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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:  

Albert F. Meilutis, Chairman 

Linda Andreano 

Charlie DeCamilla 

Thomas Hartwig 

Randy Jensen 

Scott Tyo 

Anthony F. Wechsler   

 

 

Christopher A. Schiano, Esq., Deputy Town Attorney 

Lisa Minogue, Advisor to the Zoning Board 

Melanie Burton, Zoning Board Secretary 

 

Absent:  

 

Additions, Deletions and Continuances to the Agenda 

 

Decorum Policy  

 

Announcements  

 

 



BOARD OF ZONING APPEALS MINUTES 

September 16, 2025 

Page 2 

Old Business:  

 

1. Applicant:   Hawley Development Corporation – Crosby’s 

Address:   3561 Latta Road & 638 N. Greece Road 

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

Zoning District:  BR (Restricted Business) 

Request:            a)  A special use permit to operate a fuel dispensing station in a BR 

(Restricted Business) Zoning District. § 211-37, § 211-

17B(3)(b)[4] 

    b) An area variance for a proposed fuel dispensing canopy to have 

an area of 5,114.5 square feet, instead of the 1,500 square foot 

maximum permitted. § 211-37C 

    c) An area variance for a 6-foot-high closed construction fence 

(wood, board on board, 500± linear feet), approximately 260± 

linear feet of which is located in a front yard, instead of the 4-

foot-high, open-construction fence permitted in such front yards. 

§ 211-50L 

    d) An area variance for a proposed parking area/driveway located 

10± feet from a residential district where no parking area or 

driveway shall be located closer than 20 feet to a residential 

district. § 211-17B(4), Table III 

 

 

On a motion by Mr. Wechsler, and seconded by Mr. Jensen, it was resolved to 

continue the public hearing on this application to the meeting of October 7, 2025, 

at the applicant’s request.  

 

 

 

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes  

  Mr. Jensen  Yes 

 

 

 

 

Motion Carried  

Application Continued to the 

Meeting of October 7, 2025 

_________________________________________________________________ 
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New Business:   

 

1.  Applicant:   Bethany G. Moran  

Address:   106 Cragg Road 

Mon. Co. Tax No.:   060.66-4-9 

Zoning District:  R1-E (Single Family Existing) 

Request:         An area variance for a proposed 6-foot-height closed-

construction fence (75± linear feet) to be located in a front yard, 

instead of the 4-foot-high, open construction fence permitted. 

§ 211-50L  

   

Ms. Andreano offered the following resolution and moved for its adoption:  

WHEREAS, the Applicant came before the Town of Greece Board of Zoning Appeals 

(the “Board of Zoning Appeals”) relative to the property at 106 Cragg Road, an R1-E 

(Single-Family Existing) district requesting as outlined above; and  

 

WHEREAS, having considered carefully all relevant documentary, testimonial and 

other evidence submitted, the Board of Zoning Appeals makes the following findings: 

  

1. Upon review of the Proposal, the Board of Zoning Appeals determined that the 

Proposal 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 

Proposal constitutes a Type II action under SEQRA. (SEQRA Regulations, §617.5(c) 

(2), (11), (13), (16) & (17).)  

 

2. According to SEQRA, Type II actions have been determined to not have a significant 

impact on the environment and are not subject to further review under SEQRA.  

 

NOW, THEREFORE, be it  

 

RESOLVED that, based on the aforementioned information, documentation, 

testimony, and findings, SEQRA does not require further action by the Board of Zoning 

Appeals relative to the Proposal.  
 

1. All necessary permits will be obtained, and all building codes adhered to. 

2. This will be for the life of the fence.  

 

Seconded by Mr. Hartwig and duly put to a vote, which resulted as follows:  

 

 

VOTE:   Ms. Andreano Yes   Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 
 

Motion Carried  

_________________________________________________________________ 
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Ms. Andreano then offered the following resolution and moved for its adoption: 

 
  

WHEREAS, with regard to the application of Bethany G. Moran, of the property at 

106 Cragg Road, in a R1-E (Single-Family Existing) district, the Applicant appeared before 

the Board of Zoning Appeals tonight, September 16, 2025, requesting the above listed 

variance.  
 

 

WHEREAS, regarding the findings of fact, the applicant has lived at this location since 

July 2025. She explained that the front yard is really the only yard she has as her house is 

set back very close to the property line. She would like to have the requested 6-foot, closed 

construction fence along the north line of the property for privacy reasons and for security 

for her dog. A four-foot chain-link will enclose the rest of the yard. The applicant states the 

neighbors seem to be okay with the project. There is no impact on visibility from traffic or 

the sidewalk for patrons as the fence will be set fifteen feet back from the sidewalk.  
 

 

HAVING reviewed all the testimony and evidence as just summarized in the findings 

of fact AND having considered the five statutory factors set forth in New York State Town 

Law Section 267-b and finding that the evidence presented meets the requirements of this 

section. AND having found that there is no significant detriment to the health, safety and 

welfare of the neighborhood or community, and that the benefit to the applicant is 

substantial. AND having found that this is Type II action under SEQRA regulations, requiring 

no further action by this board, I move to approve this application with the following 

conditions:  

 

 

1. All necessary permits will be obtained, and all building codes adhered to. 

2. This will be for the life of the fence. 

 

Seconded by Mr. Hartwig and duly put to a vote, which resulted as follows:  

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes   Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

Motion Carried  

Application Approved  

With Conditions 

_________________________________________________________________ 
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2.  Applicant:   Samantha Woodhams-Sciortino 

Address:   Off Selkirk Drive 

Mon. Co. Tax No.:   074.05-2-72.12 

Zoning District:  R1-E (Single Family Existing) 

Request:              An area variance for a proposed accessory structure (21 foot 

above ground pool), on a vacant lot without a principal structure.  

Sec. 211- 5 (Structure, Accessory) 

 

 Ms. Andreano offered the following resolution and moved for its adoption:  

 

WHEREAS, the Applicant came before the Town of Greece Board of Zoning Appeals 

(the “Board of Zoning Appeals”) relative to the property at Off Selkirk Drive (#75), an R1-E 

(Single-Family Existing) district requesting as outlined above; and  

 

WHEREAS, having considered carefully all relevant documentary, testimonial and 

other evidence submitted, the Board of Zoning Appeals makes the following findings: 

  

1. Upon review of the Proposal, the Board of Zoning Appeals determined that the 

Proposal 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 Proposal constitutes a Type II action under SEQRA. 

(SEQRA Regulations, §617.5(c) (2), (11), (13), (16) & (17).)  

 

2. According to SEQRA, Type II actions have been determined to not have a 

significant impact on the environment and are not subject to further review under 

SEQRA.  

 

NOW, THEREFORE, be it  

 

RESOLVED that, based on the aforementioned information, documentation, 

testimony, and findings, SEQRA does not require further action by the Board of Zoning 

Appeals relative to the Proposal.  
 

 

 

Seconded by Mr. Tyo and duly put to a vote, which resulted as follows:  

 

 

VOTE:   Ms. Andreano Yes   Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

 

Motion Carried  

_________________________________________________________________  
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Ms. Andreano then offered the following resolution and moved for its adoption: 

 
  

WHEREAS, with regard to the application of Samantha Woodhams-Sciortino, of the 

property at Off Selkirk Drive (#75), in a R1-E (Single-Family Existing) district, the Applicant 

appeared before the Board of Zoning Appeals tonight, September 16, 2025, requesting the 

above listed variance.  
 
 

WHEREAS, regarding the findings of fact, the applicant has lived at this location for 

approximately five years. The property is an adjacent lot attached to 75 Selkirk Drive. 

These are two parcels, and the applicant is planning to have them combined in the near 

future. The pool is already placed with the proper setbacks and has already been inspected. 

It is placed in its current location due to a French drain and RG&E lines in other possible 

locations, and it would be a financial hardship to move the pool if that became necessary. 

Electric has already been run for the pool filter. The applicant is planning to build a deck in 

the future, once the parcels have been combined. We have not received any comments 

from neighbors. The applicant is not aware of Local Law 2 – Pool Law but Town staff can 

provide this information. The applicant will combine these two lots through the County and 

provide proof to the Town within six months. 
 
 

HAVING reviewed all the testimony and evidence as just summarized in the findings 

of fact AND having considered the five statutory factors set forth in New York State Town 

Law Section 267-b and finding that the evidence presented meets the requirements of this 

section. AND having found that there is no significant detriment to the health, safety and 

welfare of the neighborhood or community, and that the benefit to the applicant is 

substantial. AND having found that this is Type II action under SEQRA regulations, requiring 

no further action by this board, I move to approve this application with the following 

conditions:  

 

1. All necessary permits will be obtained, and all building codes adhered to. 

2. As offered and agreed to by the applicant, she will combine these two lots 

through Monroe County, and show proof to the Town, by April 30, 2026. 

3. The applicant obtains Local Law 2 – Pool Law from the Town.  

 

So, moved. 

 

Seconded by Mr. Tyo and duly put to a vote, which resulted as follows:  

 

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes   Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

Motion Carried  

Application Approved  

With Conditions 

_________________________________________________________________  
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3.  Applicant:   7 Brew Coffee 

Address:   2833 West Ridge Road 

Mon. Co. Tax No.:   074.13-3-41.1 

Zoning District:  BG (General Business) 

Request:            a) An area variance for a proposed (south side) building-mounted 

sign (“Seven 7B Brew Drive Thru Coffee”; 28.27 square feet), 

instead of the one (1) 26-square-foot sign permitted. §211-56 B 

(2) (a) [1] 

                                     b) An area variance for a proposed second (east side) building-

mounted sign (“Seven 7B Brew”; 31.76 square feet), instead of 

the one (1) 26-square-foot sign permitted. §211-56 B (2) (a) [1] 

                           c) An area variance for a proposed third (west side) building-

mounted sign (“Seven 7B Brew”; 31.76 square feet), instead of 

the one (1) 26-square-foot sign permitted. §211-56 B (2) (a) [1] 

                                     d) An area variance for three proposed directional signs (“Drive 

Thru Coffee” 7.66 square feet each; 22.98 square feet total), 

whereas the Code permits a maximum of five (5) square feet per 

building-mounted directional sign. § 211-56B(3)(b)[2] 

                                     e) An area variance for a proposed forth (south side) building-

mounted sign holder (“Sign Box”; 7.78 square feet), instead of 

the one (1) 26-square-foot sign permitted. §211-56 B (2) (a) [1] 

 

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

request. 

Ryan Kylie, representing sign company: This is less signs than typical for 7 Brew Coffee, they 

are moving into the state.  Typically there is a pole sign and some directional signs, and on 

the rear some sign, due to COVID they decided to scale things down. They would like to keep 

the directional on the building, keeping the flow of traffic is important.   Seeing the sign on 

three sides will help knowing its there.   

Mr. Jensen: The business is located on the southeast corner of Ridgemont Plaza, there is 

traffic light right there close to the intersection.   What is the permitted sign? 

Ms. Minogue: The 28-foot sign, the circle one.  This is two feet over the permitted size.  

Mr. Jensen: Item A is the permitted sign. Item B, why do we need signs on the east and west 

sides? 

Mr. Kylie: To be able to locate the building. Item B and C are the same just different sides of 

the building.   

Mr. Jensen: So, it looks like the signs are bigger than the building.   It looks more like a drive 

thru type of business.   Do people go in or is it just a drive thru?   

Mr. Kylie:  I don’t know.  

Mr. Jensen: I understand the signs are important, you are on a busy road but they are big 

signs for a building this size.  Is this unique to this building? 

Mr. Kylie: This is standard for these buildings, they are modular units,  they are about the 

same size for all the buildings.  

Mr. Schiano: Are you making the signs or are they being shipped.  
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Mr. Kylie: We just install them.  

Mr. Jensen: So, you just put up the signs?’ 

Mr. Schiano: Are you familiar if they have any other size signs? 

Mr. Kylie: Not in this location.  

Mr. Schiano: You have signs that need a variance, and you need minimal relief, is there a way 

you can get smaller signs instead of the 28 square feet can you get 26? 

Mr. Kylie: I don’t see why not.  

Mr. Schiano: So, is it required? 

Mr. Kylie:  I have to check with my client.  

Mr. Jensen: Is this the only location here? 

Mr. Kylie: No, I think there is one in Brockport. 

Mr. Schiano: The question is about the sign, do they all have the same size signs? 

Mr. Kylie: All the ones I have done, they were the same size.  

Mr. Jensen: Can you make a decision for the owner as to the size?   

Mr. Kylie: Not directly.  

Mr. Jensen: Our concern is with the size of the signs, with the concern being on Ridge Road 

being inside the plaza, the signs are as big as the buildings.   I would like to have someone 

who represents 7 Brew Coffee here who can explain the business side and why it’s important 

to have this size.    

Mr. Schiano: You need to have this information, you’re testifying as to why you need these 

things.  

Mr. Meilutis: When do you open? If we put it off two more weeks, will it be an issue? 

Mr. Kylie: I’m not sure.  I don’t see why not.  

Mr. Jensen: Can you help me out with item E? 

Mr. Kylie: That’s a menu board.  

Ms. Minogue: It’s an advertising box, it will switch, because it’s a large sign box, we called it 

a sign.  

Mr. Kylie:   Its digital and will cycle through different specials.  

Mr. Jensen: Is there a speaker system? 

Mr. Kylie:   A person comes out and takes your order.  

Mr. Wechsler: In the wintertime? 

Ms. Minogue: There’s an order board and a sign box.  
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On a motion by Mr. Jensen, and seconded by Ms. Andreano, it was resolved to 

continue the public hearing on this application to the meeting of October 7, 2025. 

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes  

  Mr. Jensen  Yes 

 

 

Motion Carried  

Application Continued to the 

Meeting of October 7, 2025 
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4.   Applicant:   Cory Merkel 

Address:   43 Betwood Lane 

Mon. Co. Tax No.:   059.01-1-42 

Zoning District:  R1-E (Single Family Existing) 

Request:              An area variance for a proposed accessory structure (18 foot 

above ground pool) to be located on a corner lot in the portion 

of the side yard which adjoins the front yard of an adjoining lot 

(22 Roxwood) where such structures are only permitted in rear 

yards. § 211-11E(3) 

   

   

 Mr. Hartwig offered the following resolution and moved for its adoption:  

 

WHEREAS, the Applicant, came before the Town of Greece Board of Zoning Appeals 

(the “Board of Zoning Appeals”) relative to the property at 43 Betwood Lane, an R1-E 

(Single-Family Existing) district requesting as outlined above; and  

 

WHEREAS, having considered carefully all relevant documentary, testimonial and 

other evidence submitted, the Board of Zoning Appeals makes the following findings: 

  

1. Upon review of the Proposal, the Board of Zoning Appeals determined that the 

Proposal 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 

Proposal constitutes a Type II action under SEQRA. (SEQRA Regulations, §617.5(c) 

(2), (11), (13), (16) & (17).)  

 

2. According to SEQRA, Type II actions have been determined to not have a significant 

impact on the environment and are not subject to further review under SEQRA.  

 

NOW, THEREFORE, be it  

 

RESOLVED that, based on the aforementioned information, documentation, 

testimony, and findings, SEQRA does not require further action by the Board of Zoning 

Appeals relative to the Proposal.  
 

 

Seconded by Ms. Andreano and duly put to a vote, which resulted as follows:  

 

 

VOTE:   Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

Motion Carried  

_________________________________________________________________  
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Mr. Hartwig then offered the following resolution and moved for its adoption: 
  

WHEREAS, with regard to the application of Cory Merkel, of the property at 43 

Betwood Lane, in a R1-E (Single-Family Existing) district, the Applicant appeared before the 

Board of Zoning Appeals tonight, September 16, 2025, requesting the above listed variance.  
 

 

WHEREAS, regarding the findings of fact, the applicant has lived at this location for 

approximately six years. The need for the pool is to enhance family lifestyle. The placement 

of the pool is necessary as this is a corner lot with a smaller back yard, and alternate 

placement would hinder the use of the backyard. Should the pool need to be drained, or in 

the event of a leak, the water would run to the street side to a storm sewer. The pool will be 

fenced in for security reasons and will also have a removable ladder. The applicant states he 

has spoken to neighbors, and they are in support of his project. Town staff did receive a 

letter of support from the neighbor at 22 Roxwood Drive whose side yard abuts the 

applicants rear yard.  

 

HAVING reviewed all the testimony and evidence as just summarized in the findings 

of fact AND having considered the five statutory factors set forth in New York State Town 

Law Section 267-b and finding that the evidence presented meets the requirements of this 

section. AND having found that there is no significant detriment to the health, safety and 

welfare of the neighborhood or community, and that the benefit to the applicant is 

substantial. AND having found that this is Type II action under SEQRA regulations, requiring 

no further action by this board, I move to approve this application with the following 

conditions:  

 

1. All necessary permits will be obtained, and all building codes adhered to. 

2. This approval is for the life of this pool.  

So, moved. 

Seconded by Ms. Andreano and duly put to a vote, which resulted as follows:  

 

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes   Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

Motion Carried  

Application Approved  

With Conditions 

_________________________________________________________________  
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5.   Applicant:   Derinda McKinstry 

Address:   590 McCall Road 

Mon. Co. Tax No.:   075.10-6-13 

Zoning District:  R1-E (Single Family Existing) 

Request:             a)  An area variance for a proposed 3.33 foot-high closed-

construction fence (30± linear feet) to be located in a (corner, 

through) lot, at the intersection of a public street and a driveway 

(631 Bonesteel Street) located in the clear visibility triangle, 

instead of the 3-foot-high, 50% open construction fence 

permitted. § 211-36B(2)  

 

b) An area variance for a proposed 3.33 foot-high closed-

construction fence (121± linear feet) to located in a (corner, 

through) lot, closer than 20 feet to the rear lot line, instead of 

the 4-foot-high, open construction fence permitted. § 211-

51A(2) 

 

c) An area variance for a proposed 3.33 foot-high closed-

construction fence (20± linear feet) to be  located in the portion 

of a rear yard which adjoins the front yard of any adjoining lot 

(631 Bonesteel Street), instead of the 4-foot-high, 50% open 

construction fence permitted. § 211-51A(1) 

 

 

Mr. DeCamilla offered the following resolution and moved for its adoption:  

 

WHEREAS, the Applicant, came before the Town of Greece Board of Zoning Appeals 

(the “Board of Zoning Appeals”) relative to the property at 590 McCall Road, an R1-E 

(Single-Family Existing) district requesting as outlined above; and  

 

WHEREAS, having considered carefully all relevant documentary, testimonial and 

other evidence submitted, the Board of Zoning Appeals makes the following findings: 

  

1. Upon review of the Proposal, the Board of Zoning Appeals determined that the 

Proposal 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 

Proposal constitutes a Type II action under SEQRA. (SEQRA Regulations, §617.5(c) 

(2), (11), (13), (16) & (17).)  

 

2. According to SEQRA, Type II actions have been determined to not have a significant 

impact on the environment and are not subject to further review under SEQRA.  

 

NOW, THEREFORE, be it  

 

RESOLVED that, based on the aforementioned information, documentation, 

testimony, and findings, SEQRA does not require further action by the Board of Zoning 

Appeals relative to the Proposal.  
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Seconded by Mr. Wechsler and duly put to a vote, which resulted as follows:  

 

VOTE:   Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

 

Motion Carried  

_________________________________________________________________ 

   

Mr. DeCamilla then offered the following resolution and moved for its adoption: 

 
  

WHEREAS, with regard to the application of Derinda McKinstry, of the property at 

590 McCall Road, in a R1-E (Single-Family Existing) district, the Applicant appeared before 

the Board of Zoning Appeals tonight, September 16, 2025, requesting the above listed 

variances.  
 

 

WHEREAS, regarding the findings of fact, the applicant has lived at this location for 

approximately eleven years. The fence she is requesting will improve the safety and privacy 

of her yard, preventing open foot traffic from Bonesteel Street. There has been no 

opposition from neighbors regarding this project. The fence will be cedar and will be stained 

green to match the house.  

 

HAVING reviewed all the testimony and evidence as just summarized in the findings 

of fact AND having considered the five statutory factors set forth in New York State Town 

Law Section 267-b and finding that the evidence presented meets the requirements of this 

section. AND having found that there is no significant detriment to the health, safety and 

welfare of the neighborhood or community, and that the benefit to the applicant is 

substantial. AND having found that this is Type II action under SEQRA regulations, requiring 

no further action by this board, I move to approve this application with the following 

conditions:  

 

1. All necessary permits will be obtained, and all building codes adhered to. 

2. This approval is for the life of this fence.  

3. A Hold Harmless agreement is to be signed by the applicant and filed with the 

Town. 

So, moved. 

 

Seconded by Mr. Wechsler and duly put to a vote, which resulted as follows:  

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes   Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

Motion Carried  

Application Approved  

With Conditions 

_________________________________________________________________  
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6.   Applicant:   Carmen Y. Garcia 

Address:   78 Duffern Drive 

Mon. Co. Tax No.:   075.10-10-10 

Zoning District:  R1-E (Single Family Existing) 

Request:             An area variance for a proposed accessory structure (18 foot 

above ground pool) to be located approximately 8 ± linear feet 

from the garage, where a minimum setback of 10 feet is 

required, measured from the water’s edge. §114-12.1 B (2)  
 

 

 Mr. Tyo offered the following resolution and moved for its adoption:  

 

WHEREAS, the Applicant, came before the Town of Greece Board of Zoning Appeals 

(the “Board of Zoning Appeals”) relative to the property at 78 Duffern Drive, an R1-E 

(Single-Family Existing) district requesting as outlined above; and  

 

WHEREAS, having considered carefully all relevant documentary, testimonial and 

other evidence submitted, the Board of Zoning Appeals makes the following findings: 

  

1. Upon review of the Proposal, the Board of Zoning Appeals determined that the 

Proposal 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 

Proposal constitutes a Type II action under SEQRA. (SEQRA Regulations, §617.5(c) 

(2), (11), (13), (16) & (17).)  

 

2. According to SEQRA, Type II actions have been determined to not have a significant 

impact on the environment and are not subject to further review under SEQRA.  

 

NOW, THEREFORE, be it  

 

RESOLVED that, based on the aforementioned information, documentation, 

testimony, and findings, SEQRA does not require further action by the Board of Zoning 

Appeals relative to the Proposal.  
 

 

Seconded by Mr. Wechsler and duly put to a vote, which resulted as follows:  

 

 

VOTE:   Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

 

Motion Carried  

_________________________________________________________________  
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Mr. Tyo then offered the following resolution and moved for its adoption: 

 
  

WHEREAS, with regard to the application of Carmen Y. Garcia, of the property at 78 

Duffern Drive, in a R1-E (Single-Family Existing) district, the Applicant appeared before the 

Board of Zoning Appeals tonight, September 16, 2025, requesting the above listed variance.  
 

 

WHEREAS, regarding the findings of fact, the applicant has lived at this location for 

approximately nine years. The pool is for enjoyment and for therapy needs. Originally Ms. 

Garcia was looking to install a 15-foot pool but there wasn’t any available. 18 foot was the 

next smallest size. There is no deck around the pool currently and there are no plans to 

build one in the future. The applicant provided two letters of support from adjacent 

neighbors.  

 

HAVING reviewed all the testimony and evidence as just summarized in the findings 

of fact AND having considered the five statutory factors set forth in New York State Town 

Law Section 267-b and finding that the evidence presented meets the requirements of this 

section. AND having found that there is no significant detriment to the health, safety and 

welfare of the neighborhood or community, and that the benefit to the applicant is 

substantial. AND having found that this is Type II action under SEQRA regulations, requiring 

no further action by this board, I move to approve this application with the following 

conditions:  

 

1. All necessary permits will be obtained, and all building codes adhered to. 

2. The applicant obtains Local Law 2 – Pool Law from the Town.  

3. A Hold Harmless agreement is to be signed by the applicant and filed with the 

Town. 

 

So, moved. 

 

Seconded by Mr. Wechsler and duly put to a vote, which resulted as follows:  

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes   Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes 

  Mr. Jensen  Yes 

 

 

Motion Carried  

Application Approved  

With Conditions 

_________________________________________________________________  
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7. Applicant:   Delta Sonic 

Address:   3177 Latta Road 

Mon. Co. Tax No.:   045.03-3-13.3 

Zoning District:  BG (General Business) 

Request:             a) A special use permit to operate a fuel dispensing station and motor 
vehicle service station (car wash). § 211-17(C)(3)(b)[3]; § 211-
17(C)(3)(b)[4] 

       b) An area variance for underground tanks containing hazardous 
materials to have an aggregate storage capacity of 84,000 gallons 
instead of the 20,000 gallons maximum permitted. § 211-29C(1)(b) 

c) An area variance for two (2) proposed fuel dispensing station 
canopies (4,169 square feet each; 8,338 square feet total) instead 
of the 1,500 square feet maximum permitted. § 211-37C 

d) An area variance for proposed ten (10) building-mounted signs 
(313.7 square feet total), instead of the one (1) 350 square foot 
building-mounted sign permitted. § 211-56B(2)(a)[1], (c)(1), Table 
VII 

a. One (1) - “Delta Sonic Oval” sign, 35.35 square feet 
b. One (1) = “Car Wash” sign, 78.54 square feet 
c. Two (2) – “Detailing” sign, 18.19 square feet, 36.38 square 

feet total 
d. Two (2) = “Interior Cleaning” sign, 20.13 square feet, 40.26 

square feet total 
e. Three (3) = “Super Plus Club” sign, 33.83 square feet, 101.49 

square feet total 
f. One (1) = “Club Entrance” sign, 21.68 square feet 

e) An area variance for proposed two (2) Fuel/Diesel Price canopy 
mounted signs (51 square feet each, 102 square feet total), instead 
of the one (1) 350 square foot building-mounted sign permitted. 
§ 211-56B(2)(a)[1], (c)(1), Table VII 

f) An area variance for proposed seven (7) Menu Board signs (13.03 
square feet each, 91.21 square feet total), instead of the one (1) 
350 square foot building-mounted sign permitted. § 211-
56B(2)(a)[1], (c)(1), Table VII  

g) An area variance for proposed sixteen (16) Snap Lock signs (8.56 sq 
ft each, 136.96 square feet total), instead of the one (1) 350 square 
foot building-mounted sign permitted. § 211-56B(2)(a)[1], (c)(1), 
Table VII 

h) An area variance for one (1) proposed Camera Arch Overhead sign 
(30 square feet), instead of the one 350 square foot building-
mounted sign permitted. § 211-56B(2)(a)[1], (c)(1), Table VII 

i) An area variance for three (3) proposed Overhead Arch Directional 
Signs (22 square feet each, 66 square feet total), instead of the five 
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square feet each permitted. § 211-56B(3)(b)[2] 
j) An area variance for sixteen (16) proposed Top of Pump Signs (2.66 

square feet each, 42.56 square feet total), instead of the one (1) 
350 square foot building-mounted sign permitted. § 211-
56B(2)(a)[1], (c)(1), Table VII 

k) An area variance for one (1) proposed monument sign (203.75 
square feet, including decorative architectural supports), instead of 
the one 120 square foot freestanding sign permitted. § 211-
56B(1)(d), Table VI 

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

request. 

James Boglioli, Esq., Benderson Development, Matt Oates and Milton Quandt, presented the 

application:   

We are in receipt of the residents’ comments pertaining to traffic, safety and congestion, 

proximity to a school zone, quality of life, community impact, protection for truancy, 

loitering and crime, environmental concerns, prior applications, and property values. Delta 

Sonic is in contract to buy this site, 11.5 acres, developing 9.1 acres.  We are set back 

(from property line) 900 feet to our west, 400 feet from Banbury Drive, 200 feet to Long 

Pond Road. Proposed buffering with berm, fencing and vegetation. 

This site is zoned BG (General Business), a car wash is an allowed use for the property with 

a special use permit for the motor vehicle service station and fuel dispensing station. 

We are proposing a carwash tunnel, stacking lane for 80 cars, 3,500 square foot 

convenience store, 14,290 square foot detail shop which moves cars through every 15 

minutes, there are eight (8) bays, one (1) of which is fast detail, the other seven (7) are all 

day detail.  Within the internal area is our interior climate-controlled vacuums and exterior 

vacuums. We have two (2) gas canopies (variance is needed for the size), 16 fueling 

stations (eight pumps, two on each side). The size is dictated by the spacing per cars for 

access and provides weather protection while pumping gas. Hours of operation are Monday 

through Saturday 7am-9pm and Sunday 7:30am to 7pm.  We close business down within a 

half hour of scheduled closing time and the building lights are turned down and the site is 

quiet. Maximum number of employees is 60.  Fueling deliveries are once a week, during 

business hours. We are proposing three (3) underground storage tanks they are subject to 

strict regulations by the DEC.  Two (2) 25,000 gallon and one (1) 34,000 gallon tanks. The 

tanks are fiberglass double-walled and have leak alarm systems. Complies with all the 

Federal regulations. We will sell three (3) grades of gas and Deisel. Having these tanks 

reduces the number of fueling delivery trucks.  

Matt Oates:  A noise study was done around the site in late June 2025 and it concluded that 

this facility is not going to have an impact on the residential neighborhoods around the 

area.  A traffic study was done in April 2025 and concluded there were no impacts to the 

overall traffic system. Passero is going to be doing additional study as requested by the 

Town.   

Mr. Boglioli: Explained the site is ready, no improvements needed, signalized access into the 

site, sidewalks, limited hours of operation, shut offs to pumps, trained employees for spills, 

and stormwater. We have five (5) distinct uses on this site so we are proposing signage that 

requires variances including directional signs, menu boards, building mounted signs, and 

free-standing signs.   
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Ms. Minogue read a summary of comments that have been received:  The Town received 32 

public comments on the Delta Sonic proposal. Of those, 30 were opposed and 2 were in 

support. 

The main concerns included: 

• Traffic and Safety – Residents stressed that the Latta and Long Pond intersection is 

already congested. They fear additional traffic will worsen safety risks, especially for 

students walking or biking to nearby schools. 

• Noise and Lighting – Neighbors raised concerns about noise from vacuums, dryers, 

and increased vehicle activity, along with bright lighting and signage that could 

disrupt the residential character of the area. 

• Environmental Impacts – The proposed underground fuel storage raised fears of 

leaks and groundwater contamination. Residents also worried about stormwater 

runoff affecting wetlands, wildlife, and pollinators. 

• Proximity to Schools and Homes – The site is near multiple schools and residential 

neighborhoods. Residents believe this makes the location inappropriate for a high-

traffic commercial development. 

• Property Values and Community Character – Many felt the project would lower 

property values and change the neighborhood’s character, pointing out that other 

Delta Sonic sites are located in more commercial corridors like Ridge Road. 

• Redundancy of Services – Several residents questioned the need for another car 

wash and gas station when multiple already exist nearby. 

• Requests for Further Study – Residents called for independent traffic and 

environmental impact studies before any approvals are granted, and some suggested 

preserving the land as green space or exploring smaller-scale alternatives. 

Two comments supported the project, saying they look forward to having a Delta Sonic in the 

area and see it as a productive use of the property. 

Chairman Meilutis opened the public hearing for comment. 

Judy Ferris, 20 Shanbrook Drive: Concern with wetlands and request more research to be 

done. 

Julie Nielson, 222 Red Spruce Lane:  Conflict with internal entrances. 

Geoffrey Stutz, 48 Ellington Circle:  Internal entrance, semi-truck traffic, buffering. 

Lory Pupatelli, 24 Ellington Circle:  Car wash pollution, air pollution, stormwater.  Would like 

a copy of traffic study and think an independent one be done. 

Debbie DiTullio, 212 Torey Pine Drive: Conflict with the presentation regarding distance 

from residential areas.  Any need for access to Banbury Drive like emergency roads?  Any 

impact to the berm on Banbury Drive? 

Rich Cordaro, 44 Ellington Circle: This is to service cars so there will be an increase in 

traffic; lighting, landscaping, not attractive. 

Laurie Hopkins, 30 Parkside Lane: Inappropriate for this area, seeing a decline in birds and 

butterflies, need the greenspace, traffic and safety. 
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Valerie Stackman, 8 Ellington Circle: Concerned with the noise assessment that was done, 

can hear the noise from the GO carwash. 

Manny Burgio, 172 Torey Pine Drive: Would like to see the noise and traffic study report, 

can hear the noise from Town Hall, concerns for the recycled water and the truck route. 

Kathy Walzer, 329 Banbury Drive: Concerned with just hearing about this project but all 

these studies have already been done.  Concerned about the cut through walkway to 

Wegmans from Banbury Drive.  Timeline for build out. 

Joe Edmond, 42 Jonquil Lane: Concerned with two canopies that are larger than permitted 

size, 16 fuel stations is going to impact traffic, draw on the electricity, stormwater runoff. 

Jim Watkins, 136 Scotch Pine Drive: Concerned with snow storage, runoff. 

Jeff Baugher, 525 Red Spruce Lane:  Questioned the proposed hours of operation and if 

they will be able to go outside of those hours. 

Mary Alice Vara, 268 Banbury Drive: Where will the (60) employees park. 

Emily Slapar, 106 Torrey Pine Drive: Walkway to Wegmans.  The residents aren’t happy 

with the Go carwash.  Concerned with the studies and the accuracy. 

Mr. Boglioli:  Explained the flow of traffic through the carwash,  multiple entrances into the 

site to help with the flow. Headlights will be screened with fencing and the berm.   

Ms. Andreano:  There were many comments about the walkway to Wegmans, are there any 

plans to relocate that? 

Mr. Boglioli:  We are happy to look at that.  Fuel trucks will come from Route 390 to Latta 

Road to Long Pond Road to the first driveway and into fuel area.   

Mr. Meilutis: There is only one fuel delivery per week? 

Mr. Schiano: Why so many gas pumps?   

Mr. Boglioli: We average one delivery per week.  If we didn’t have the pumps, we would 

have lines. Our market study shows we need them.   

Ms. Minogue:  Recapped the concerns from the residents’ comments that were received, the 

Board members all have copies and are on file at Town Hall. 

Mr. Meilutis:  There is some more information that is needed, we will continue this 

application to October 21, 2025. 

 

 

 

The noise and traffic study, and other application materials can be viewed on the website 

under the Zoning Board Meeting tab for September 16, 2025 (https://greeceny.gov/board-

meetings/board-of-zoning-appeals-meeting-september-16-2025/) 

 

On a motion by Mr. Wechsler, and seconded by Mr. Tyo, it was resolved to continue 

the public hearing on this application to the meeting of October 21, 2025.  

 

 

VOTE:  Ms. Andreano Yes  Mr. Tyo  Yes 

Mr. DeCamilla  Yes  Mr. Wechsler  Yes 

Mr. Hartwig   Yes   Mr. Meilutis   Yes  

  Mr. Jensen  Yes 

 

https://greeceny.gov/board-meetings/board-of-zoning-appeals-meeting-september-16-2025/
https://greeceny.gov/board-meetings/board-of-zoning-appeals-meeting-september-16-2025/
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Motion Carried  

Application Continued to the 

Meeting of October 21, 2025 

_________________________________________________________________ 
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ADJOURNMENT:  10:05 P.M. 

 

APPROVAL OF BOARD OF ZONING APPEALS MEETING MINUTES 

The Board of Zoning Appeals of the Town of Greece, in the County of Monroe and State of 

New York, rendered the above decisions. 

 

Signed:  ___________________________________         Date:  ____________________ 

  Albert F. Meilutis, Chairman 

 

NEXT MEETING:  Tuesday, October 7, 2025 


