
Town of Cape Vincent Zoning Board of Appeals    December 1, 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:    Ed Hludzenski, Chair    Darrel Aubertine, Vice-Chair 

      Michael Nebbia   Maret Salisbury  

    Neale Farrell       Bill DeSouza 

Board Members Excused:    Sarah Dayton  

Other:  Cody Higgins, ZEO- Excused 

 

There were a total of 2 visitors.          

 

Privilege of the Floor:  Mary Jordan- In regards to the meeting with B&L, Ms. Jordan inquired 

as to who was present at the meeting when it was decided to proceed with the SEQR. She was 

informed that it was the Planning Board Chair, Dr. Giaquinto, Darrel Aubertine from the ZBA, 

the Town Supervisor, and 2 members from B&L.  She asked why the decision was made to 

move forward. Mr. Aubertine informed her that Mr. Clapp had to replenish the funds in order to 

move forward. She asked if minutes were taken at this meeting. She was informed that none 

were taken.  She presented to the Board a letter to Ron from the Village of Cape Vincent 

Planning Board as well as the September 23, 2025 Village of Cape Vincent Board of Trustees 

meeting which addressed the parking issue. The plan that he has provided for parking is not 

permitted. These documents are included in Mr. Clapp’s file.  She was informed that the parking 

issue would be looked at by the Planning Board during the Site Plan Review.  She reiterated that 

she just wanted to present the information to keep the Board informed.  She was thanked by the 

Board for the information.    

 

Approval of Minutes: 

Board members approved the minutes of the November 3, 2025 meeting with a motion made by 

Mr. Aubertine and seconded by Mr. Nebbia with a unanimous vote.  

 

Old Business:  

James Follette Area Variance Application Public Hearing (Tax Map #: 30.09-1-10) 

The Chair turned the meeting over to Mr. Aubertine. Mr. Aubertine asked the Board for 

comments in regards to the variance of 6” on the fence height.  There was a concern that there 

was no representation at the meeting.  It was decided that since Mr. & Mrs. Follette were present 

at the November meeting, the Board decided to proceed.  With no other comments from the 

Board, the Vice-Chair opened the Public Hearing at 6:06 pm. With no comments, the Public 

Hearing was closed at 6:06 pm.  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, 4-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, 4-no 

3. The requested variance is substantial: 0-yes, 4-no. 

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

environmental conditions in the neighborhood: 0-yes, 4-no 

5. The alleged difficulty was self-created: 3-yes, 1-no 

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

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

motion and it carried with a unanimous vote. 

 

New Business: None 

 

Next Meeting:  The ZBA will meet on Monday,  January 5, 2025 at 6 p.m. at Recreation Park.    

 

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

meeting. Mr. Nebbia seconded the motion and the Chair adjourned the meeting at 6:11 pm. 

 

 

Respectfully submitted, 

 

Sharon A. Nebbia 

ZBA Secretary 

 

  

 

 

 


