
 

 

            ZB (Zoning Board) Minutes, 10-15-24 
Village of Sodus Point, NY 

  
 

 

 

 
ZB Members Present: Tom Johns, Mark Ketcham, Steve Nesspor, Lynn Carlyle, Sue 
Bassage 
 
Staff Present: Kevin Druschel - Code Enforcement Officer (CEO) (zoom), Linda Youngman - 
Clerk (in person) 
 
Others present: Village of Sodus Point (zoom), Margie (zoom), Ralph (zoom), Brandon 
Martin (in person), David Brandt (in person), christineholdraker (zoom), Ty (zoom), Mike 
(zoom),  
 
Announcement: The advertisement of the meeting was published in Wayne County Times 
and posted on the Village website.  
 
Establish Quorum: A quorum was established. Five members were in attendance. The 
meeting was conducted in person and via Zoom. 
 
Call to order: The meeting was called to order by Chair Tom Johns at 7:00 pm.  

1. Special Permit, Brandon Martin, 7118 Route 14 to construct (3) 36’x150’ Storage build-
ings in a residential district to be used for Boat Storage (Retail Business or service Not 
Otherwise provided herein) Special Permit Required. Details Given on SWPPP (CODE 
190-8, 190-49) 

Brandon Martin wants to build 3 storage buildings in a residential district to be used for boat 
storage. Brandon brought blueprint copies of the planned storage buildings. They want to 
build a driveway to the lower area of his property from Route 14. The car wash and other ad-
ditional buildings in the blueprints are not part of this proposal. The buildings would be used to 
store boats during winter. He asked for the definition of marina. Kevin has the property listed 
as commercial (requiring a special permit) and he thinks that marinas would follow a different 
code. During the review of his property, it was referred to as a marina and the businesses he 
has are the same as originally proposed. He said there are other marinas that are not located 
on the water and he asked for a definition of a marina. He also thinks the case should be 
looked at as a variance, not a special permit. He added that the sewer is at the top, not the 
bottom, and should not be a concern. 

Tom Johns said that the application is for a special permit, not a variance, and was deter-
mined to be a special permit by Kevin Druschel, the Code Enforcement Officer (CEO). Bran-
don Martin said he also wants to build more on the site and he said the board has always 



treated the property as a marina. He thinks his hardship is that he would need to meet special 
permit codes, not marina codes. Brandon said it is a hardship for him since he may want to 
sell the property in the future and he wants it to be treated as a marina. He wants to know the 
next steps – is it water drainage? He does not think his buildings are massive properties 
which could obstruct views. Brandon showed his and other properties as you come into So-
dus Point saying there were many storage buildings already as you come into Sodus Point.  

Tom Johns asked about the top of the property. Brandon said the boats will be on trailers for 
storage in the winter. The trailers could be put in the buildings for storage during summer 
while the boats are being used. Brandon doesn’t want to grade the property unless he can 
use the buildings as planned and per the SWPPP. He said he plans to clean up the property 
near the planned buildings. Tom Johns asked David Brandt if he wanted to comment – David 
said he wanted to hear from the board. Tom Johns asked David to give his concerns. 

David Brandt said the commercial parking lot should be completed. The requirements for the 
parking lot should be met with the SWPPP. There is a stop work order on the property – Da-
vid asked if the stop work order has been lifted. The CEO said there is 1 year until the 
SWPPP can be completed. David Brandt asked if Brandon had 1 year to complete the work 
and asked what would happen to the property until next summer. David Brandt said there are 
boats and other materials being stored – shouldn’t they be removed? The CEO said Brandon 
will need to remove those items. Sue Bassage said there are 19 things in the PB’s list that 
should be completed and the SWPPP completed. Brandon said he can’t move items until the 
area is graded. Brandon said he wants to clean the area up and he is applying for this permit 
so that he can remove items and grade the property. 

David Brandt said dredging needs to be done and he wasn’t sure when that would be done. 
David wants to know if the prior conditions need to be met if the ZB changes the designation 
of the property. Brandon said the trees are coming out and he will finish the dredging. Bran-
don wants to put the wall in first over the winter. After the wall is in, he will do other clean up 
on the property and dredge. David Brandt said some of the dredged material will be put on 
the property. David Brandt said the PB discussed the property saying there was a lot of oppo-
sition to the plans at the Tidesides. Tom Johns said the PB had a neutral opinion. David 
Brandt said the Aug 4 PB discussion was not neutral, they had an unfavorable opinion. David 
Brandt asked whether Tidesides really fit with the residential zoning of the area. He said busi-
nesses should not be built in residential areas. He said businesses could be created along the 
road but not near the residences in that area. He said the buildings being over the bank does 
affect the residential properties and obstructs their views.  

David Brandt said special permits and special conditions are only as good as the people who 
enforce them. He said what is going on at Tidesides is not what the ZB had originally envi-
sioned. The parking and building materials are not in line with the original plans. He thinks the 
ZB should enforce their conditions originally placed on Tidesides. There are not parking lines 
drawn, no fire hydrants, the outside building, fire protection on the docks, etc. He doesn’t think 
the property has met the special use conditions. David Brandt said some neighbors had sent 
emails to the ZB. Tom Johns said Tod DeWispelaere and Joan Zerbe-Brandt sent emails (at-
tached at the end of these minutes) voicing their concerns. 

Joan Zerbe-Brandt spoke saying they tried to attend the PB meeting but they could not view 
the meeting. The CEO said it should have been be an open meeting. She said the DEC (Dept 



of Environmental Conservation) warned of potential violations on the Tidesides property. She 
doesn’t understand what is taking so long. She said residents are getting all kinds of water 
behind their property and she doesn’t understand what is taking so long. Her uncle built their 
property and if Brandon constructs barns, they won’t be able to view the bay from their prop-
erty. 

Tom Johns said further public input is postponed until the next meeting. Brandon said some 
items were not approved until this year. The LCR said he could have a marina. Brandon said 
other properties in the area do not obstruct their viewlines, the buildings would not go over the 
trees. He said other properties in the area do not obstruct views. Tom Johns asked the CEO 
why the application is a special permit. The CEO said 190-8 does not include boat storage fa-
cilities and it is a marina. 190-5b lists boat storage as an industrial facility and boat storage 
should be in a different area. Brandon said the buildings would be used for many other things, 
not just boat storage. Tom Johns said marine construction would also require a special per-
mit. 

Tom Johns asked the CEO if the ZB should vote on whether it would be a special permit or 
marina. Mark Ketcham asked if the Tidesides is a whole entity or not. He said the SEQR re-
fers to the whole entity. He thinks the ZB should be consistent on their consideration of the 
whole entity. Tom Johns said the parking lots cover two different zoning areas which is why 
the ZB has had to carefully review the plans for different parts of the plans at Tidesides.  

Mark Ketcham asked if boat trailers could then go on one part of the property and not others. 
Tom Johns said he thought yes. Brandon said it would be a hard step for the Village to give 
direction for different parts of the property being treated differently. Brandon said he can’t 
clean up the property because he has a stop work order on the property – he would like to 
clean up the property as the PB and ZB requests. The CEO said he still believes the applica-
tion should be treated as a special permit. Steve Nesspor said he doesn’t understand why the 
SEQR has a different address. The CEO said it was an additional area of the Tidesides prop-
erty.  

Mark Ketcham asked about special use permit – Tom Johns clarified that the property fits the 
designation for special use permit. If it was re-zoned in spots, then it wouldn’t be considered 
residential. The County has said it could fit special use. Sue said Brandon believes that if it 
was classified as a marina, he could apply for a variance. Brandon said a marina could be a 
variance application in a residential area. The current problem is the Village’s definition of a 
marina. Tom Johns said the current designation is for a special use permit. Mark Ketcham 
wanted to see where the zoning map for Sodus Point fit with the planned buildings – part of 
the Tidesides property is in residential zoning area.  

Tom Johns said one of the concerns is the physical appearance of the planned buildings, par-
ticularly from the road. Brandon said the PB didn’t want to see as many trees. He said the 
special use conditions make it difficult for him to clean up the property (ex. grading, removing 
trees, etc.). Brandon says he wants a direction to go so he can clean up the property. Bran-
don said he doesn’t know which way to go – remove grass, add rocks, can’t stack above 8 
foot, SWPPP requirements, weekly inspections, etc. If he doesn’t have a plan, he can only do 
one thing at a time. Brandon said there will be spots where he deposits dredging material. He 
said it might be good to consider the roads first. Dredged material will not affect the look of 
the property. He can’t touch some areas because of the requirement for inspections.  



Mark asked if we could do things like a conditional variance. Tom Johns said yes and 
checked with Kevin. Kevin said a conditional variance could be done and inspections on the 
work every 10 days or so. He said the variance could be checked after each inspection. The 
CEO said the planning board gave Brandon a list of conditions to be met. Mark Ketcham 
asked if the ZB has ever given a special permit that morphed into a variance. Brandon said he 
trusted the ZB and could begin to work through the conditions. Brandon said he doesn’t un-
derstand how a business can function if they can’t proceed moving forward. Brandon reiter-
ated that the Tidesides request is for a marina, not a casino. David Brandt said the Tidesides 
is in a residential area and the ZB should be prepared to have a residential piece of property 
and using it as a commercial area. Brandon said the precedent has already been set with 
other storage buildings that are in the area.  

Tom Johns motioned to table the application until members of the ZB have had a chance to 
walk the property and consider the application, Sue Bassage seconded, the case was tabled 
until the next ZB meeting in two weeks.  

Voting record: Tom Johns-aye, Mark Ketcham-aye, Steve Nesspor-aye, Lynn Carlyle-aye, 
Sue Bassage-aye             

2. Area Variance, Christine Holdraker, 7586 N. Fitzhugh Street, to install a 6’ fence 136’ 
long per plot drawing where 4’ is allowed. (CODE 190-22(g) 121-4) 

The Holdrakers want to install a 6ft fence 136 feet long. They have lived there about 10 years, 
they have a good relationship with their neighbors but they want more privacy and want 
separation. Tom Johns asked why they can’t live with a 4 ft fence. The Holdrakers said they 
wanted more separation and to be good neighbors. Tom Johns opened the case for public 
comment. Kevin Druschel said we had not gotten comments from the neighbors. Mark 
Ketcham asked if the applicants had spoken to their neighbors. They don’t speak with their 
neighbors very often. Lynn Carlyle asked to view overhead photos of the property. The 
Holdrakers said their planned fence would match other neighbor’s fences. Chair Johns asked 
if there were any questions. Sue Bassage motioned to accept the application, Lynn Carlyle 
seconded, the motion passed unanimously.  

Voting record: Tom Johns-aye, Mark Ketcham-aye, Steve Nesspor-aye, Lynn Carlyle-aye, 
Sue Bassage-aye             

3. Area Variance, Margie Spence, 7558 Seventh Street, to construct a 12'x10' front deck 
with 3 stairs going to the east, 3' from front property line where 25' is required allowing for 
48% lot coverage where 30% is allowed. (CODE 190-11) 

This request was turned down over 1 year ago, the highway dept did not think the stairs 
would affect thoroughfare. Chair Johns questioned whether the proposal needed to be con-
sidered since it was turned down over 1 yr ago. Margie Spence said the Dept of transporta-
tion said it did not need to be re-submitted. She also said there are numerous properties on 
Wickham that did not meet fire code. Tom Johns asked Margie if they would consider a 
smaller deck that was not so close to the property line.  

Tom said the ZB needs to give it a unanimous vote. He said he would open the case with a 
unanimous vote. The ZB voted unanimously to not re-open the case as proposed. 



Voting record: Tom Johns-aye, Mark Ketcham-aye, Steve Nesspor-aye, Lynn Carlyle-aye, 
Sue Bassage-aye             

The Public is invited to speak 

Review minutes from previous meetings: Minutes from 9-9-24 were reviewed and 
approved. Sue Bassage motioned to approve, Lynn Carlyle seconded, the minutes were 
approved.  

Voting record: Tom Johns-aye, Mark Ketcham-aye, Steve Nesspor-aye, Lynn Carlyle-aye, 
Sue Bassage-aye 

Old Business: Tom Johns asked the CEO about the Nov meeting. Tom Johns asked Linda 
Youngman to add the emails that were sent to the ZB to the ZB minutes. 
 
Motion to adjourn: Tom Johns motioned to adjourn the meeting, Lynn Carlyle seconded, the 
motion carried unanimously and the meeting was adjourned by Tom Johns at 8:24 pm. 
 
The next ZBA meeting will be October 29, unless there is no business to discuss. 
 
 
 

 
 

 



 



 
 

 
 

 


