
 

 

 
Town of New Lebanon 
Planning Board of Minutes – unapproved 
May 20, 2026 
 

 
 

Present: Elizabeth Brutsch, Planning Board Chairperson 
Jim Carroll, Planning Board Member  
Greg Hanna, Planning Board Member 
Becky Segal, Planning Board Member  
Jeff Zimmerman, Planning Board Member 
Michael Crosby, Planning Board Member  
Joshua Young, Alternate Planning Board Member 
David McGinness, Alternate Planning Board Member 

 
Absent:  Steve Muse, Planning Board Member 
 
Others:  Andrew Clark (Legal Counsel), Ryan Darcy, Michael Darcy, Blaine Darcy, Mark  
  Baumli, Ted Salem, Lukas Coons, Sharon Powers, Anthony Murad, Alicia Legland, 
  Evan Thaler-Null, Peg Munves, Adrian Schoobs, Abbie Schoobs, Hunter Metzler,  
  Pat Metzler, Joanne Amlaw, Amy Brueckmann, Emily Gamble, Chris Bertram  

(Engineer) 
 

 
 

I. Call To Order  
 
Chairperson Brutsch called the meeting to order at 7:03 PM. 
 

II. Approval of Minutes  
 
A motion to approve the April 15, 2026 Regular Meeting Minutes was made by Board 
Member Zimmerman and seconded by Board Member Carroll and carried by the following 
vote: 
 

Chairperson Brutsch –   Aye 
   Board Member Carroll – Aye 
   Board Member Hanna – Aye 
   Board Member Muse –   Absent 
   Board Member Crosby – Aye 
   Board Member Young – Aye 
   Board Member Segal –   Aye 

 
III. Regular Mee ng 

 
Board Discussion  
  
Chairwoman Brutsch discussed the New York Planning Federation conference which she 
attended and provided an overview, and indicated another meeting is to be held on June 15th 
in Cairo, NY of which some of the Planning and Zoning Board Members will also be attending. 



Chairwoman Brutsch also encouraged the annual town training to be completed as soon as 
possible. A thank you for service was provided to Mr. McGuiness for his years of service to the 
town and to the Planning Board.  

 
Case No. PB-2025-017 – JoJo’s Dream – SPR/Special Permit – TM# 19.2-1-88.1 
 
Upon conclusion of the Public Hearing, the Board inquired if Mr. Coons had anything new to 
present before a decision was made on their application. Ryan Darcy presented the updated 
map to the Board.  
 
At this time, Chairwoman Brutsch read the decision document aloud. Board Member Crosby 
inquired if an ending time of 6pm was achievable, with Mr. Darcy stating that would be a tight 
time frame for hours of operation and if there was any flexibility with the time frames. The 
Board agreed to extend hours to 5AM to 7PM, Monday through Saturday, and allowable times 
on Sunday from 8AM to 3PM. The remainder of conditions were read and discussed with the 
applicants.  
 
Chairwoman Brutsch made a motion to approve the application, with said motion being 
seconded by Board Member Carroll and carried to the following vote: 
 

Chairperson Brutsch –   Aye 
   Board Member Carroll – Aye 
   Board Member Hanna – Aye 
   Board Member Muse –   Absent 
   Board Member Crosby – Aye 
   Board Member Young – Aye 
   Board Member Segal –   Aye 

 
 
Case No. PB-TBD– Metzler– Sketch Plan Conference – TM #18.-1-15.200 

 
Applicant(s): Hunter Metzler 

 
Chairperson Brutsch invited Mr. Metzler to present any updates to his application to the 
Board. Mr. Metzler presented a rough, hand sketch drawing showing fence location, home 
location for any feedback from the Board. The Board reviewed the application with Mr. 
Metzler and made additional inquiries as to oil storage location, updated survey drawings to 
which Mr. Metzler provided updates on. At this juncture, a full application with survey map 
was requested.  
 
Case No. PB-2025-002– Woodlife Farm Market – Sketch Plan Conference – TM #18.-1-15.200 
 
Applicant(s): Emily Gamble 
 
Ms. Gamble was invited to present the updates to the application before the board. Board 
Member Carroll inquired as to the water/septic question regarding SEQR documentation. Ms. 
Gamble indicated that any water supply would be hooked up to the existing well on the 
property. Board Member Carroll then inquired if that would constitute a public water supply, 
to with Mr. Bertram as an engineering specialist stated that yes, it would therefore classify as 
a public water supply. Ms. Gamble stated that they have their water tested quarterly, with 
results readily available. It was unclear whether the well was already deemed a public water 



supply. Board Member Carroll also inquired as to septic hook up, when in previous meetings 
stated there would be portable facilities available for use. The Board requested 
documentation showing the capacity the existing septic system could handle to ensure system 
is available for a larger capacity such as the proposed events. A discussion regarding Significant 
Historic properties was discussed with the Board requesting clarification on any historic sites 
and a clearance letter provided from SHPO in advance of the next meeting. An updated map 
with more defined parking spaces was also requested.  
 
Case No. PB-2026-TBD – West Family Land LLC – Conservation Subdivision – Informational 
Discussion 
 
Applicant(s): Evan Thaler-Null and West Family Land LLC 
 
Mr. Thaler-Null was invited to provide an update on a conservation subdivision that has been 
in the works for the last few years. The proposal involves a conservation subdivision with the 
project starting in late summer 2022. The conservation easement extinguishes development 
potential, with only one proposed building site within the conservation subdivision. The grant 
for the conservation easement has been awarded through the states Forest Conservation 
Legacy Program. There are seven existing structures, five of which are single family homes. 
The conservation subdivision would break out each of the eight existing or potential structures 
onto their own lots, with six lots being a quarter of an acre and the other two lots being a 
quarter acre lot each. The Board inquired where the town road officially ends as to any 
required type of road dedication. Additional documentation is required. Mr. Thaler-Null stated 
that conservation easement is expected to be executed in the late summer with further 
materials to be submitted at that time.   
 

 
Case No. PB-2025-015 – Tilden Project LLC – Site Plan Review/Special Permit – TM# 19.2-1-69 

 
Applicant(s): Joshua Young     Map Dated: May 6, 2026  

 
Prior to reviewing the application, Board Members Segal was recused and stepped down from 
the dais. 

 
After recusals, the Applicant was invited to present any further updates to the application, 
which included updates to engineering plans, stormwater plan adjustments, wastewater 
treatment and curb cuts along Tilden Road.  Project updates were provided including a change 
to the number of generators and the Board requested perspectives comparing the project to 
the other buildings surrounding the site. Department of Health (DOH) requirements regarding 
well and septic were discussed, with the applicant stating a waiver of this requirement with 
DOH will be requested. The Board suggested the applicant continue to work with DOH to get 
those conversations going. Mr. Young indicated that initial conversations with DOH regarding 
the concept as of late 2025 have been generally acceptable, but that his team would attempt 
to get a letter in writing indicating the stance of the variance requested. The Board echoed 
community concern regarding the size of the project, with 41 units seeming to make the 
project more desirable only for grant funding, and not in considering town specific needs and 
environment. Mr. Young indicated that with the guidance from Homes and Community 
Renewal (HCR), a larger project was more desirable for this type of funding and safer to 
underwrite. Mr. Young did indicate that they did not foresee any legal issues with setting aside 
a number of apartments designated for seniors. Conversation turned to water usage and 
public water systems currently proposed – Mr. Young indicated that this project is not 



contingent upon a public sewer system, but would consider opting into the proposed system 
if it were financially advantageous. The current application before the Board is based on 
private system. At this time, the Board turned discussion to calling a public hearing relating to 
SEQR on this application. Board Member Zimmerman made a motion to call for a public 
hearing on June 4th, 2026 at 7:00PM to be held at the New Lebanon Community Center, with 
said motion seconded by Board Member Carroll and carried to the following vote:  
 

Chairperson Brutsch –   Aye 
   Board Member Carroll – Aye 
   Board Member Hanna – Absent 
   Board Member Muse –   Absent 
   Board Member Crosby – Aye 
   Board Member Young – Aye 
   Alt. Board Member McGinness - Aye 

 
IV. Adjournment 

 
Motion to adjourn the meeting made at 9:16PM by Alternate Board Member McGinness and 
seconded by Board Member Crosby and approved by the following vote:  

 
Chairperson Brutsch –   Aye 

   Board Member Carroll – Aye 
   Board Member Hanna – Absent 
   Board Member Muse –   Absent 
   Board Member Crosby – Aye 
   Board Member Young – Aye 
   Alt. Board Member McGinness - Aye 
    
 
 
Respectfully submitted,  
 
 
Courtney Potter 
Planning/Zoning Clerk  


