
 

 
            ZB (Zoning Board) Minutes, 4-14-25 

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), Kevin Druschel (zoom), VanMonway (zoom), 
Steve Taylor (zoom), David DeBadts (zoom), Bruce Carey (in person), casey carpenter 
(zoom), Roger Brandt (zoom), davem (zoom), Susan Hill (in person), Brandon Martin (in 
person), David Brandt (in person), Joan Zerbe-Brandt (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, Susan Hill, 7428 Wolcott Street, to construct a 32’x28’ garage structure 5’ 
from rear property line where 12.5’ is required. (CODE 190-11, 190-49) 

6.5 ft from rear property. Susan Hill spoke saying it would be 5 ft from the line. There is an 
official survey which shows the updated location. Tom Johns said this was pretty straightfor-
ward. Lynn Carlyle said he walked the property. Sue Bassage motioned to accept the pro-
posal as currently drafted, Lynn Carlyle seconded, the motion passed. 

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

2. Area Variance, Mike Hillis, 7490 Lummis Street, to construct a 16x28 Garage with a 
12x24 room in existing garage and 6x18 deck attached to south side of property. Garage will 
be 4.1 to the north property line where 7’ is required. (CODE 190-49). 

Tom Johns spoke saying it is a variance and a little over the requirement for setbacks. Mike 
Hillis said they want to add a garage with sufficient space to permit turning around. Lynn Car-
lyle asked the location of the garage and proposed deck. Tom Johns opened for public com-
ment. Bruce Carey asked where Lummis St is located. There were no public comments. Tom 
Johns said the map helped the application. Tom Johns said the N side would be the garage. 
Normally the setback is 5 ft for fire safety, egress, etc. If under 5 ft, the owner would have to 
do lots of things to ensure fire safety. To permit the 5 ft, the garage would be 15 ft. Lynn Car-
lyle and Tom Johns both carefully reviewed the map provided and verified the dimensions of 



the planned construction. There would be concrete at the end near the house. Tom Johns re-
viewed the proposal again saying it is a similar application to another one submitted two 
weeks ago. The CEO asked about the overhang and side of the building to see if there was 
some give on the dimensions. The CEO said he had some letters from neighbors that may 
have gotten misplaced when the paperwork was reviewed by the Planning Board. Steve 
Nesspor said he was concerned about meeting the 5 ft setback. Sue Bassage suggested the 
garage be made smaller. Mike Hillis said it would be hard to use the garage if made smaller. 
Lynn Carlyle made the proposal to accept the proposal as written, Sue Bassage seconded, 
the motion did not pass. Tom Johns suggested Mike Hillis re-submit the proposal with a 5 ft 
setback, Mike Hillis asked to resubmit. Sue Bassage motioned to accept the proposal with a 5 
ft from rear line, Steve Nesspor seconded, the motion passed.  

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

3. Area Variance, Hots Point, 8482 Greig Street, to construct a 14’x10’ accessory structure 
5’ from property line where 15’ is required. (CODE 190-11) 

Josh Deroam spoke saying they want to construct a 14X10 ft accessory structure. Lynn Car-
lyle and Sue Bassage walked the property. Tom Johns opened for public comment – there 
were no public comments. Tom Johns said it looked like a good proposal. Lynn Carlyle made 
the motion to accept the proposal as written, Steve Nesspor seconded, the motion passed. 

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

4. Area Variance, Steve Taylor, 8269 Lake Street Ext, to construct an 80”x52” front porch 
12.5’ from road right of way where 25’ is required. (CODE 190-11) 

Steve Taylor said the stoop and existing front would be part of the porch. They are doing sig-
nificant construction on the property and porch. Tom Johns opened for public comment. 
There were no public comments. Tom Johns said he liked the look of the new application. 
Lynn Carlyle motioned to accept the proposed application, Steve Nesspor seconded, the mo-
tion passed unanimously. 

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

5. Special Use Permit, Brandon Martin,7118 Route 14 to construct (3) 60’x120’ Storage 
buildings and (1) 100'x60' storage building in a Limited Commercial residential district and 
residential district to be used for Boat Storage (Retail Business or service Not Otherwise pro-
vided herein) Special Use Permit Required. Details Given on SWPPP (CODE 190-8, 190-49) 

This is a special use permit to construct 4 storage buildings in a limited commercial residential 
district to be used for boat storage. The CEO provided a synopsis saying the proposal started 
last year starting with 2 buildings, in October they determined it was a special use permit 
which was declined, a new application in Jan, then again in Feb, then again in March – the 
original applications were denied, also approved by the Wayne County planning board.  

Brandon Martin passed out several photographs. After his original denial for pole barns, sev-
eral others have pole barns installed very near where his planned pole barns were to be built 
(including Bruce Carey, Laurie Verbridge, Sodus Marina, etc.). He was denied also because 
190-5 generally describes residential, mobile home park, use of low intensity usage. He 



pointed out the zoning map showing locations of pole barns where the zoning board had ap-
proved similar constructions in 2024. The multi-family church was permitted in 2023. Parking 
areas and self-storage lockers were approved in 2015. David Brandts storage areas were ap-
proved. Brandon Martin said the CEO approved his use without having to come back to the 
Zoning Board every time. He said he has a special use chart. He said he had to design 100 
car parking area to permit parking for boat storage and boat users. The DEC wanted to en-
sure that the overflow parking was permissible in this area. Brandon said he believes his stor-
age buildings should be approved if they are similar in structure to other storage buildings in 
nearby settings. The buildings will meet all requirements of 190-11, they will be used for boat 
storage, no extra lighting outside the buildings, security cameras, etc. for security.  The lower 
building will be started first, the others later.  

The Village Board gave a negative narrative saying he hadn’t met some requirements for the 
parking area and upkeep – Brandon said he has met most of these requirements. He does 
not see many requirements that he needed to meet. He wants to put buildings over the boat 
trailers. His buildings will not interfere with traffic on Rte 14. Special use permits are not use 
variances. He said they are going for a variance, not special use. Denial should not be based 
on negative comments from community members. Brandon passed out some positive com-
ments from community members. He said the application can’t be denied because some of 
the public don’t like a business with early or late hours. Brandon said his marina and boat 
storage would enhance use of the water resources in Sodus Point. He said his project does 
not interfere with water vistas. He said the ZB should not close off public access to the use of 
the water resources. Brandon said he is looking for a special use permit for everything and 
the 4 storage buildings – he doesn’t want to see another permit. The ZB should have let him 
know about their denial of his ability to build storage buildings when he bought the property.  

Joan Brandt and David Brandt submitted letters against the proposal. Tom Johns opened the 
case for zoom callers to comment. Bruce Carey owns the property directly across from Bran-
don’s property. He says there is no access coming from parking on the property. The CEO 
said 300,000 X 60%. There is no tax coming from the property. There is 160,000 from the 
property. Bruce Carey said there is no income from the property right now. Bruce Carey said 
there are few people promoting use of that area. He said there is no problem with storing 
boats on the property outside instead of in a building. He said he thinks Brandon does a good 
job with the property right now.  

Tom Johns opened the case for public comments. Lynn Carlyle made some positive com-
ments about the Tidesides property. Tom Johns said the ZB will not deny the application 
simply on the basis of comments from neighbors. He also said the ZB must be impartial and 
the ZB should not treat people differently based on past relationships.  

Tom Johns said it was turned down due to the size of the building. The new proposal is for 
smaller buildings which is good. Tom Johns said Brandon said there were many other pole 
barns (44) near Brandon’s location. There is a gas station eyesore which is in the area. Bran-
don’s parking area has been good for Sodus Point. There are a number of storage barns in 
many other areas coming into Sodus Point. Tom Johns said it is important to realize there are 
a lot of storage barns all around Sodus Point.  

Tom Johns said the current application is for smaller barns which is what the ZB asked. Sue 
Bassage said a special use requires that the application is in harmony with the rest of the 
neighborhood. It is not so much the pole barn but the use of the pole barn. Two months in the 



spring and fall, there will be disruption to traffic for people coming into and out of that area. 
Special use permits require a generally similar approach to other people’s use in the area. 
Brandon said his storage buildings are the only storage barns that should be approved be-
cause they encourage use of the waterfront in Sodus Point. Other storage barns do not en-
courage use of the water resources in Sodus Point. Brandon said that Lynn Carlyle’s pole 
barns encouraged business but not use of water resources. Brandon said his storage build-
ings will not hurt traffic coming into Sodus Point. Brandon wants to install buildings that will 
look good and clean. Brandon said he would grade the land to permit the storage buildings.  

Tom Johns said there are other commercial projects in the area with similar traffic impacts. It 
is hard to deny a project of the same magnitude and use in that area. Tom Johns listed only 5 
reasons for possible denial 190-69, there are not a lot of conditions to turn down a special use 
permit in that area. We have a SEQR which should be completed before we go further. If we 
are going to deny, Tom said we need a reason that will stand up and we have approved simi-
lar proposals in the area. Matthew St Martin spoke. Tom Johns said if the county has ap-
proved, and we would need a super-majority to deny – Matthew agreed. To approve, would 
need 3 votes. The SWPP would need to show negative impact. Tom Johns said the SEQR 
was approved a month ago. The CEO said it would have to be completed for the new applica-
tion. Matthew St Martin said it would take 62 days for the Village to consider if the ZB voted 
negative tonight. Tom Johns said if the ZB doesn’t pass tonight, it would have to be brought 
up at a future meeting. Matthew said the ZB could table the application. 

Tom Johns said the ZB should approve and accept the PB as the lead agency and approve 
the current application as presented, Steve Nesspor seconded. Matthew St Martin said condi-
tions must be listed in the motion. Tom Johns asked about the conditions the ZB might want 
to include. The CEO said the PB conditions are still in place. Steve Nesspor asked about 
making no outside lighting as a condition. Sue Bassage asked about removal of building ma-
terials in the area. David Brandt said near the bank, there should not be storage of building 
materials that would be observable from the bank and residential areas. Brandon said materi-
als and marine equipment would not be observable near the bank, they are hidden from view. 
The area must be kept generally clean. Cars or RVs can’t be stored in the area. David Brandt 
said that area in the residential area shouldn’t be used for marine equipment storage.  

Conditions to Tidesides application (with corrections made on 4-28-25 in bold) –  

• no outside lighting except for escape doors 

• no marine equipment storage on top level as in code 141-4 

• separate top half from bottom half keeping the top half clear 

• no parking of boats, cars, RVs outside the building on the top level 

• marine construction equipment (including cranes, trucks, backhoes, bulldozers, 
barges, piledrivers, graders, trailers and such) restricted to the lower level parking lot 

Tom Johns motioned to accept the application with the listed conditions (no outside lighting, 
no marine equipment storage, no parking of boats, cars, RVs outside the building on the top 
level, marine construction equipment (including cranes, trucks, backhoes, bulldozers, 
barges, piledrivers, graders, trailers and such) restricted to the lower level parking lot), 
Lynn Carlyle seconded, the motion passed.  

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



Review minutes from previous meetings: The 3-10-25 minutes were reviewed/edited/revised.  
Steve Nesspor motioned to approve, Lynn Carlyle seconded, the 3-10-25 minutes were approved. 
 
New Business: Tom Johns asked Kevin Druschel if there was any new business. The shed on the 
loop to be torn down, the CEO will update in executive session. Steve Nesspor made the motion to 
go to executive session, Lynn Carlyle seconded, the motion passed.  
 
Motion to adjourn: Steve Nesspor motioned to adjourn the meeting, Lynn Carlyle seconded, 
the motion carried unanimously and the meeting was adjourned by Tom Johns at 8:39 pm. 
 
The next ZBA meeting will be April 28, unless there is no business to discuss. 
 
Tidesides letters follow (support and against): 
 

 
 
 



 



 
 
 
 



 
 
 



 
 
 



 
 
 



 



 
 

 


