never
considered, for example, a law firm party with 150-160 to be a large event. MB said that on
beautiful days, June Farms will have 300-400 people on site. Private events, MB maintains,
minimize negative impacts for the neighbors. He feels itis in the community’s best interest
for him to be able to have private events.
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AD raised the question of what the difference between a private event and a ticketed event
is. A private event is for example, a wedding. They are not selling tickets. TJR clarified that
during a private event the farm is not open to the public.

RL mentioned events June Farms has had in which they use buses to transport people. He
asked if June Farms would be willing to use buses. MB said buses can be difficult due to

parking purposes. They do not have a bus atJune Farms.

MB reiterated that widening Parker Road has made a great deal of difference in ease of
ingress and egress.

Summer Camp:

TJ Ruane, Attorney for June Farms, addressed the Planning Board on the summer camp
application.

This would be a drop-off, ten-week summer camp running in one-week increments. The
program would be repeated every week. It would go from 9 AM -3 PM.

TJR indicated applicant believes that because children are being dropped off, this would be
a summer camp under the definition in the Town Code.

TJR noted that summer is right around the corner and their main concern is giving the
Planning Board the time it needs to review this project, which is why they submitted a
separate application. The summer camp will not be using any of the other structures such
as the pool and lodging. Applicant believes this to be a Type 2 action for SEQR purposes
and can be reviewed separately. TIR maintains that this application would be subjectto a
public hearing and requests a public hearing as expeditiously as possible.

AK noted the time constraints applicantis facing. CC clarified that the Building
Department Special Use Permit is to be considered as part of a unified review. The Building
Department does not advise the Planning Board on how to conduct SEQR; that is a Board
determination to be made in consultation with the Engineer. These are all part of the
process the Planning Board needs to navigate accurately.

TJR understood that the Building Department does not want two Special Use Permits. He
acknowledged multiple versions of the Special Use Permit applications. His understanding
is that the applications will be folded into one Special Use Permit but he requests this
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portion (summer camp, dropping off the children, as itis already occurring at the farm, with
the addition of two or three employees), be designated as a Type 2 Action under SEQR so
they could seek approval after a public hearing at the next Planning Board meeting.

If children came with a parent, whether that would be considered a summer camp would
be at the determination of the Building Department/Code Enforcement Officer, according
to CC. Currently this falls under a day care use which requires a Special Use Permitin an
Agricultural Residential District.

JA questioned the characterization of temporary if this is ten weeks and recurring every
year. TJR indicated that that from a Department of Health perspective June Farms needs to
apply every year for a permit. This is why they are categorizing the summer camp Special
Use Permit as temporary. Applicant does not anticipate needing to come before the
Planning Board annually as they do not foresee changes that would require a new
examination of an application.

AK stated the temporary categorization is not consistent with 10 weeks recurring annually.

Regarding the review of the summer camp on its own, the Planning Board cannot segment
SEQR determinations. Introducing the summer camp results in more activity, more traffic
and more impact.

AK clarified that the application reads hours from 9 AM -5 PM. This needs to be updated
and included in the narrative.

RM initiated a conversation regarding which structures would be used during a rainy day.
The purpose was to gather information making sure that the kids would not be in or near
the Pony Barn. The applicant confirmed this indicating that the plan would be to use an
event tent and the other barns on the site to run the program.

MB asked if there is a version of the summer camp that would allow for quicker approval,
such as less children, less weeks. AK acknowledged the time issue applicantis facing and
responded that the Planning Board has to review what is currently on the applications and
there is a procedure to adhere to. Revising the application at this point would not expedite
the process. The Planning Board cannot separate the applications.

MB asked if there could be a revision from a categorization of summer camp and therefore
would not require approval. CC advised that this is a Building Department determination,
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not Planning Board. AR read the Code definition of day care: A site, building, or place
designed and/or operated to provide day care and/or instruction for 12 or more persons and
operated on a regular basis for a fee. Article XXl Definitions. Section 250-199.

CC advised that the summer camp be included on the new and revised Environmental
Assessment Form (EAF).

All agree everyone wants to move this along expeditiously and accurately.

AK asked about alcohol being available at the Pony Barn during summer camp hours.
Applicant affirmed. This could be a Department of Health issue.

AKinquired about interaction with animals. Applicant affirmed.

AK asked where the children will be on the site. From a neighbors’ and noise perspective, it
may be preferable to have children away from boundaries. MB confirmed they would be
going on walking paths, and generally groups in the woods, relatively isolated.

AK/ CC suggest the following to keep the process moving forward:

e Request the Building Department/Code Enforcement to review the pool application.
e Obtain a new Environmental Assessment Form (EAF). Define the action and inform
interested agencies that the Town of Sand Lake Planning Board remains the Lead

Agency. These interested agencies are the Rensselaer County Department of
Health (permitting agency) and the Town of East Greenbush (interested agency).

AK motioned that for purposes of SEQR, these three applications including the day camp
are to be considered together. ET seconded. Motion carried.

AK motioned that the Town of Sand Lake Planning Board be the Lead Agency and will send
out that determination to the RENSCO Department of Health and the Town of East
Greenbush. Motion seconded by AH. Motion carried.

AK motioned that the preliminary action for the summer camp application be designated
as an Unlisted Action. RL seconded. Motion carried.
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AK motioned that the application be considered incomplete until the receipt of other
information. Seconded by ET. Motion carried.

AK motioned that the public hearing be continued. Seconded by RL. Motion carried.

There will not be a public hearing at the May 20th meeting.

CC explained that the reason the application is deemed incomplete is because applicant
has amended both applications, more than once; and has included a day camp with an
Environmental Assessment Form (EAF).

AK added that the record has to be clean. The Planning Board still has a narrative
referencing an older noise study, numbers that do not match up throughout the
documents, and it needs to be one complete package.

AK requested documentation needs to be submitted by Tuesday May 12, 2026 for a
continuing application.

CC asked applicant if they agree to the time frame. Applicant responded yes.

TJR reiterated the following is required:
e Revised EAF
e Traffic study to include summer camp
e Ensure project narrative includes updated sound study.
e Ensure numbers requested for the summer camp are accurate.

AK also requested the questions asked by the Planning Board at tonight’s meeting are
answered in the narrative.

Special Use Permit

Matt Baumgartner/June Farms Tax Map #: 157.-3-2.1 & 157.-3-3.1
274 Parker Rd Lot Size: 77.30/24 +/- acres

West Sand Lake, NY 12196

AR - Agricultural Residential Zoning District

10
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Applicant wishes to have a 10-week summer camp throughout June, July, August and
September from 9 AM -5 PM, with approximately 50-60 attendees per week.

Special Use Permit-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

West Sand Lake, NY 12196

AR - Agricultural Residential Zoning District

Special Use Permit Application to modify the existing Special Use Permit Resolution
amending the event specifications.

Site Plan Review-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

West Sand Lake, NY 12196

AR - Agricultural Residential Zoning District

Site Plan Review Application to:

1)Construct an added building (a second Hobbit house)

2) Construct an “A” frame

3)Construct a swimming pool with a hot tub, a cold plunge and associated amenities
4)Install a new septic system to service proposed Hobbit House 2

RESOLUTIONS:
The following resolutions were formally approved:

e SUB 26-04 SUB Stritsman approved at the April 15, 2026 meeting
o AK motioned to waive the reading of the resolution, AH seconded. Motion
carried.
o AK motioned to approve, AH seconded. Motion carried.
e SPL 26-03 SPL Barnes approved at the April 15, 2026 meeting

11
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o AK motioned to waive the reading of the resolution, JA seconded. Motion
carried.
o AK motioned to approve, JG seconded. Motion carried.

MINUTES:
The April 15, 2026 meeting minutes were formally approved.

AK motioned to approve the minutes, ET seconded. Motion carried.

ADJOURNMENT:

AK motioned to close the meeting at 8:13 PM. AH seconded. Motion carried.
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