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Work Session Began:  6:30 p.m. 

Meeting Began:  7:00 p.m. 

Place:  Community Conference Room, Greece Town Hall 

 

 

Present 

William E. Selke, Acting Chairman 

Jamie L. Anthony  

Joseph Fornataro, Sr. 

John C. Geisler 

William Timmons  

 

 

Christopher A. Schiano, Esq., Deputy Town Attorney 

Mathew J. Trau, P.E., Associate Engineer 

John T. Caterino, AICP, Senior Planner / Clerk of the Planning Board 

Janelle Castellana, Planning Board Secretary 

 

 

Absent 

Alvin I. Fisher, Jr., Chairman 

David Michael Barry, Jr. 

 

Additions, Deletions and Continuations to the Agenda 

   

Announcements 

 

Policy of Decorum 
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PUBLIC HEARINGS 

Old Business 

None  

New Business 

 1. Applicant: Konstantinos & Sasha Strebenis 

 Location: 250 Country Woods Lane 

 Mon. Co. Tax No.: 058.01-2-94.1 

 Request: Final Plat approval for the Strebenis Subdivision, consisting of 2 

lots on approximately 2.3± acres. 

 Zoning District: R1-44 (Single-Family Residential) 

The following is a synopsis of the discussion pertaining to the above-referenced 

request. 

 

Mr. Caterino: When the subdivision was first approved this was two (2) separate lots, about 

15-20 years ago the owner combined them into one.  Now they would like to split it back into 

two (2), they are not proposing any development, if they did, they would need to come back 

in for administrative site plan approval.  The eastern portion of the lot is vacant. 
 

Mr. Selke closed the public hearing. 

 

Mr. Geisler made a motion, seconded by Ms. Anthony: 

 

WHEREAS, Konstantinos & Sasha Strebenis (the “Applicant”) has submitted a proposal 

to the Town of Greece (the “Town”) Planning Board (the “Planning Board”) for approval of a 

final plat, as more fully described in the minutes of this public meeting (the “Proposal”), 

relative to property located at 250 Country Woods Lane (the “Premises”); and 

WHEREAS, having considered carefully all relevant documentary, testimonial and other 

evidence submitted, the Planning Board makes the following findings: 

1. Upon review of the application, the Planning Board determined that the application is 

subject to the State Environmental Quality Review Act (New York State Environmental 

Conservation Law, Article 8) and its implementing regulations (6 NYCRR Part 617, the 

“SEQRA Regulations”) (collectively, “SEQRA”), and that the application constitutes an 

Unlisted action under SEQRA. 

2. The Planning Board has considered the Proposal at a public meeting (the “Meeting”) in 

the Greece Town Hall, 1 Vince Tofany Boulevard, at which time all parties in interest 

were afforded an opportunity to be heard. 

3. Documentary, testimonial, and other evidence were presented at the Meeting relative 

to the Proposal for the Planning Board’s consideration. 

4. The Planning Board has carefully considered an Environmental Assessment Form 

(“EAF”) and supplementary information prepared by the Applicant and the Applicant’s 

representatives, including but not limited to supplemental maps, drawings, 

descriptions, analyses, reports, and reviews (collectively, the “Environmental 

Analysis”). 

5. The Planning Board has carefully considered additional information and comments that 

resulted from telephone conversations or meetings with or written correspondence 

from the Applicant and the Applicant’s representatives. 
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6. The Planning Board has carefully considered information, recommendations, and 

comments that resulted from telephone conversations or meetings with or written 

correspondence from various involved and interested agencies, including but not 

limited to the Monroe County Department of Transportation, the Monroe County 

Department of Planning and Development, and the Town’s own staff. 

7. The Planning Board has carefully considered information, recommendations, and 

comments that resulted from telephone conversations or meetings with or written 

correspondence from nearby property owners, and all other comments submitted to 

the Planning Board as of this date. 

8. The Environmental Analysis examined the relevant issues associated with the Proposal. 

9. The Planning Board has completed Parts 2 and 3 of the EAF and has carefully 

considered the information contained therein. 

10. The Planning Board has met the procedural and substantive requirements of SEQRA. 

11. The Planning Board has carefully considered each and every criterion for determining 

the potential significance of the Proposal upon the environment, as set forth in SEQRA. 

12. The Planning Board has carefully considered (that is, has taken the required “hard 

look” at) the Proposal and the relevant environmental impacts, facts, and conclusions 

disclosed in the Environmental Analysis. 

13. The Planning Board concurs with the information and conclusions contained in the 

Environmental Analysis. 

14. The Planning Board has made a careful, independent review of the Proposal and the 

Planning Board’s determination is rational and supported by substantial evidence, as 

set forth herein. 

15. To the maximum extent practicable, the Proposal as originally designed or as 

voluntarily modified by the Applicant will minimize or avoid potential adverse 

environmental impacts that were revealed in the environmental review process. 

 NOW, THEREFORE, be it 

 RESOLVED that, pursuant to SEQRA, based on the aforementioned information, 

documentation, testimony, and findings, and after examining the relevant issues, the Planning 

Board’s own initial concerns, and all relevant issues raised and recommendations offered by 

involved and interested agencies and the Town’s own staff, the Planning Board determines 

that the Proposal will not have a significant adverse impact on the environment, which 

constitutes a negative declaration. 

VOTE:  Anthony Yes   Timmons Yes  

  Barry  Absent  Selke  Yes 

Fornataro Yes   Fisher  Absent 

Geisler Yes  
 

MOTION CARRIED 

_________________________________________________________________ 

Mr. Geisler made a motion, seconded by Ms. Anthony to approve the application with 

the following conditions:  

 

1. The Applicant shall develop the Premises in conformity with all details of the Proposal 

as presented in the written descriptions and site development plans, as orally 

presented to the Planning Board, and as set forth herein.  In the event of any conflict 

among the oral or written descriptions of the proposal, the site development plans of 

the proposal, or the requirements or restrictions of this resolution, the Applicant agrees 

that the Planning Board shall determine the resolution of such dispute. 
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2. Any Town of Greece approval or permit for these premises does not relieve the 

applicant, developer, or owner of the premises from obtaining all other town, county, 

state, or federal government approvals or permits that are required for the premises.  

A note that indicates this requirement shall be added to the site plan. 

3. No building permits shall be issued unless and until highway permits are issued.  A 

note that indicates this requirement shall be added to the site plan. 

4. This subdivision map is for conveyance purposes only; no new construction is 

proposed.  Approval of this map does not supersede any other conditions imposed by 

the Town of Greece or any other agency.  Additional Town of Greece approvals must 

be obtained before any future construction.  A note that indicates this requirement 

shall be added to the plat. 

5. No final approval signature shall be placed on the plans unless and until the appropriate 

easement documents have been prepared and provided to the Town for review. 

6. No building permits shall be issued unless and until the appropriate easement 

documents, including all necessary map references, have been filed in the Office of the 

Monroe County Clerk. 

7. No building permits shall be issued unless and until a digital copy of the plans has been 

submitted.  All sheets in the drawing set, with all necessary signatures, shall be 

provided in Tagged Image File (“.TIF”) format at a minimum resolution of 400 dpi. 

8. Subject to approval by the Town’s Commissioner of Public Works, Fire Marshal, and 

Engineering staff. 

9. Wherever this resolution refers to a specific applicant, developer, operator, or property 

owner, it shall be construed to include any successors and assigns. 

10. Wherever this resolution refers to a specific public official or agency, it shall be 

construed to include agents, designees, and successors. 

11. Wherever this resolution refers to a specific law, ordinance, code, rule, or regulation, 

it shall be construed to include any succeeding or superseding authority. 
 

VOTE:  Anthony Yes   Timmons Yes  

  Barry  Absent  Selke  Yes 

Fornataro Yes   Fisher  Absent 

Geisler Yes  

 

MOTION CARRIED 

APPROVED WITH CONDITIONS 

_________________________________________________________________ 
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2. Applicant: Sciortino Homes, LLC 

 Location: Old Country Road 

 Mon. Co. Tax No.: 045.01-2-13.121 and 045.01-2-8.111 

 Request: Final Plat approval for section 7B of the Copperfield Ridge 

Subdivision, consisting of 7 lots on approximately 3.17± acres. 

 Zoning District: R1-18 (Single-Family Residential) 

The following is a synopsis of the discussion pertaining to the above-referenced 

request. 

Patrick Laber, Schultz Associates, presented the application:  
 

Mr. Laber: This is the last section of Copperfield Ridge, it includes the last seven lots, 

connecting the utilities through both stubs of Old Country Road.  The lots are laid out per the 

overall preliminary plan, grading as well.  We received a few minor comments from staff, and 

we have addressed; County agencies are ready to sign the plans. 
 

Mr. Caterino: SEQR was handled as part of the preliminary plat approval, so no action is 

needed on that.  It wasn’t required to be reviewed by Monroe County Planning and 

Development because it is a final plat with an existing preliminary plat.  Staff comments were 

very minimal.   

Mr. Trau: No major concerns at this time. 

Mr. Timmons: Just wanting to check to see if this applies, this isn’t an instance where we are 

concerned with natural gas vs. propane for heating?  Is there enough natural gas for the 

project? 

Mr. Laber: RG&E won’t tell us until we submit the final signed plans.  Section 7A was ok, so I 

assume but ultimately up to RG&E. 

Mr. Timmons: Would that change anything in the approval process, if they ended up with 

propane? 

Mr. Caterino: For residential properties, we do allow propane storage, we do have a maximum 

gallon before you need approval from the Zoning Board, which I believe is about 660 gallons.  

If they need propane we can work with them on the location of tanks, screening and buffering.  

We can make that a condition. 

Mr. Selke: Closed the public hearing and asked for a motion. 

Mr. Timmons made a motion, seconded by Mr. Geisler: 

WHEREAS, Sciortino Homes, LLC (the “Applicant”) has submitted a proposal to the 

Town of Greece (the “Town”) Planning Board (the “Planning Board”) for approval of a final 

plat, as more fully described in the minutes of this public meeting (the “Proposal”), relative 

to Section 7B of the Copperfield Ridge Subdivision (the “Premises”); and 

          WHEREAS, having considered carefully all relevant documentary, testimonial and other 

evidence submitted, the Planning Board makes the following findings: 

1. Upon review of the application, the Planning Board determined that the application is 

subject to the State Environmental Quality Review Act (New York State Environmental 

Conservation Law, Article 8) and its implementing regulations (6 NYCRR Part 617, the 

“SEQRA Regulations”) (collectively, “SEQRA”). 

2. The environmental review of the entire Copperfield Ridge subdivision was completed 

pursuant to and in conformity with the requirements of the State Environmental 

Quality Review Act (New York State Environmental Conservation Law, Article 8) and 
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its implementing regulations (6 NYCRR Part 617, the “SEQRA Regulations”) 

(collectively, “SEQRA”) when the preliminary plat was approved by the Planning Board 

3. The final plat is consistent with the preliminary plat. 

           NOW, THEREFORE, be it 

           RESOLVED that the SEQRA Regulations require no further environmental review by 

the Planning Board. 

MOTION CARRIED 

Mr. Timmons made a motion, seconded by Mr. Geisler, to approve the application, 

subject to the following conditions: 

1. The Applicant shall develop the Premises in conformity with all details of the Proposal 

as presented in the written descriptions and site development plans, as orally 

presented to the Planning Board, and as set forth herein.  In the event of any conflict 

among the oral or written descriptions of the proposal, the site development plans of 

the proposal, or the requirements or restrictions of this resolution, the Applicant agrees 

that the Planning Board shall determine the resolution of such dispute. 

2. Any Town of Greece approval or permit for these premises does not relieve the 

applicant, developer, or owner of the premises from obtaining all other town, county, 

state, or federal government approvals or permits that are required for the premises.  

A note that indicates this requirement shall be added to the site plan. 

3. No building permits shall be issued unless and until highway permits are issued.  A 

note that indicates this requirement shall be added to the site plan. 

4. The street names and addresses of the lots in this subdivision shall be added to the 

plat. 
 

5. The Planning Board further finds that development of this subdivision will contribute 

to the demand for additional park and recreation space, and that this subdivision 

provides no suitable park or recreation land to address such current or future need.  

Therefore, pursuant to New York State Town Law, Section 277, payment of the Town’s 

recreation fee shall be required for each building lot in this subdivision, payable to the 

Town upon the issuance of the original building permit for each house.  A note that 

indicates this requirement shall be added to the plat. 

6. Buildings shall conform to the elevations and locations shown on the approved 

subdivision or grading plans.  At any time prior to the issuance of a certificate of 

occupancy, the Town may require certification of the location and elevation of the top 

of block of a basement or cellar.  Certification of the as-built location shall be in the 

form of an instrument location map prepared by a licensed land surveyor.  Certification 

of the as-built elevation, in relation to the vertical datum shown on the approved plans, 

may be in the form of either a survey note on the instrument location map, or an 

elevation certification form or separate letter prepared by a licensed land surveyor or 

licensed professional engineer.  A note that indicates this requirement shall be added 

to the plat. 

7. No final approval signature shall be placed on the plans unless and until the appropriate 

easement documents have been prepared and provided to the Town for review. 

8. No building permits shall be issued unless and until the appropriate easement 

documents, including all necessary map references, have been filed in the Office of the 

Monroe County Clerk. 
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9. No building permits shall be issued unless and until a digital copy of the plans has been 

submitted.  All sheets in the drawing set, with all necessary signatures, shall be 

provided in Tagged Image File (“.TIF”) format at a minimum resolution of 400 dpi. 

10. Subject to approval by the Town’s Commissioner of Public Works, Fire Marshal, and 

Engineering staff. 

11. Wherever this resolution refers to a specific applicant, developer, operator, or property 

owner, it shall be construed to include any successors and assigns. 

12. Wherever this resolution refers to a specific public official or agency, it shall be 

construed to include agents, designees, and successors. 

13. Wherever this resolution refers to a specific law, ordinance, code, rule, or regulation, 

it shall be construed to include any succeeding or superseding authority. 

14. The use of any storage tanks shall comply with Section 211-29 of the Town of Greece.  

Zoning Ordinance. The preference is for the tanks to be underground, but if the tanks 

are above ground, then they shall be screened, subject to the approval of the Planning 

Board Clerk. A note indicated this requirement shall be added to the plat.  
 

VOTE:  Anthony Yes   Timmons Yes  

  Barry  Absent  Selke  Yes 

Fornataro Yes   Fisher  Absent 

Geisler Yes  

 

MOTION CARRIED 

APPROVED WITH CONDITIONS 

_________________________________________________________________ 
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SITE PLANS 

Old Business 

1.  Applicant: Hawley Development Corporation  

 Location: 3561 Latta Road and 638 North Greece Road 

 Mon. Co. Tax No.: 044.04-1-1 and 044.04-1-12 

 Request: Site Plan approval for a proposed convenience store (4,245± 

square feet) and fuel dispensing station with related fuel 

dispensing canopy, drive-thru, parking, utilities, grading, and 

landscaping on approximately 1.38± acres. 

 Zoning District: BR (Restricted Business) 

The following is a synopsis of the discussion pertaining to the above-referenced 

request. 

Sean Hopkins, Hopkins Sorgi & McCarthy; John Pastore, Hawley Development Corporation; 

Amy Dake, Passero Associates, presented the application: 
 

Mr. Hopkins: Since our last meeting we have added a bypass lane for the drive-thru facility 

so that if you choose to get out of the line you can, we have enhanced the screening, we show 

the five employee parking spaces and snow storage.  For screening, we were showing SimTek 

fencing in two locations with a gap, we did receive comments. We are proposing to fill that 

gap with a CMU wall. The dumpster enclosure will be fully enclosed, per the requirements. 

Between the two boards we were asked some questions. I will run through them.  Hours of 

operation:  gas station facility will be manned 5am-12am, we are proposing unmanned hours 

overnight, I do want to note we were made aware that there is a letter from Fire Marshal, 

Don Bowers, expressing concerns about that and we will discuss further with him and have 

an update before we come back.  Convenient store and drive-thru facility hours will be 5am-

12am.  The number of employees will fluctuate but a maximum of five (5) employees.  The 

products that are available at the drive-thru are limited, pre-prepared foods, coffee, 

cappuccino, fountain drinks, breakfast sandwiches, pizza by the slice.  Most of the transactions 

are via the phone.  The maximum number of transactions per hour at the facility in Amherst, 

which has another drive-thru, is five (5).  We think we have adequate stacking.  Fuel deliveries 

will occur between 7am and 7pm, we expect two (2) deliveries per week.  Illumination of the 

canopy during overnight hours, the lighting will be reduced, and the exterior lighting will be 

turned off.  This will all depend on the unmanned gas station.  Regarding noise, the speaker 

is pointed toward the post office, the speaker has digital technology that can be adjusted to 

40-50 decibels which is the same as a typical conversation.  The SimTek wall also provides 

98% sound blockage.  There will be a security system.  Trash pick-up will occur during normal 

hours once or twice a week.  Delivery hours for non-fuel-related deliveries will be between 

7am and 7pm.  These responses will all be memorialized in the special use permit if granted 

by the Zoning Board of Appeals.  We have updated the lighting plan to show no light spill over 

onto any residential properties.  We also reduced the light standard heights to 15 feet.  Both 

boards have concerns with stacking and traffic both internal and in immediate vicinity.  A 

traffic impact study was done when we proposed 12 pumps and now it has been reduced to 

8, so the study has been updated. 

Ms. Amy Dake, Passero Associates: As Sean mentioned, we have prepared a letter showing 

transaction data, we have received our data from a similar Crosby’s with a drive-thru located 

at the corner of Sweet Home Road and Maple Road in Amherst, NY.  During peak hours in a 

five-month window, the maximum number of transactions per hour was five (5).  All the items 

ordered are pre-prepared.  We do not anticipate any stacking on site.  The studies were done 

during when nearby ball fields were in use.   The traffic impact study was reviewed and 

approved by both Monroe County Department of Transportation (MCDOT) and New York State 
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Department of Transportation (NYSDOT).   MCDOT came back with a recommendation related 

to the driveway traffic.  The northerly driveway on North Greece Road (closest to intersection) 

will be right in/right out (no left turns), the southerly driveway will be full access and as a 

result MCDOT is requiring a southbound left turn bypass lane, so anyone southbound on North 

Greece Road turning left into the driveway and had to wait to make the left turn for whatever 

reason, there would be room adjacent to that lane where a southbound through vehicle could 

pass that other vehicle.  There is an additional driveway on Latta Road that is proposed to be 

full access as well.   

Mr. Hopkins: We did supply the Zoning Board with a letter outlining the unmanned fueling 

operations which we would comply with the International Fire Code.  Crosby’s does have 

locations including some nearby that do operate with 24-hour fueling but we will follow up 

with Mr. Bowers.  We were made aware that by adding a bypass lane we triggered an 

additional variance within the zoning code.  After some discussion regarding the fencing and 

the wall, we are now asking for six-foot SimTek fencing along the entire property line with 

the height being reduced closer to the right of ways.  SimTek fencing is ten times more 

durable, 98% sound reduction technology, has the look of natural stone, will complement the 

building, much more expensive than traditional vinyl and better for the neighbors. 

Mr. Caterino: They were before the Board of Zoning Appeals last night and they have not 

made a decision, so we cannot.  The comments were regarding traffic, stacking and the hours 

of operation. 

Mr. Schiano: There were some comments about the canopy, trying to reduce it some more 

so if this board is comfortable with the size of the canopy, I think a recommendation to the 

Zoning Board on the canopy would be a good idea. 

Mr. Trau: I am still waiting on a stormwater analysis for the project; it takes a while to review. 

Mr. Michael Bonanza, 89 College Avenue: What is the process for non-fueling delivery trucks? 

Concern for the deliveries with the traffic and internal traffic to the site. 

Mr. Schiano: That was discussed last night, they will use a box truck, not 18 wheelers. 

Mr. Caterino:  What are your thoughts on extending the bypass lane all the way around to 

the south so when you come in from North Greece Road you could do two lanes to the entrance 

and have them merge into one in front of the order window. 

Mr. Hopkins: Maybe extending it a little, but I don’t think we will have the business to support 

it.   

Mr. Selke:  We don’t have anything like this in the area of North Greece Road and Latta Road, 

people pass by there, they will stop for a breakfast sandwich or coffee on way to work.  In 

time you may change/expand your menu too, which you could work with Town staff on. 

Mr. Hopkins: We could agree to a condition if and when there is a stacking problem, we will 

have a plan that shows extending the bypass lane as Mr. Caterino suggested and we would 

be required to put it in. 

Mr. Selke: I like the fencing all the way around the perimeter.  Complement the building in 

color.  Regardless of the hours of operation, lighting needs to be looked at from a safety 

standpoint, similar to the requirements that an ATM would have.  We need some more 

landscaping around the historical marker to highlight it, some low profile, salt tolerant 

landscaping around North Greece Road and Latta Road. 

All the board members agreed with reviewing lighting for safety and to look to the Fire Marshal 

for direction on the unmanned fueling station, for the current size of the canopy and for the 

SimTek fencing all around the perimeter. John Caterino will relay to the Zoning Board advisor, 

and a variance will be needed. 
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Mr. Geisler made a motion, seconded by Ms. Anthony to continue the application to 

August 20, 2025. 

 
 

VOTE:  Anthony Yes   Timmons Yes  

  Barry  Absent  Selke  Yes 

Fornataro Yes   Fisher  Absent 

Geisler Yes  

 

MOTION CARRIED 

CONTINUED TO THE MEETING AUGUST 20, 2025 

_________________________________________________________________ 

 

 

 

New Business 

None 
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SPECIAL PLANNING TOPICS 

Old Business 

None 

New Business 

1.  Applicant: Hospitality Syracuse, Inc. (Taco Bell)  

 Location: 3900 Dewey Avenue 

 Mon. Co. Tax No.: 060.07-10-23 

 Request: Modification of previous site plan approval from June 20, 2012 

for exterior color changes. 

 Zoning District: DMU (Dewey Ave Mixed Use) 

Mike McCracken, Hospitality Syracuse, Inc., presented the application: 
 

Mr. McCraken: We are the franchisee of Taco Bell.  We are proposing to paint the building, 

every 10 years we do a refresh, and swap out the sign.  We are reducing the size of the bell 

and adding the words Taco Bell.  It will be changed to grey, an off-white color and a purple 

band. 

Mr. Caterino: This was originally approved in 2012 with conditions that the exterior had to 

be a certain color (tan and beige)  since they are painting it, they just need relief from that 

condition.  If the board is ok with the changes, we just ask that it is consistent on all four 

sides of the building. 

Mr. Fornataro: It is refreshing to see a company that is refurbishing their buildings every so 

often.  I think it looks great. 

Mr. Fornataro made a motion, seconded by Mr. Timmons, to approve the modification 

request as presented tonight and for the building to be consistent on all sides of the 

building. 

VOTE:  Anthony Yes   Timmons Yes  

  Barry  Absent  Selke  Yes 

Fornataro Yes   Fisher  Absent 

Geisler Yes  

 

MOTION CARRIED 

MODIFICATIONS APPROVED WITH CONDITIONS  

_________________________________________________________________ 
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ADJOURNMENT:   8:01 p.m. 

 

APPROVAL OF PLANNING BOARD MEETING MINUTES 

The Planning Board of the Town of Greece, in the County of Monroe and State of New York, 

rendered the above decisions. 

 

Signed:  ___________________________________         Date:  ____________________ 

  William Selke, Chairman 


