
Town of Cape Vincent Zoning Board of Appeals    November 3, 2025 

The regular meeting of the Town of Cape Vincent Zoning Board of Appeals was held on 

Monday, November 3, 2025  at Recreation Park.  The Vice-Chair opened the meeting at 6:00 

p.m. with the Pledge of Allegiance. 

 

Board Members Present:    Darrel Aubertine, Vice-Chair   Michael Nebbia     

    Sarah Dayton    Maret Salisbury-(moved up  

    Neale Farrell (moved up to regular member)     to regular member) 

Board Members Excused:   Ed Hludzenski, Chair   

Board Members Absent:     Bill DeSouza 

Other:  Cody Higgins, ZEO- Excused 

 

There were a total of 8 visitors.          

Privilege of the Floor:  Mary Jordan- Attended a Town Board meeting and was questioning the 

pause on Carleton Island in regards to the lawsuit with TILT.  Mr. Aubertine said that he 

attended a meeting with B&L (the town’s engineers who are handling the SEQR review) and that 

the SEQR review process will continue. B&L will complete all parts of the SEQR.  Mr. Clapp 

has to fund an escrow account, but he is not sure on where the Town is in that process.  Mary 

Jordan asked if the town attorney was on board with continuing with the SEQR review.  Mr. 

Aubertine said that he was invited but did not attend the meeting.  There is nothing final with the 

SEQR as of yet.    

 

Approval of Minutes: 

Board members approved the minutes of the October 6, 2025 meeting with a motion made by 

Mr. Nebbia and seconded by Ms. Salisbury with a unanimous vote.  

 

Old Business: Carleton Villa, LLC (Ron Clapp) Special Use Permit  (Tax Map#: 39.27-1-

16) 

The SEQR review process will continue with B&L conducting the review.  

 

Lyle Wood Special Use Permit (Tax map #: 40.00-1-1.1) 

No new update. Continues to remain on the table until the Board hears from the DEC on the 

SEQR completion.  

 

Kathleen Rubright Area Variance Application Public Hearing  (Tax Map #:59.08-1-35) 

Ms. Rubright is requesting a 1’ side variance to replace a 10X48 mobile home with a 12X48 

mobile home.  The Vice-Chair opened the Public Hearing at 6:08 pm. With no comments from 

the public, the hearing was closed at 6:09 pm. The Board discussed the application.   The Board 

completed the Area Variance Findings as follows: 



1. An undesirable change will be produced in the character of the neighborhood or a 

detriment to nearby properties: 0-yes, 5-no 

2. The benefit sought by the applicant can be achieved by some method, feasible for the 

applicant to pursue, other than a variance: 0-yes, 5-no 

3. The requested variance is substantial: 0-yes, 5-no. 

4. The proposed variance will have an adverse effect or impact on the physical or 

environmental conditions in the neighborhood: 0-yes, 5-no 

5. The alleged difficulty was self-created: 0-yes, 5-no 

After taking into consideration the five factors, theVice- Chair asked for a motion on the 

variance.   Mr. Nebbia made a motion to approve the application.  Mrs. Dayton seconded the 

motion and it carried with a unanimous vote. 

 

New Business: James Follette Area Variance Application (Tax Map #: 30.09-1-10) 

Mr. James Follette submitted an area variance. The Board was not aware and did not have the 

application in hand.  The secretary called Mr. Higgins, ZEO, and he stated on the phone that he 

has not seen the application yet.  He noted that when Mr. & Mrs. Follette left his office, they 

were still indecisive in their decision.  Since that conversation with Mr. Higgins, they submitted 

an application for a 6” area variance for the height of a decorative fence.  The allowed fence 

height is 2’ and their fence tops out at 30” high.  The Vice-Chair asked for a motion to accept the 

application on the contingency that the application is completed correctly.  Mr. Nebbia made the 

motion with Mr. Farrell seconding the motion.  The motion passed with a vote of  4- ayes and 1- 

nay by Mrs. Dayton.  

 

Next Meeting:  The ZBA will meet on Monday,  December 1, 2025 at 6 p.m. at Recreation Park.    

 

Meeting Adjourned: With no further business, Mr. Nebbia made a motion to adjourn the 

meeting. Ms. Salisbury  seconded the motion and the Vice-Chair adjourned the meeting at 6:26 

pm. 

 

 

Respectfully submitted, 

 

Sharon A. Nebbia 

ZBA Secretary 

 

Addendum:  Mr. Higgins submitted the application to the secretary who then disbursed the 

application to the Board Members.  A quorum (Mr. Aubertine, Mr. Farrell, Mrs. Dayton, and Mr. 

Nebbia) agreed that the application was complete, therefore the secretary went forward with the 

public hearing process that will be held on December 1, 2025 at 6pm at Recreation Park in Cape 

Vincent.   



  
 

 

 


