
 

 

            ZB (Zoning Board) Minutes, 6-9-25 
Village of Sodus Point, NY 

  
 

 

 

 
ZB Members Present: Tom Johns, Sue Bassage, Lynn Carlyle, Steve Nesspor 
 
Staff Present: Kevin Druschel - Code Enforcement Officer (CEO) (zoom), Linda Youngman - 
Clerk 
 
Others present: Village of Sodus Point (zoom), Kevin Druschel (zoom), Jamie and Sharon 
Gruttaduria (in person), James Taylor (in person), Mark “Stick” Converse (zoom), Valerie 
Fanning (zoom), Tim Wilbur (zoom), Scott Dugan (zoom), Micelle Kehlin zoom), Daniel Pope 
(zoom), David (zoom), John Graziose (in person) Laurie Hayden (in person), Nancy Wahlberg 
(in person), Damien Weideman (in person) 
 
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.  Special Use Permit, James Gruttaduria, 8116 Margaretta Road place a 10x16 shed to 
be used as a retail store front per business proposal for bicycle shop. On-site parking to 
be provided (Retail Business or service not otherwise provided herein) Special Use Permit 
Required. (CODE 190-8) 

This is a special use permit for 8116 Margaretta Rd to place a 10x16 shed to be used as a re-
tail store front per business proposal for bicycle shop. On-site parking to be provided (Retail 
Business or service not otherwise provided herein) Special Use Permit Required. Jamie Grut-
taduria and his wife Sharon spoke saying they want to install a shed to be used as a retail 
store front as a front for a bicycle shop. They will be renting pedal-assisted bicycles. Some 
neighbors spoke saying they are in favor of the proposal and their rental ability. This would 
support a new bicycle rental community in Sodus Point. These are class 1 pedal-assisted 
electronic bicycles.  

Tom Johns asked where the bikes would be stored. Jamie said they would be stored in their 
barn. Lynn Carlyle said he was OK with the application, Sue Bassage agreed. The CEO had 
no concerns. Lynn Carlyle motioned to accept the special use permit as drafted, Sue Bassage 
seconded, the motion passed.  



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

2. Area Variance, Ryan & Valerie Fanning, 7594 North Fitzhugh Street, to construct 180' of 
aluminum rail fencing 54" high per letter of intent where 4’ is allowed.  (CODE 121, 190-
22(g)) 

The Fannings would like to construct 180' of aluminum rail fencing 54" high per letter of intent 
where 4’ is allowed. They need additional height since they have a large dog and want the 
fence higher to keep their dog from jumping over the fence. Their dog is friendly. The fence 
would be on the South side of the property. The fence would go East and then South but not 
to the end of the property line. They would also have a gate. There were no public comments. 
Lynn Carlyle viewed the property and said it would be a good addition, Sue Bassage viewed 
the property also, no comments from Steve Nesspor. Lynn Carlyle motioned to accept the 
proposal as drafted, Sue Bassage seconded, the motion passed.  

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

3. Area Variance, Scott Dugan, 7588 Second Street, to construct a 3-story residential struc-
ture where 2.5 stories are allowed per stamped plans, 14.7' from front setback where 25' 
is required with a total height of 34' feet where 30' is allowed. Also constructing a new 
22'x16' garage 5' from rear property line where 12.5' is required both structures allowing 
for 40% lot coverage where 30% lot coverage is allowed. (CODE 190-11, 190-49) 

The Dugans want to construct a 3-story residential structure where 2.5 stories are allowed per 
stamped plans, 14.7' from front setback where 25' is required with a total height of 34' feet 
where 30' is allowed. Also constructing a new 22'x16' garage 5' from rear property line where 
12.5' is required and with both structures allowing for 40% lot coverage where 30% lot cover-
age is allowed. Daniel Pope spoke for the homeowners. They viewed the existing structure 
and decided to tear it down and build a new structure. They would tear down the house, and 2 
stories, not 3 stories, would be built. They are asking for the ZB to review and approve but 
want to hear from the ZB for something the neighborhood would permit. The existing house is 
37% so they are not asking for a lot more. The garage is nearly 200 sq ft, they would increase 
to 300 sq ft. The application is an exaggeration; the height would be 34 ft but the main house 
is 32 ft. Their lot coverage would be 42%, not 40%. People are buying cottages and they are 
stuck by the zoning laws. This would be an ongoing problem – people spent a lot of money on 
properties and want to build nice houses on these lots. The CEO said it would not be 3 stories 
and it was advertised as such and he cannot change it at this point. Sue Bassage said the 
height would be 32 ft. The CEO said the elevation may be a problem. Tom said it was listed at 
34 ft but it would be at 32 ft. Dan Pope said the house was raised from the ground about 2 ft 
and it would hurt them on the total height of the house speaking in favor of the application as 
drafted. Tom Johns asked the CEO again about the height, the CEO said it would be 251. 
Tom Johns asked about 34 ft above the 251, the CEO confirmed that was correct.  

Sue Bassage asked if it was premature to decide since the applicants were not sure what 
they were doing. Dan Pope asked what the grade was in that area. He said the owners had 
done a survey of the grade but he was not sure what it was. Tom asked the CEO if this was 
2- or 3-story. The CEO said it would be 2-story at 34 ft height. Tom Johns opened for public 
discussion.  



Scott Dugan spoke saying they are excited about building the home. It would be 2-story, there 
would be ample parking. The tower would be at 34 ft. They want to build a home which will 
last. They are ready to answer questions. The lot coverage would be 30-40.  

A neighbor spoke saying the property would be right next to his house. One concern is about 
the height at 30-34. For a new home on the same general footprint, it seems reasonable to 
keep it similar in size, now they are saying they want to build larger. The house would seem 
to be nice but he does not want to see it escalate. Laurie Hayden spoke saying they would 
want 4 variances, height, lot density, setbacks, etc. This house would represent a real change 
to the neighborhood. The changes are substantial and would represent a difficulty to the 
neighborhood. Another person wanted to build similar and she was turned down. There are 
already a lot of rental units on that street. The front setback at 14.7 represents a real problem. 
You would open up a can of worms due to the front setback. Dan Pope said it was existing 
non-conforming. The other houses are at 25 ft nearby. Laurie Hayden said the parking would 
represent a problem, Dan Pope said there would be a driveway in the same spot. The CEO 
said it would be on top of the existing setback, parking would be the same. Laurie Hayden 
said her concern was from setback in the front. There is not a lot of parking space in front – 
maybe 2 cars. Dan Pope said you cannot hold the new owners at fault for people parking ille-
gally on that street. Dan Pope said people can park parallel on the left in front of the house 
but there is not a lot they can do. 

James Taylor spoke saying they are talking about hardship. Everyone on that street is con-
cerned about short-term rentals. They are concerned about owners who live thousands of 
miles away. Damien Weideman lives two houses down, the proposed house would be a sig-
nificant increase in sq footage, the spiral staircase would add 100-120 ft, it is not the same 
footprint or sq footage, it is a large increase in space. The new house would be much wider. 
The drawings are beautiful but the proposed house is a much bigger house on a small lot. He 
said the PB recommended the height goes down to 30 and the lot coverage goes down to 40. 
He wants to see the size go down and the garage smaller. They want assurance on it not be-
ing made into a rental property or sold as a rental house. 940 to 1283 sq footage increase is a 
lot. The house would be imposing on that street.  

Nancy Wilbur, neighbor, spoke saying she is concerned on the West side driveway would 
make it at most a two-car driveway. The house is too big for the lot. Parking is a real problem. 
They would tear down the house that is there. Scott Dugan said they are exceeding the zon-
ing for parking spaces – maybe there is a village parking problem. Tom Johns said the village 
required two parking spaces. There are some issues for parking on that street and people 
have put no parking signs in front of their homes and that is not correct. Steve Nesspor said 
there was an email that was sent to the ZB (attached at the end of the minutes).  

Dan Pope said it would bump up to 42%, not more as some people have said. 105 sq ft, 204 
sq ft more in space on that lot would result in a much better-looking house that what is there 
now. Damien Weideman said he thinks the house would be beautiful but it would be a 5-bed-
room house on a small lot. Tom Johns closed for public comment. Tom Johns read the email 
that was sent to the ZB by a neighbor. 

Tom Johns said the application represented a variance based on size. The front setback at 
14.7, they are allowed to build on an existing footprint. Sue Bassage asked if the existing foot-
print had to be the actual building, not an increase in size. The CEO said it would take a piece 



of the existing footprint. Tom Johns said it would bump out at the kitchen. The CEO said it 
would be bigger at the garage. Tom Johns said the PB suggested under 40% and height at 
30 ft. Tom Johns asked about a house on 6th St, what was its size. The CEO checked and 
said it was 38 ft by 43, 2400 sq ft. The CEO showed by screen sharing the outline of a house 
on 6th St. with lot coverage at 32%. Tom Johns said it is an improvement over what is there. 
Aesthetically, it would be an improvement. Sue Bassage said the PB discussed reducing to 
30 ft, would it leave enough room in the tower for utilities. Dan Pope said the garage and 
tower ideas were sketchy. A crawl space attic could be problematic. Dan Pope said the view-
ing tower increased to 32 ft, the current house is at 30 ft. The CEO said there are other 
houses with mechanical rooms in other parts of Sodus Point. Dan Pope said a lot of houses in 
SP will need to have larger houses built on their footprint.  

Tom Johns said there is an elevation question. But he added that he did not think it was an 
issue. Tom Johns asked the ZB members to vote on the variances separately. 

Garage - There are some against the variance for the garage as proposed. Steve Nesspor 
motioned to approve the setback on the shed or garage at 5ft off the property line, Lynn 
Carlyle seconded, the revised motion passed.  

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

Height - The height should not be more than 30 ft. The CEO suggested that the ZB go for 
a house height of 32 ft – Steve Nesspor motioned to approve as drafted, Sue Bassage se-
conded, the motion did not pass.  

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

Lot Coverage – the lot coverage should not be above 40%. The CEO said it would be 
39.2% if the dimensions were as listed. Revised lot coverage would be 42% with the re-
vised proposal. Steve Nesspor motioned to accept the lot coverage variance at 40%, Lynn 
Carlyle seconded, the motion did not pass.  

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

4. Area Variance, Mark Converse,7583 Second Street to construct a story rear addition 
19.125'x10' with 3.75'x6.75' rear entry 1.5' feet from north property line where 5' is re-
quired allowing 32% lot coverage where 30% is allowed. (CODE 190-11, 190-49) 

The Converses want to construct a story rear addition 19.125'x10' with 3.75'x6.75' rear entry 
1.5' feet from north property line where 5' is required allowing 32% lot coverage where 30% is 
allowed. The cottage is 102 years old. They want a modest addition to the rear of the cottage 
and to protect the cottage from rain and sun, 10 feet to the West. It would increase from 27% 
to 32% density lot coverage. The case was opened to public comment – no public comments. 
Sue Bassage said it would be 10 ft back; it is OK configured near the house – she is OK with 
it. Lynn Carlyle agreed. They would not need special building materials, Steve Nesspor was 
OK with the application also. Sue Bassage motioned to accept the application as drafted, 
Steve Nesspor seconded, the motion passed.  

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



5. Area Variance, Patrick Tobin, 8387 South Shore Rd, to construct a 6660 Square foot 
house allowing for 34% lot coverage where 30% is allowed. (CODE 190-11, 190-49) 

The CEO said it is not the sq footage as listed. The Tobin’s want to construct a 2867 Square 
foot house allowing for 34% lot coverage where 30% is allowed. Actual total sq ft is 2,867 sq 
ft. The CEO said it was advertised as incorrect sq footage. They have 4 boys and want a suf-
ficient size for their boys and grandchildren. Sue Bassage asked about a basement, the 
builder said there was sufficient space for meeting the size house and setbacks required. 
There were no concerns from the ZB. Lynn Carlyle motioned to accept the proposal at 6660 
sq ft, Steve Nesspor seconded, the motion did not pass.  

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

Steve Nesspor motioned to accept the revised proposal at 2,867 sq ft and 34% lot coverage, 
Sue Bassage seconded, the motion passed.  

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

6. Area Variance, Patrick Tobin, 8385 South Shore Rd, to subdivide 3' by 135.2' from 8385 
and merge into 8387 to clear boundary line issue. (CODE 190-50) 

The Tobin’s want to subdivide 3' by 135.2' from 8385 and merge into 8387 to clear boundary 
line issue. They want the 3 ft sub-division in order to meet the setbacks so they can build a 
new home. Tom Johns said this would help them to get around the setbacks. Tom Johns 
opened for public comment – there were no public comments. Tom Johns said there were no 
concerns with this application. There were no questions from the ZB. Lynn Carlyle motioned 
to accept the application as proposed, Steve Nesspor seconded, the motion passed.  

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

New Business: Tom Johns asked the CEO about any other remaining issues. Kevin Druschel 
spoke about zooming. Tom Johns asked about the new RV park, the CEO said it was now 
open with maybe 3 RVs. Lynn Carlyle asked about the extensive parking in that area – the 
CEO said it was for people using the marina. The architect left a full set of drawings on the 
Tobin property.   
 
Steve Nesspor motioned to accept the minutes from 5-12-25, Lynn Carlyle seconded, the motion 
passed.  

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

Motion to adjourn: Steve Nesspor motioned to adjourn the meeting, Lynn Carlyle seconded, 
the motion carried and the meeting was adjourned by Tom Johns at 8:58 pm. 
 
The next ZBA meeting will be June 30, unless there is no business to discuss. 
 

Email sent to Zoning Board (with marked site plan) regarding the Dugan application: 
---------- Forwarded message --------- 
From: Jean Hallagan <hallaganjean@gmail.com> 

mailto:hallaganjean@gmail.com


Date: Mon, Jun 9, 2025 at 12:52 PM 
Subject: Dugan zoning application 
To: <johnseyt@aol.com>, <suebassage@yahoo.com>, <lynnjamescarlyle@icloud.com>, <nesspo@gmail.com>, Sodus 
Point Kevin Druschel Code <ceo@soduspoint.info>, Bruce Evener <baystsp.1@gmail.com> 
 
Dear Zoning Board ( and CEO and Bruce), 
 
I oppose the variance as applied for by the Dugans on 2nd St. As a neighbor, I welcome the opportunity to tear down 
an uninhabitable structure. However, there are so many other ways that this could be built in character with the 
neighborhood. I hope that you can distill my thoughts as well as those of the neighbors and give your expert 
recommendations to the family to revise and resubmit. 
 
The home is too large for the neighborhood. A four bathroom house and a one car driveway don’t go hand-in-hand 
nor do they fit in with the existing homes. 
 
The planning board recommended the density be less than 40%. My biggest opposition is the kitchen extension on 
the north side of the property. This extension prohibits any meaningful access to the backyard. The pre-existing 
Home had a long driveway leading to the garage.  
 
The proposed home is also too close to each 2nd Street neighbor. It’s not in character with the neighborhood to 
tower over the Homes to the south or the north. 
 
I recommend that the zoning board have the homeowner stick to the lines of the pre-existing-structure OR 
 
-Keep the preexisting home line on the north side adjacent to the Wilber’s 
-only allow a couple feet structure extension on the south side towards Bernie’s 
- allow a reasonable extension to the EAST BACKYARD. This way, the New home wouldn’t tower over the neighbors. 
-HVAC plans you should also be included. There isn’t any room for an HVAC system in the structure. Putting the 
HVAC structure into the garage changes the usage of the garage and before the property is approved, they should 
outline the HVAC structure. Extending the house into the backyard allows for an HVAC structure to be included in 
the plans. 
 
I spent considerable time with the building plans and I believe the homeowners could have most of what they want 
if they extended the house into the backyard a bit, not sideways to the neighbors on 2nd St. The kitchen would be 
smaller, but I grew up in Sodus Point in a cottage for a family of 5 with a 24 inch stove, and no dishwasher. 
 
I understand the zoning code can allow a home with one parking spot, but as you consider the character of the 
neighborhood, there is very little parking on 2nd St. due to the five rental properties and also the proximity to the 
county beach. After listening to the homeowner explain their needs at the Planning, the Dugan’s explained that they 
come with one Tahoe vehicle with four children, but those children will grow up, learn to drive and they will also 
have friends that come over and visit. This home as proposed, isn’t in character with the neighborhood and the 
Dugan’s will need more parking. 
 
The home could easily be made a little bit smaller without the kitchen extension. The downstairs bathroom of which 
there are two, could be made into one Jack and Jill bathroom with access from the downstairs hallway and also the 
downstairs bedroom. The home could easily be extended with very little if any opposition from the neighbors into 
the backyard a bit with a smaller kitchen and one bathroom downstairs. In other words, “stretch” the home to the 
backyard not to the side neighbors. 
 
I marked up the site drawing. 
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Thank you for your consideration. 
 
Finally, please be mindful that every large home proposed in the numbered streets, the homeowner states it won’t 
be rented, but every single one of them turns into a rental property. 
 
Thank you for your consideration, 
Jean 



 


