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Town of Sand Lake
Planning Board Minutes
April 15, 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 7:00 PM.

MEMBERS PRESENT: Andrew Karl (AK), Joel Abelove (JA), Jennie Glasser (JG), Art Herman
(AH), Ralph Lamontagna (RL), Michael Slavin (MS), Evan Thorpe (ET)

MEMBERS ABSENT: No absentees

OTHERS PRESENT: Craig Crist, Esq. (CC), Crystal Stockin, Building Department (CS),
Anna Rizzo, TOSL Planning Coordinator (AR), Other Attendees: Wayne Evancoe, Michael
Barnes, Barry Barnes, Bruce Mereress, Morgan Stritsman, Ethan Marshall, Vicki Simons

RECORDING CLERK: Valerie Lang Waldin (VLW), Clerk for the Planning Board and ZBA

PLEDGE OF ALLEGIANCE:
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APPLICATIONS:

Minor Subdivision — Public Hearing

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

Applicant wishes to subdivide a 2.57-acre parcelinto 2 lots. One lotis currently being
improved with a single-family dwelling; the second lot is intended for a future single-family
residence.

AK asked the Planning Board members if they had any initial concerns about this
application as there had been 3 absentees when applicant went before the Planning Board
at the April 1, 2026 meeting. CC explained to the members that if they thought they were
sufficiently familiar with the application, they could vote. No one felt they needed to
recuse themselves.

RL read the legal notice of the Public Hearing which appeared in the Troy Record on
Saturday, April 11, 2026.

AK motioned to open the Public Hearing on Morgan Stritsman’s application fora
subdivision at 7:07 PM, seconded by AH. Motion carried.

Wayne Evancoe addressed the Planning Board as an adjacent property owner. Mr. Evancoe
cited August 6, 2025 Minutes of the Planning Board meeting in which the 2.57 acre parcel
was created from an original 3.96 acre lot. The objections to that subdivision were as
follows:

1. potential drainage runoff due to the slope and proximity to the lake, (2) lake access
and the possibility of unsafe conditions and overutilization in the area in question,
and (3) use of Stone Camp Road and resulting maintenance issues. At that meeting
the prior owner, Ann Bower, consented to not include lake rights for the 2.57 acre
parcel (Lot 2) and that Lot 2 would ingress and egress via Methodist Farm Road only
and not via Stone Camp Way.

Mr. Evancoe explained that the property line abuts his land which encompasses most of
the western cove shoreline of Crooked Lake. Mr. Evancoe noted that if the new structure’s
septic system is not connected to the existing sewer, and due to the significant slope of Ms.
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Stritsman’s lot, such a scenario could pose threats to trees, vegetation and the scenic
preservation area. As such, Mr. Evancoe asked if a sewer hookup be a condition of
approval. Moreover, this subdivision’s proximity to Crooked Lake is well within 100 feet of
the shoreline and should be treated as all other near lake properties with the same
restrictions on clearing of trees that are deemed healthy. This includes Town review and
approval to ensure minimal negative environmental impact and disruption to neighbors.

Mr. Evancoe voiced concern that there is a building being constructed on the 1.10 acre
parcel Ms. Stritsman is proposing as part of this subdivision. He believes this could result
in environmental and quality of life issues on the land.

Another potential issue raised by Mr. Evancoe was the fast growth of short-term rental
properties which potentially results in renters who may lack concern for lake safety rules,
property utilization, noise and respect for others’ private property. Mr. Evancoe expressed
his concern that Ms. Stritsman, a realtor, may allow the proliferation of short-term rentals
on this subdivision with the above-mentioned issues associated with such rentals.

Mr. Evancoe raised the issue that neither proposed lot meets the Town Code requiring 150
feet of frontal coverage.

AK asked if anyone else wished to speak on the matter. As no one else did, AK motioned to
close the Public Hearing at 7:12 PM, seconded by AH. Motion carried.

Ms. Stritsman informed the Planning Board that she does not plan to rent these properties
but rather plans to sell them. She intends for the parcels to be connected to the public
sewer. Regarding the road frontage, AH indicated that there is enough frontage as the two
properties are added together cumulatively.

AK referred to the potential for Scenic Preservation review if construction were to occur
within a 100 feet buffer of Crooked Lake. Additional construction requests would be
handled through the Town’s Building Department.

Ms. Stritsman indicated she accepts two conditions: (1) no lake rights and (2) ingress and
egress via Methodist Farm Road only.

Discussion ensued concerning whether the frontal coverage would meet Code
requirements. The Planning Board further examined the survey maps and concluded that
the proposed subdivision would meet the minimum 150-foot requirements.

AK motioned that the Town of Sand Lake Planning Board be the Lead Agency on this
matter. AH seconded; motion carried. AK motioned that this be declared an Unlisted
Action under SEQR, seconded by RL. Motion carried.
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AK motioned that the subdivision be granted preliminary and final approval provided that
no development shall occur on any newly created lot without the review and approval of
applicable permits and agencies including but not limited to Zoning, Building and Health
Department approvals as required by local county and state regulations; seconded by
AH. Motion carried.

CC advised that the two conditions, (1) no lake rights and (2) ingress and egress only via
Methodist Farm Road, should be included in the approval.

AK motioned to withdraw the approval seconded by JA. Motion passed. AK motioned that
the minor subdivision be granted on the condition of (1) no lake rights and (2) driveway
access only be to Methodist Farm Road for both properties; and that no development shall
occur on any newly created lot without the review and approval of applicable permits and
agencies including but not limited to Zoning, Building and Health Department approvals as
required by local, county and state regulations. Motion seconded by AH. Motion carried.

Special Use Permit

Vicki Anderson Simons, Soul Hobby Tax Map #: 149.7-1-11
17 Windmill Way Lot Size: 1.49 acres
Sand Lake, NY 12153

RR - Rural Residential Zoning District

Applicant wishes to operate small-scale educational offerings on wellness and holistic
practices including but not limited to meditation, sound healing, and guided exercises. Ms.
Simons explained that she seeks to operate a small, wellness education space. Workshops
will be infrequent and designed to remain consistent with the character of Big Bowman
Pond. Workshop participants will be engaged in small, guided wellness experiences with
limited participants. Ms. Simons reported that indoor activity is preferred and there is no
expectation of heavy ingoing or outgoing traffic.

Ms. Simons envisions sessions scheduled throughout the day. Outdoor activities will be

limited and quiet in nature. Any outdoor activities will be low impact, contained and not

amplified. Ms. Simons informed the Board that she will always be present as a facilitator
and may at times have a co-facilitator.

AKinquired as to Ms. Simons’ residency as her application includes a residence in
Williamsburg, VA. She indicated she is a resident of the State of New York.
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AK asked when during the year the workshops are likely to take place, to which Ms. Simons
responded in the spring, summer and fall. Seasonal workshops would be held once every
couple of months.

AK asked about an overnight stay component. Ms. Simons responded an overnight stay
would only correspond to a workshop; an overnight stay would not be stand-alone but
rather is incidental to a workshop.

RL asked if she had a sense of business hours. Ms. Simons replied she foresees a 9 AM
start time to go until 5 PM. Most participants, according to Ms. Simons, prefer to
participate in such workshops during the weekend.

AH asked about the nature of a “small group.” Ms. Simons indicated that 6-10 participants
with herself and a facilitator.

Re: signage, Windmill Way is a winding road and very narrow. Thus, she plans to have a
wooden sign posted so as to clarify her location.

MS voiced that he thinks this is an excellent location for such an enterprise.

AH asked Ms. Simons if she has spoken to her neighbor about this proposed venture. Ms.
Simons reported that her neighbors have talked to her about her plans.

JA asked if a form of licensing is required. Ms. Simons reported that no license is required
however she will maintain liability insurance.

AK asked about any outdoor component to this so that the Planning Board could abide by
the Town Code. AK noted that in a homebased business scenario, the location needs to be
aresidence first. Activity occurs inside; the Code does not say activity can occur outside.

Ms. Simons replied that meditation is quiet and that it would be primarily inside.

AK brought up the issue of the sound of drums carrying over the lake and the potential
impact on neighbors. Ms. Simons agreed this possibility should be considered.

AK mentioned that the nature of the overnight stays seems to combine lodging with a
home-based business, and a wellness retreat; and indicated this factor does not fall into an
identifiable area in the Code. AK said we need to be sure this proposal conforms to the
conditions of the neighborhood.

AK inquired about diagrams Ms. Simons provided. Ms. Simons indicated she doesn’t plan
to revise or remodel the outside of her property. She informed the Board that she had done
a quick Al rendering to show the back of the house. No modifications to the land are
anticipated.
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RL said the activity proposed by Ms. Simons as compared to Camp Adventure or SHAC
compared is more toned down, and he is comfortable with the nature of the proposal.
Furthermore, RL mentioned that sessions will take place during the weekend when people
recreate.

JG asked about the overnight stays. Ms. Simons affirmed overnight stays are incidentalto a
workshop and some participants would stay at local inns and hotels.

AK noted that given this is a combination of uses with the business aspect, lodging aspect
and the wellness retreat aspect (which is not identified in our Code), AK suggested the
Board consider tabling this application to have the Building Department review the
application in light of what the Board learned at this meeting.

MS asked Ms. Simons if she is charging for the overnight lodging. Ms. Simons again said
the lodgingis incidental. She is not charging for lodging.

CC said he believes AK is suggesting tabling the application until Code Enforcement has
looked at everything in its totality and officially rendered a more informed decision. JG said
if the Code Enforcement Officer signs off on an application s/he has presumably done due
diligence with regard to the sign off.

Ms. Simons indicated she has an elderly parentin VA and she is going back and forth
between the two states.

JA suggested that it may be advisable for the Code Enforcement Officer to reexamine this
application given additional concerns about the proposal that the Code Enforcement
Officer may not be aware of that have come to light in the meeting. AK indicated that when
you look at the totality of the application, it may bear additional review from a procedural
and Code standpoint.

Ms. Simons reiterated that she is only charging for the workshops, not the lodging. RL
likened this proposal to an Air B&B, which the Code does not address.

ET equated this proposal the meditation center on Garner Road. AK had no knowledge of
whether that was approved by the Town.

AK thinks based on the information presented at this meeting, it does not fit cleanly into the
Code. His suggestion is to table it and make sure the Code Enforcement has considered
the all-encompassing details associated with this application.

JG inquired about whether this would go to a Public Hearing and cited that if tabled, the
soonest Ms. Simons could return to be advised of the Code Enforcement determination
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would be the Planning Board meeting of May 6, 2026. This would be followed by a Public
Hearing May 20, 2026.

AK explained that depending on the Code Enforcement Officer’s determination, this
application could conceivably go to the Zoning Board of Appeals, or back to the Planning
Board on May 6 to respond to Code Enforcement’s determination, and then to a Public
Hearing for May 20, 2026.

AK motioned to table this application and request the Code Enforcement Department’s
determination in terms of its consistency with the Town Code. JA seconded the
motion. Two ayes: AK and JA. Motion did not pass.

JG motioned that the Planning Board hold a Public Hearing on this application for May 6,
2026. RL seconded the motion. Motion carried with 5 votes: JG, AH, RL, MS and ET.

RL asked that when the Code is confusing, isn’t it up to the Planning Board to interpret the
law? CC said no, it is the role of the Code Enforcement.

CC confirmed that what AK wanted to do was make sure the Code Enforcement Officer had
the benefit of what the Planning Board heard tonight.

The Public Hearing is thus set for May 6, 2026. Ms. Simons clarified that if she has
questions to whom she should direct her correspondence. Val Waldin, Clerk for the
Planning Board and Zoning Board of Appeals is the point person.

Site Plan Review

Michael Barnes Tax Map #: 146.4-3-16
4339 Route 150 Lot Size: 0.12 acres
West Sand Lake, NY 12196

HC - Hamlet Commercial Zoning District

Applicant seeks to open a take-out barbeque restaurant at the West Sand Lake
intersection.

AK had a clarifying question re: the application that indicated an expansion was
proposed. Applicant responded that there is no physical change to the outside of the
building, and it is merely internal changes. Therefore, AK noted thatis an administrative
action and not a Site Plan Review.
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AK motioned to table this as there is nothing that he can tell that would trigger a Site Plan
Review. AK advised that Mr. Barnes consult the Building Department as to what is required
for an interior change. ET seconded the motion. Motion carried.

Applicant will consult the Building Department on what is required for an interior change.

Sign Placement

Michael Barnes Tax Map #: 146.4-3-16
4339 Route 150 Lot Size: 0.12 acres
West Sand Lake, NY 12196

HC - Hamlet Commercial Zoning District

Applicant seeks to open a take-out barbeque restaurant and include a new sign for the
restaurant. Applicant wishes to take old restaurant’s signs down and replace them with a
color scheme blending with the exterior of the building.

AK reviewed the recommendation in the Code:

Signs should take into account the following guidelines:

[1] Signs should complement the building facade and/or site design.

[2] Wall signs should reflect the color scheme and materials of the building, rather than
predetermined business colors.

[3] Monument and pole-mounted signs should relate to the building materials and style of
the primary structure.

[4] Signs for multiple businesses should be located on a shared pole or monument sign.
[5] The proportion of wall-mounted signs should relate to the building facade; avoid simply
using the largest sign allowed under zoning. The size of the proposed signis 3’ X 5’.

[6] The use of simple signs with a limited color palette is encouraged.

[7] Internally lit signs are discouraged. Externally lit signs should not cause glare or upward
light spillage.

[8] The use of individually lettered signs installed directly on the building face is
encouraged.

AK cited that most of the criteria are fulfilled with perhaps the exception of the last criterion
and referred to nearby businesses which have signs on the buildings and windows.

Regarding the color of the sign, white is not preferred. AK noted for the record that a black
background is the sign being voted upon.
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AK motioned that the Town of Sand Lake Planning Board be the Lead Agency. This was
seconded by MS and the motion carried. AK motioned that this action be considered a
Type 2 under SEQR, seconded by RL and the motion carried.

AK motioned that the Sign Placement application be approved, seconded by JG. Motion
carried.

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. ET 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
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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. ET seconded the motion, which carried unanimously.

RESOLUTIONS

Approve SUB 26-02 Minor Subdivision Resolution for Zacare, LLC approved at the March
18, 2026 Planning Board Meeting.

AK motioned to waive the reading of this resolution seconded by JG. Motion carried. ET
recused himself.

AK motioned to approve SUB 26-02. This was seconded by RL. Motion carried. ET recused
himself.

AK motioned to waive the reading of the Negative Declaration, seconded by JG. ET recused
himself.

AK motioned to approve the Negative Declaration for SUB 26-02, seconded by AH. ET
recused himself.

Approve SUB 26-03 Minor Subdivision Resolution for Todd Scaccia approved at the March
18, 2026 Planning Board Meeting.

AK motioned to waive the reading of this resolution seconded by MS. Motion carried. ET
recused himself.

AK motioned to approve SUB 26-03. Seconded by JG. Motion carried. ET recused himself.
AK motioned to waive the reading of the Negative Declaration, seconded by RL. ET recused

himself.

10
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AK motioned to approve the Negative Declaration for SUB 26-03, seconded by AH. ET
recused.

Approve SPL 26-02 Signh Placement Resolution for Elissa Wehnau, Unbreakable Nutrition,
approved at the April 1, 2026 Planning Board Meeting.

AK motioned to waive the reading of this resolution seconded by ET. Motion carried. JA,
AH, MS recused.

AK motioned to approve SPL 26-02. Seconded by JG. Motion carried. JA, AH, MS recused.

Approve SPZ 26-03 Scenic Preservation Zone Resolution for David Lammon approved at
the April 1, 2026 Planning Board Meeting.

AK motioned to waive the reading of this resolution, seconded by RL. Motion carried. JA,
AH, MS recused.

AK motioned to approve SPZ 26-03. Seconded by JG. Motion carried. JA, AH, MS recused.

MINUTES

Meeting Minutes for March 18, 2026, moved as submitted for approval by AK, seconded by
JG. Approved. ET recused.

Meeting Minutes for April 1, 2026, moved as submitted, seconded by RL. Approved. JA, AH,
MS recused.

PROPOSED CODE CHANGES

The Town Board has recommended a series of changes to the Town Code and has sought the input
of the Planning Board in an advisory capacity on the said changes.

The proposed changes to the Town Code are found on the Town of Sand Lake website, see
Proposed Zoning Changes and Process - News and Notices - Town of Sand Lake, New York.

11
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Town Hall livestreams of Planning Board meetings may be found on the Town of Sand Lake website,
see Town Hall - Town Hall Streams .

Background: The Building Department has received repeated complaints, and the goal is to have
guidelines to refer to. Town Planner Anna Rizzo welcomes recommendations.

Recommendations noted in red.

Fowl

Section C.

(3) The Planning Board is not in favor of a Special Use Permit option. The Planning Board
recommends more than 6 but no more than 24 fowl maximum on 5 acres.

(4) The Planning Board recommends removal of the Special Use Permit option.

(5) RL cited an Albany ordinance that provides any person who keeps fowl shall comply with laws
and regulations concerning care, shelter, sanitation, reasonable control, cruelty and neglect. The
Planning Board notes the option to include similar language in C. (5).

(12) On lakefront property the lakeside is the front yard; roadside is the rear yard. In this instance
the coop would be between a house and the roadside. Planning Board recommends allowing a
coop on the side yard for lakefront properties.

(14) The Planning Board recommends 50 feet from any property line.

Noise

Section A. General prohibition. It shall be unlawful for any person to cause... add “OR PERMIT
any noise that exceeds the maximum permissible sound level set forth below when measured in
DBA at the property line of a receiving residential property or that otherwise falls within a prohibited
activity as set for in this chapter.”

Measurement:

1. Maximum permissible sound level shall be as follows: 8 AM-9PM =60 DBA; 9PM-8 AM =
55. DBA based on what area municipalities allow.

2. Sound shall be measured in DBA, using a sound level meter using ANSI (American National
Standards Institute Noise Safety Standards) Type 2 standards or better.

3. Compliance with this section shall be determined based on the equivalent sound level
based (LEQ) over any continuous 10-minute period.

4. Measurements shall be taken at or within the property line of the receiving residential
property.

5. Where a measurement period overlaps between daytime and nighttime hours, the more
restrictive nighttime limit would apply.

12
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Section B. Exceptions. Regardless of decibel limits, the provisions of this chapter shall not apply
to:

(10) Board recommends removing the permit option and to allow the new standards time to
observe how they function.

Add: Relationship to other approvals: Nothing in this section shall be construed to
authorize noise in excess of any stricter limitation imposed by the Planning Board, Zoning
Board or Town Board or any other lawful approval authority. This means the Planning Board
or other TOSL boards can be more stringent than whatever decibel limits are set by the
Town Code.

Subdivision of Land

(1) Eliminate “where the transfer is made for the purpose of evading the intent of this
section.”

Accessory Buildings

Eliminate: A dwelling unit accessory to a private residence may be temporarily permitted upon
application for Site Plan Review.

Section F

Eliminate:
(1) The temporary duration of the Site Plan Review expires when:
a. The person(s) who were approved for living in the accessory dwelling unit leave or
are no longer living there: or
b. The principalresidence is sold to new owners.

(2) Recommends the Town Board reconsider allowing accessory dwellings up to the size of the
principal dwelling. The concern here is that the Town will be dealing with very large
accessory dwelling units. The Town Board can decide footage amount.

Signage

The Planning Board is of the position that any sighage changes to just the message, logo or lettering
on an existing sign face be reviewed by the Building Department. More significant sign changes or
proposals should still go before the Planning Board. No sign should change without administrative
or Planning Board approval.

13
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Prohibited Signs:

(2) Abandoned signs. The proposed language from the Town Board, “a sign that no longer
advertises an ongoing business, activity...” could be problematic. Suggest saying something along
the lines of “a sign that advertises a defunct business...”

(7) A-frame or sandwich board signs are prohibited... The Planning Board considered the

notion of extending an exception to this to churches and emergency services. The Board also has
concerns about someone having to go out and take the sign down every night.

Carports, temporary and portable shelters

Clarify “Temporary Dwelling” and add “temporary event tent with definition.”

A collapsable, non-rigid, non-permanent structure (such as a temporary event tent, or similar
fabric-based shelter) used for human habitation in an emergency, during active construction of a
dwelling. The idea here is to allow habitation in a temporary shelter while rebuilding after an
unforeseen emergency.

Atemporary event tent includes a collapsable non-permanent structure such as a tent, canopy, or
similar fabric-based shelter used for an event, gathering or assembly or other non-residential
purpose, whether private or commercial.

C. ATemporary Dwelling Permit... At the end of this section, the recommendation is to include: “A
temporary event tent for commercial use activity must include a permit from the Building
Department prior to erection or use and shall be effective for 30 days. Site Plan Review shall be
required for commercial use unless the temporary event tent has already been approved by an
existing Site Plan or Special Use Permit and remains substantially the same in size, location,
duration and use.” The point here is that someone holding frequent events under a tent can apply
to the Planning Board for a Site Plan Review and not have to keep going to the Planning Board every
year.

The Planning Board recommends size limit on the applications under which no permitis required
and no fees. Atimeframe should be considered. Building Code approvalis reasonable to request.

ADJOURNMENT

AK motioned to adjourn the meeting at 9:17 PM. AH seconded the motion. Motion carried.
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