
 

 

 
Town of New Lebanon 
Planning Board of Minutes – unapproved 
July 15, 2026 
 

 
 

Present: Elizabeth Brutsch, Planning Board Chairperson 
Jim Carroll, Planning Board Member  
Becky Segal, Planning Board Member  
Greg Hanna, Planning Board Member 
Steven Muse, Planning Board Member 
Jeff Zimmerman, Planning Board Member 
Joshua Young, Alternate Planning Board Member 
Khushi Rosalie Pasquale, Alternate Planning Board Member 

 
Absent:  Michael Crosby, Planning Board Member 

 
Others:  Andrew Clark (Legal Counsel), Chris Bertram (Town Designated Engineer),  

Frederick Haley, Melissa Franceour, Bonnie Lichak, Trina Porte, Michael Brutsch,  
Dawn Brutsch, Nicholas Clark, Lainey Heneks, Anthony Murad, Alicia Legland 

 
 

 
I. Call To Order  

 
Chairperson Brutsch called the meeting to order at 7:00 PM. 
 

II. Approval of Minutes  
 
A motion to approve the June 4, 2026 Public Hearing Minutes and the June 16, 2026 Regular 
Meeting Minutes was made by Board Member Muse and seconded by Board Member 
Hanna and carried by the following vote: 
 

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

 
III. Regular Meeting 

 
Board Discussion  
  
Chairperson Brutsch reminded members of the Board and support staff that annual Town 
Training reminder emails would be sent around for completion, as well as a reminder to the 
members of the board that the annual four (4) hours of training are also due. An overview of 
lunch and learns would be provided to members of the Board that need additional hours.  



 
Case No. PB-2026-004 – Clark  – Site Plan Review – TM# 20.1-1-58 
 
Upon conclusion of the Public Hearing, the Board inquired if Mr. Clark or Ms. Heneks had 
anything new to present before a decision was made on their application – Mr. Clark and Ms. 
Heneks presented the updated map to the Board and made a request for a conditional 
approval for their application pending County Planning Board review (whose meeting was 
unexpectedly after the town’s Planning Board meeting), as the sale of the property to them 
was conditional upon the approval by the Board.  
 
At this time, Board Member Zimmerman read the proposed decision document aloud. Two 
modifications to the drafted decision document were addressed by consensus upon review.  
 
Board Member Zimmerman made a motion to approve the application (with said revisions to 
decision document being included) pending County Planning Board Review and approval, 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 –   Aye 
   Board Member Crosby – Absent 
   Board Member Zimmerman – Aye 
   Board Member Segal –   Aye 

 
Case No. PB-2025-002– Woodlife Farm Market – Sketch Plan Conference – TM #20.-1-5 
 
Applicant(s): Emily Gamble 
 
Ms. Gamble was invited to present the updates to the application before the board, including 
the current proposed event list, and the receipt of the State Historic Preservation Office 
(SHPO) clearance letter. Clarification of the proposed application was also provided with the 
applicant stating it was intended to host two events per weekend, either Friday & Saturday or 
Saturday and Sunday, to avoid overloading. Events could be year-round due to the heated 
greenhouses, potentially totaling around 104 events per year. The Board suggested to the 
applicant to submit a request for a higher number of events, such as around 120 events per 
year. The submitted list of events was specific to 2026 and incomplete from the beginning part 
of the year. The Board requested a complete list of all expected events in a calendar year. If 
successful, and the applicant finds they need a higher total number of events per year, an 
amendment to the special permit could be requested. Chairperson Brutsch also reminded the 
applicant that while there are no noise ordinance within the Town Code, noise requirements 
are outlined in the Special Use Permit section. The Board also stated that after meeting with 
the Building Department and conferring with Legal Counsel, all events hosted by the Applicant 
in the ‘C’ zone should fall under this approval which would require some remuneration per 
the definition of Commercial Event Venue. This would mean that event licenses under Chapter 
101 would only be required for events outside the Commercial zone on the property. At this 
juncture the Board requested the applicant provide an updated chart with decibel readings 
and an updated chart of events listed in a more general fashion in advance of the next meeting 
date, August 19, 2026.  
 



A motion was made by Board Member Muse to move the application to a Public Hearing to 
be held on August 19, 2026, 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 –   Aye 
   Board Member Crosby – Absent 
   Board Member Zimmerman – Aye 
   Board Member Segal –   Aye 
 

Case No. PB-2026-005 – Carson & Sears – Minor Subdivision – TM# 19.-1-11.2 
 

Applicant(s): Kristin B. Carson & Kerri B. Sears  Map Dated: June 22, 2026 
Agent(s): Frederick Haley 
 
The Board invited Mr. Haley to present the application on behalf of the applicants. Mr. Haley  
indicated that the property currently contained approximately 30 acres and it was the intent 
of the applicants to create 3 lots, with the proposed Lot 1 containing an existing residence on 
Royce Hill Road, Lot 2 to contain 22 acres in the middle and Lot 3 containing approximately 
5.37 acres of wooded land adjacent to lands currently owned by Kristin Carson. Mr. Haley 
indicated there were no current construction changes planned to the parcel at this time. Mr. 
Haley indicated that in advance of the next meeting a copy of the current deed showing 
ownership of 10 years and all current setbacks are currently met. The Board has no further 
questions regarding this application, beyond a request for a signed letter allowing Mr. Haley 
to represent the applicant(s), and at this juncture a motion was made by Board Member Segal 
to move the application to a public hearing to be held at the regularly scheduled August 
Planning Board Meeting – said motion was seconded by Board Member Hanna and carried to 
the following vote:  
 

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

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

Applicant(s): Joshua Young     Map Dated: July 1, 2026  
 

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

 
At this time, the applicant was invited to present any new information relating to this 
application. The applicant reviewed the submittal documents presented to the Board and 
stated that the Town of New Lebanon Zoning Board of Appeals granted the variance 
application for the additional requested thirteen (13) units at the July meeting of that Board. 
Mr. Young indicated that most of the submittal for this meeting were responses to the 



technical comments provided by the Town Designated Engineer. According to the applicant’s 
review of said review letters, the majority of the comments identified are limited in scope and 
primarily relate to plan coordination, clarification of stormwater calculations and modeling, 
as well as request of required agency approvals. The Board requested that in advance of the 
next meeting, the applicant should provide all correspondence with the Department of 
Environmental Conservation (DEC) and the Department of Health (DOH) pertaining to the 
water and sewer permitting process. The applicant also indicated that they were agreeable to 
a conditional approval from the Board relating to the stipulation that DEC and DOH would also 
need to approve said applications presented before them. The Board also inquired about 
designated smoking areas and as it relates to odors and potential impact on residential 
neighbors and/or other with health concerns. The applicant responded that they will ensure 
that specific smoke zones could be incorporated and located away from property lines and 
residential neighbors. The Board also inquired as to clarification relating to the long-term 
operator and maintenance of the building. While the long-term ownership is generally outside 
the Board’s purview, a request for operational processes and maintenance monitoring and 
maintaining a contract for system maintenance items (like septic and water quality) can be 
included in the Board approvals. The Board also indicated concerns regarding ensuring the 
building remains within the Special Use Permit conditions during the construction process. A 
proposed solution was to have the Town Designated Engineer assist code enforcement, should 
said department request such assistance, to ensure conformance for this project. Mr. Clark, as 
Legal Counsel for the Board, was tasked to investigate the town’s building fee payment 
structure to see if engineering oversight could be included in any said permits to be pulled. 
The Board also inquired if post-construction verification could also be added as a condition for 
approval, for at least a period of time at the beginning, to ensure all conditions have been 
maintained pursuant to the special permit application. Discussion also turned to a discussion 
of rent control and how limitations could be included to deter the building becoming a “low 
income housing” complex in comparison to and “affordable housing” complex. Mr. Clark was 
again tasked to investigate if any legal conditions could be included to address this issue. 
Discussion also turned to if a payment in lieu of taxes (PILOT) would be sought with the 
applicant stating that while some grant funding does encourage said request, it was not within 
their plans at this time to seek such a request.  
 
At this juncture, a motion was made by Board Member Carroll to move the site plan review 
and special use permit application to a Public Hearing to be held on July 30, 2026 at the New 
Lebanon Community Center with said motioned be seconded by Board Member Zimmerman 
and carried to the following vote:  
 

Chairperson Brutsch –   Aye 
   Board Member Carroll – Aye 
   Board Member Hanna – Aye 
   Board Member Muse –   Aye 
   Board Member Crosby – Absent 
   Board Member Zimmerman – Aye 
   Alt. Board Member Pasquale –   Aye 

 
IV. Adjournment 

 
Motion to adjourn the meeting made at 8:30PM by Board Member Hanna and seconded by 
Board Member Muse and approved by the following vote:  

 
Chairperson Brutsch –   Aye 



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


