
 

 

            ZB (Zoning Board) Minutes, 2-10-25 
Village of Sodus Point, NY 

  
 

 

 

 
ZB Members Present: Tom Johns (zoom), Lynn Carlyle, Sue Bassage, Steve Nesspor 
 
Staff Present: Kevin Druschel - Code Enforcement Officer (CEO) (zoom), Linda Youngman - 
Clerk (in person) 
 
Others present: Village of Sodus Point (zoom), iPad (zoom), Tony (zoom), Kevin Druschel 
(zoom), Matthew St. Martin (zoom), Bill Kedley (in person), Brandon Martin (in person), 
Matthew J Nowak (zoom), Keri 5 (zoom), casey carpenter (zoom), Phil Leone (in person), 
Justin M (zoom), Michaefoley (zoom), Ryan (zoom), David Brandt (in person), CB (zoom), 
Joan Zerbe-Brandth (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. Four 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 (zoom) at 7:00 pm.          

1. Area Variance, James Rudd, 8297 Lake Street, to construct a 26’x34’ garage structure 
11’ from side property line where 12.5’ is required and 12’ from front property line where 
25’ is required with 18’x22’ on existing footprint. (CODE 190-11, 190-18, 190-49) 

Tom Johns asked for a comment on what James Rudd wants to do – Matt Nowak said they 
want to build a garage which is larger. In 1974, the house got moved, 25 ft off the road. The 
house next door was moved as well and it is on the property line. Tom Johns opened for pub-
lic comment – there were no public comments. Tom Johns said this case is clear cut. Sue 
Bassage said the case makes good sense and is understandable. Lynn Carlyle agreed. Lynn 
Carlyle made the motion to accept the application as written, Sue Bassage seconded, the mo-
tion passed unanimously. 

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

2. Special Use Permit, Phil Leone, 8017 Margaretta Road to create a RV – Campsite per 
site plan with Department of Health approval with 1 to 16 campsites. (CODE 190-8) 

Phil Leone said he wanted to build an RV park. It would bring more people into Sodus Point. 
Phil doesn’t plan for transients, although it would be a seasonal use site. He wants a special 



use permit to utilize the area. Tom Johns opened the case for public comment. There were no 
public comments.  

The PB completed a SEQR for this one – Tom said the SEQR was included in the package 
for the ZB. Phil Leone said he was planning to provide a plan with water usage, site outlines, 
site plan for public benefit, etc. Tom Johns said this case fits the usage of the land in that area 
very well. He thought it would be a good use of the property. Lynn Carlyle asked about water 
usage in the area – Phil Leone answered. Lynn said he agreed with Tom Johns, Sue Bas-
sage said she thought it was a good use of the property. Tom Johns asked about the timeline 
– Phil said as soon as the engineering was done barring hurricanes and other interferences 
from weather, etc. He expects it to be about a year, start to finish. 

Tom Johns said we needed to review the SEQR before we made a motion. Tom asked if any-
one had a question on the SEQR in the package. Steve Nesspor motioned to accept the SEQR, 
Lynn Carlyle seconded, the SEQR was accepted unanimously. Steve Nesspor motioned to ac-
cept the application as drafted, Sue Bassage seconded, the motion passed unanimously.  

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

3. Special Use Permit, Brandon Martin, 7118 Route 14 to construct (1) 60’x200’ Storage 
buildings and (1) 125'x75' storage building in a Limited Commercial residential district to 
be used for Boat Storage (Retail Business or service Not Otherwise provided herein) Spe-
cial Use Permit Required. Details Given on SWPPP (CODE 190-8, 190-49) 

Steve Nesspor read the application first. Brandon Martin then spoke saying they wanted to 
build storage buildings for boats on his property. Rte 14 S is where boat storage would be 
best and it meets with the master plan for Sodus Point. He feels the best spot is up top on the 
property. Tom said this is the second or third consideration of this case. We are considering 
two storage buildings in the limited commercial residential district. 

David Brandt spoke saying the LCR in that area, the LCR in the code book, should be care-
fully considered. Buildings of that size are not put there, there could be other huge buildings 
put in that area which would not be good for Sodus Point. If you approve this one, would you 
be able to stop that kind of building to be approved for others who want to build similar stor-
age buildings. That area has been approved for a parking lot, are you going to approve other 
storage in that area.  

There was a question regarding setback from a state highway, Tom Johns said it is in a 30 
mph zone and it is permitted in that area.  

David Brandt responded saying the usage of the property limited to storage. The ZB doesn’t 
know what commercial equipment is being used there. He said this is not limited use, it is 
widely used most of the year. David said the ZB is giving their opinion on the amount of use – 
he sees boat trailers going around 7 or more months of the year. It is not limited use.  

Tom Johns asked for zoom comments on the Martin case. Matt Nowak said the property is 
storing boats right now. Tom Johns said there is some limited storage of boats and equip-
ment. Matt Nowak said there is storage on the property already. Matt Nowak said it would 
look a lot better having the boats in a storage building instead of open on the property.  



Todd DiWispelaere said the applicant’s desire to have 4 storage buildings would be a major 
factor on traffic in the area. He asked the board to read his email into the record and minutes. 
This is not the right project for this property. The CEO said there were two buildings, for point 
of clarity. Todd DiWispelaere said the ZB should ask the applicant for a single plan since he 
has made several applications.  

Brandon said there was not a lot of traffic in that area, he has been moving boats on Rte 14. 
In the last year, there have not been other developments in that property. He is the only one 
that has been developing property in that area. David Brandt said the property was a residen-
tial area – he said there were no other commercial pole barns in that area. Brandon Martin 
said there were other pole barns in that area.  

Tom Johns opened the case to the ZB to discuss. He said the storage building would be large, 
200 x 60 ft, we would need engineered drawings, and it is on the hill so it would be easily ob-
servable. The physical building is a concern. Sue Bassage said it is in the LCR area and it is 
not a dwelling. It is a 12,000 sq ft commercial storage building. Sue said the code allowed per-
sonal services (hairdressers massages, etc.) in that area, not boat storage. Brandon Martin 
said he is building commercial on the commercial part of the property and he wants to build 
residential in future on the residential part of the property. Lynn Carlyle said he agreed with 
Sue.  

Tom Johns asked for Steve Nesspor’s thoughts. Steve said he is concerned about the size of 
the planned buildings. Tom Johns said the size of the buildings are inconsistent with the 
neighborhood, there is nothing else that huge in the area. A smaller building would probably 
be easier to take. The size of the planned building is his main concern. Tom said a SEQR 
was done by the PB for this package – were there any questions on the SEQR. The CEO said 
the parking lot should be considered as part of the project. Tom said if we were to accept it, 
we would have the accept the SEQR. No further comments from the ZB.  

Tom Johns asked can we have a motion to accept the special use permit as presented? Lynn 
Carlyle motioned to accept the special use permit as presented, Steve Nesspor seconded, 
the motion did not pass. Tom Johns concluded by saying that the reasons for denial of the 
storage buildings are that it is inconsistent with the neighborhood and the size is too large.  

Voting record: Tom Johns-nay, Lynn Carlyle-nay, Sue Bassage-nay, Steve Nesspor- nay     

Brandon Martin asked where does he go from here. Everything he does seems to get de-
clined. Should he seek a lawyer? He submitted plans for smaller buildings, etc. Tom Johns 
said there is just too much going on here – Tom Johns said he wishes he could give Brandon 
more advice. Tom Johns suggested Brandon talk to Kevin Druschel.  

Review minutes from previous meetings: Minutes from 1-14-25 were reviewed. Sue 
Bassage motioned to approve, Lynn Carlyle seconded, the minutes were approved.  

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

New Business: Tom Johns asked Kevin Druschel if there was any new business. Kevin said there 
was just minor stuff, nothing else major right now. Tom Johns asked for volunteers to post signs – 
Sue Bassage and Lynn Carlyle volunteered.  



 
Motion to adjourn: Lynn Carlyle motioned to adjourn the meeting, Steve Nesspor seconded, 
the motion carried unanimously and the meeting was adjourned by Tom Johns at 7:39 pm. 
 
The next ZBA meeting will be February 24, unless there is no business to discuss. 
 
Emails (4 total) regarding the Brandon Martin Tidesides application: 
Email #1: 
----- Forwarded Message ----- 

From: Joan Brandt <joanzerbebrandt@gmail.com> 

To: "johnseyt@aol.com" <johnseyt@aol.com>; "suebassage@yahoo.com" <suebassage@yahoo.com>; 

"lynnjamescarlyle@icloud.com" <lynnjamescarlyle@icloud.com>; "nesspo@gmail.com" 

<nesspo@gmail.com>; Cheryl Bruni <cheryl_96_2000@yahoo.com>; "rclass25@gmail.com" 

<rclass25@gmail.com>; Jay De Wispelaere <dewispelaerejay@yahoo.com> 

Cc: David Brandt <dbrandt3859@yahoo.com>; "supervisor@sodusny.gov" 

<supervisor@sodusny.gov> 

Sent: Monday, February 10, 2025 at 04:01:34 PM EST 

Subject: Urgent for Monday Evening 2/10/25 Storage Barns with Possibility of Migrant Housing 

 

    Being a lifelong resident and both a business owner and an owner of multiple properties within our 

Village, I have an understanding that the Zoning Board and Planning Board can be instrumental in 

securing approval for special projects. However, when an application for a proposal is submitted that is 

needed solely for a self-created hardship I would encourage you to consider the concerns and input 

from nearby residents that would be affected and in this case deny its approval. 

     Yes, our family resides on South Shore Rd, however, we also own homes; 1 built by my uncle, that 

overlooks Hillside Dr with a quaint back porch, picture window, beautiful backyard and walk out 

basement and another on Overlook Dr.   

     Mr. Martin chose to expand his business beyond what he had room for - spilling over onto South 

Shore Road. He then purchased a small piece of land within our residential area solely for 

commercial use. When the property was too small for his thinking, he enlarged it by dumping various 

debris, (without regard to content,) on top of a sewer main and created issues with excessive 

sludge/runoff behind our homes.  

     When a STOP WORK ORDER was initiated by the DEC a Storm Water Pollution Protection Plan 

needed to be submitted and approved within a specified timeframe. 

     That was years ago and to date this business has not implemented an approved SWPPP and 

additionally has NOT proven to be a good neighbor or compliant with the Village or DEC guidelines 

set. Let me recall the Christmas gift Mr. Martin gave neighbors of a pile of manure and a 

manure spreader parked front and center on Route 14 for all neighbors and visitors coming into the 

Point to see, left there months as his passive aggressive message. (The manure was NOT even used.) 

    Especially tonight your time and consideration are truly appreciated. As residents we rely on your 

guidance and expertise in these matters and can only hope you will consider the best interest of those of 

us on the South side of the Village. 

 

Joan Zerbe-Brandt 

 
Email #2: 
Storage buildings 

Summary by Copilot 

----- Forwarded Message ----- 



From: David Brandt <dbrandt3859@yahoo.com> 

To: Sue Bassage -home <suebassage@yahoo.com>; Lynn Carlyle 

<lynnjamescarlyle@icloud.com>; Steve Nesspor <nesspo@gmail.com>; THOMAS JOHNS 

<johnseyt@aol.com> 

Cc: Joan Brandt <joanzerbebrandt@gmail.com>; Jay De Wispelaere 

<dewispelaerejay@yahoo.com>; Cheryl Bruni <cbruni@paychex.com> 

Sent: Monday, February 10, 2025 at 08:36:15 AM EST 

Subject: Storage buildings 

 

Good Morning, Tonight you vote on letting the purposed storage building be built on Rt 14. 

Many residents feel that this project does not meet the description of what the LCR was meet to 

be used for. And using the other storage buildings on Rt 14 as setting presidents for allowing this 

project to go forward in my opinion should not enter into your decision. If that is the case, then 

what grounds will the board have to stop any project in the future. Zoning Board continually 

reviews application that are similar, some they approve, some they don't. Each one has to be 

review on it's own, what is best for its neighbors, the location and the village. The threat of being 

sued should never enter into your decision on any project. This business has not shown to be a 

good neighbor. The stipulation that were placed on their previous projects have not been 

completed nor enforced. I hope you see this project as a NO vote.  

 

Thanks you, 

David Brandt 

 
Email #3: 
----- Forwarded Message ----- 

From: Cheryl Bruni <cheryl_96_2000@yahoo.com> 

To: "johnseyt@aol.com" <johnseyt@aol.com>; "suebassage@yahoo.com" 

<suebassage@yahoo.com>; "nesspo@gmail.com" <nesspo@gmail.com>; 

"lynnjamescarlyle@icloud.com" <lynnjamescarlyle@icloud.com>; "supervisor@sodusny.gov" 

<supervisor@sodusny.gov> 

Cc: Joan Brandt <joanzerbebrandt@gmail.com>; David Brandt <dbrandt3859@yahoo.com> 

Sent: Friday, February 7, 2025 at 01:02:39 PM EST 

Subject: Brandon Martin Migrant Housing on 14 

 

Hello Zoning Board. 

 

We are Gary and Cheryl Bruni residing at 8198 South Shore Rd. and we understand that 

Brandon Martin is on Monday night’s zoning board agenda for his commercial parking lot on 

route 14. 

The agenda speaks only of storage barns and has for months. However, immediate neighbors 

have made us aware that he is also planning to build section 8 and migrant housing and we have 

seen the plans today. 

We don’t live directly next to the property, but we’re close enough and we’re very familiar with 

this business owner’s tactics as we reside directly across from his driveway on South Shore and 

he DOES NOT work within the best interest of the community. He is only interested in his 

bottom line. 

We, along with many other neighbors in the area have invested a lot of money in enhancing our 

properties to support the overall vision of Sodus Point being a family friendly fun resort town. 

This village is NOT in need of migrant housing and if this were being proposed on Greig Street it 



would be shot down immediately as opposed to allowing this business owner to repeatedly bounce 

back and forth between boards hoping to slip through. 

We would like to go on record as being FIRMLY opposed to his plans! We need to start 

recognizing this side of Sodus Point is just as important as the business district & beach side and 

we need to start acknowledging that the residents are just as important as the businesses. 

We are begging you…..DO NOT APPROVE THIS! 

 

Gary & Cheryl Bruni 

 
Email #4: 
----- Forwarded Message ----- 
From: rclass25@gmail.com <rclass25@gmail.com> 
To: "suebassage@yahoo.com" <suebassage@yahoo.com>; "johnseyt@aol.com" 
<johnseyt@aol.com>; "lynnjamescarlyle@icloud.com" 
<lynnjamescarlyle@icloud.com>; "nesspo@gmail.com" <nesspo@gmail.com>; Bruce 
Evener <baystsp.1@gmail.com>; Bill <williamamckee@gmail.com>; Kedley Bill 
<wmkedley@gmail.com>; Joan Brandt <joanzerbebrandt@gmail.com>; Jay De 
Wispelaere <dewispelaerejay@yahoo.com>; "supervisor@sodusny.gov" 
<supervisor@sodusny.gov>; Tzerbe@rochester.rr.com (Tzerbe@rochester.rr.com) 
<tzerbe@rochester.rr.com>; "brian.vanee@gmail.com" <brian.vanee@gmail.com>; 
Laurie Verbridge- Village Trustee <lverbridge@soduspoint.info>; Laurie Hayden 
<lahayden5@hotmail.com>; "kmadison@soduspoint.info" 
<kmadison@soduspoint.info>; "whitsprague@outlook.com" 
<whitsprague@outlook.com>; CEO <ceo@soduspoint.info>; 
"nowakhome@gmail.com" <nowakhome@gmail.com> 
Sent: Monday, February 10, 2025 at 04:24:04 PM EST 
Subject: Fwd: Martins Tideside Marina application 
 
Hello, all. 
 
On January 21st, I sent the below email to all of you in advance of the village planning 
board meeting which dealt with the current application from Tideside Marina. 
 
That application is now before the Zoning Board of Appeals for a decision on the 
marina's special permit application. 
 
I am writing to implore the zoning board to deny this application.  My position was 
stated in the below email, and has not changed.  The applicant has continued to act in 
a complete disregard for village code, village planning, the LWRP, the master plan, 
village residents, and all of the village boards.  This application, which can easily be 
viewed as "retribution" for the denial of a previous application, should be denied.  to 
approve this application would do irreparable damage to a wonderful residential 
neighborhood and the image of the village itself.   
 
Thank  you for you attention, 
Todd DeWispelaere 
property owner, 7121 Route 14, Sodus Point.  


