CHAUTAUQUA

March 18, 2025

Opening:

The regular meeting of the Town of Chautauqua Zoning Board of Appeals was called to order at 3:30 pm, on
Tuesday, March 18, 2025, by Zoning Board Chairman, Bill Titus. Chairman Titus opened the meeting by
mentioning that the 2™ case today would be informational and no action would be taken as changes had been
made to the original site plan for the Sunset View PUD. A PowerPoint presentation has been prepared by
Ellicott Development Corp, LLC and will be shown after the first case has concluded.

Board Members Present:
Bill Titus, Ed Seebald, Steve Nowicki, Alternate Karen Engstrom

Board Members Absent: Sandral.ee Wagner, Roberta Tenpas

Others Present: Frank Watson (Code Officer), Rick Walczak (Code Officer), Nicole Yacklon (Code Clerk),
Joel Seachrist (Town Atty.), Joseph Calimeri (Esq.), Dennis Blasiole, Attorney Sean Hopkins, Attorney Joe
Calimeri, Attorney Joel Seachrist and many members from the Pt. Chautauqua and Villa’s community.

Agenda:

Case 1: To act on the appeal of Brian/Dennis Blasiole for the construction of an extension of an existing deck
within Willow Tree Point who has their own HOA. The property is located at 4406 W. Lake Road and
designated on the official Chautauqua County tax map as Section 297.19 Block 1 Lot 32 which is in a
residential lakeside district. The project was previously tabled last September until the homeowner could return
with approval from the Willow Tree Point HOA. The case is being heard today as a letter has been received in
the Code Office for the approval from the Willow Tree Point HOA. Chairman Titus gave Dennis Blasiole a
chance to respond if he would like and with nothing further by the homeowner, Chairman Titus read the 5 test
factors when determining an area variance. Chairman Titus made a motion to approve and asked for a second
to which Board Member Ed Seebald seconded the motion, after a unanimous vote by the board the motion was
passed to grant the needed variance requested. Building permit can be picked up by the homeowner by Friday.

Vote: Chairman, William Bill Titus — yay
Member, Roberta Tenpas — absent
Member, Steven Nowicki - yay
Member, Ed Seebald — yay
Alternate — Karen Engstrom — vote not needed

Case 2: To act on the appeal of 1200 Group, LLC c/o Ellicott Development Corp LLC for establishment of a
Planned Unit Development (PUD), requiring a Special Use Permit. The property is located at 5621 E. Lake
Road and designated on the official Chautauqua County tax map as Section(s) 263.15 Block 1 Lot 22, 263.10-
2.3,263.10-2-2.1, 263.15-1-22 which is the location of the former Golf Course. The ZBA will be reviewing the
updated Site Plan.



Ellicott Development Corporation representative Tom Fox along with Attorney Sean Hopkins presented an
updated Power Point Presentation of the site plan.

Chairman Titus spoke to the group in attendance to explain the purpose of the meeting with the representatives
from Ellicott Development Corp, LLC. The meeting is to review an updated site plan. The board will not be
taking any action today. The site plan will move through several other meetings before it will be returned to the
ZBA board for consideration of the zoning for a PUD in an R-L district.

At this time Sean Hopkins attorney representing Ellicott Development Corp, LLC reminded the group that this
is a public meeting but that the ZBA board had only just received the updated plans and has not had time to
review the updates so no action will take place today.

Someone from the audience asked if there had been studies done on this property, and Mr. Hopkins replied that
the following studies have been completed and is all in their application; water, sewer, traffic, drainage, which
can be located on the Town’s webpage.

It was reiterated that all of the studies are in their application and available via the Town’s webpage. Mr.
Hopkins stated that Ellicott Development Corp LLC has done a lot of homework, they have taken into
consideration everyone’s comments from previous meetings and have taken into consideration input from all
areas. At this time, they are not asking for the Zoning Board to take any action today, they will hopefully return
in April if all goes well, they will be asking for the Zoning Board of Appeals to make their decision on zoning
at their April meeting. Pursuant to the Zoning Code, the Town Board would hold a public meeting.

Mr. Hopkins went over the project as a request to create a PUD on the former Point Chautauqua Golf Course
property, comprised of 4 separate parcels located on E. Lake Road. The property was purchased in July of
2023. Presentations and meetings have taken place since the purchase with Town and local officials as well as
the Chautauqua Watershed Conservancy, Chautauqua Soil and Water District, as well as additional meetings.
In August a public informational meeting was held and then on October 11 of 2024 they submitted an updated
application. Based on the changes they would like to go back to the Concept Committee. On December 10
last year the concept committee approved the concept and Dec 11™ the Town Board adopted a resolution
seeking status as lead agency for the coordinated environmental review, pursuant to the State Environmental
Quality review act (SEQR).

Their vision is to have a high-quality destination project for the site, including a mixture of residential uses,
commercial, on-site amenities with greenspace. All of which would be maintained by various home owner
associations. The Homeowner Associations would be vetted by New York State with budgets that would
correlate with their responsibilities, the goal is to have year-round, seasonal and/or be there off and on, all
would be taken care of by a maintenance company year-round. This project is set up in three phases, the North
End which is the more intensive end which includes the mixed use, the docks, transitioning to the Mid Town,
which is a series of attached Townhome buildings, then to the South end which is the single-family sub
division.

Since the January meeting the mixed-use building was reduced in size by 50%, the Townhome building
reduced from a 3 story to a 2-story building and they dramatically increased the setback, based on input
received. Modifications were made to the road layouts as well.
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Based on input received about traffic impacts, the T turn around was eliminated and they added a connection to
ensure that emergency vehicles were accommodated. Minor modifications were made to the Townhome
buildings, adding a turnaround for the residential sub division.

Regarding the new plan, which has not been seen by anyone until today, they reduced the density to 174
residential units, based on conversations with the adjoining associations, the “martini glass” which is aprox. 7
acres is being offered as a swap option with the adjoining association. The 7 acres would then become
developable for the PUD site in exchange for lakeside property.

Board Member Ed Seebald asked for clarification of what is “the adjoining association”, and Mr. Hopkins
responded that it was The Villa’s. This will provide additional green space around the lake in addition they
have far fewer lots fronting Leet Avenue, which includes about 3 parcels.

They changed the roadway configuration to make it simpler in terms of the Townhomes, which reduces the
amount of impervious surface, there by reducing storm water runoff. Someone asked where the docks would be
located and it was highlighted on the presentation, as well as explained by Tom Fox that there would be aprox.
72 docks.

Boat access was reviewed as a seasonal structure, removed for the winter months, and put back in for the
summer months. There is no boat launching from the property themselves with no boat access from the units.
There is potential access to kayaks, small handheld crafts, no motor crafts. Ellicott Development Corp would
own the dock structure but maintained by the HOA. Removal, maintenance and cleaning of the docks would be
maintained by the HOA. Someone asked about how much water frontage they would have, the response was
182 feet. The PUD process as outlined in the Zoning Code is a three step process, the first step is the issuance
and approval by the concept committee, which did occur late last year, Step two is approval of the preliminary
plan by the Zoning Board of Appeals which is where the project is today, pursuant to 143-22 B of the Zoning
Code, and finally subsequent to that and the Environmental determination, the Town Board subsequently holds
a public meeting.

There are 11 criteria for a PUD to follow, and Mr. Hopkins noted that Ellicott Development Corp. LLC has
fulfilled each of them as per their detailed narrative, which will be updated as changes have taken place since
January. Finally, Mr. Hopkins stated that Ellicott Development Corp LLC feels that they have listened to the
input from adjoining associations, Town officials, boards and committees, along with community members
which will continue moving forward. They also acknowledge that they cannot make everyone happy but they
have done their best to accommodate as much as they could.

They have increased the amount of open space since January by over 41-42 %, they have incorporated more
lakeside, based on the conservation dept, they have added additional greenspace areas behind the single family
homes, tried to interspace and connectivity in terms of greenspace, and their goal moving forward is to provide
access to pedestrians to be able to get over to the mixed use areas, with passive space without increasing the
impervious space with paving.



Mr. Hopkins spoke about Ellicott Development’s goal to sell all lots to one residential developer to use for
construction. Establishing architectural standards for the homes to ensure the integrity and high quality that
they would have for the entire project is important.

Next steps

1. The environmental review has been completed, The Town Board has expressed its interest in being the
Lead Agency, ultimately responsible for taking a hard look at the plans and being the agency to approve
or deny the project.

2. The project will be reviewed by the county planning board.

3. An updated submission to the ZBA will be made and a use variance will need to be filed as well as the
code which does not expressly allow for commercial use in the R-L district. This has been discussed
with Attorney’s Joe Calimeri, Joel Seachrist and Sean Hopkins and Ellicott Development Corp, LLC.
The ZBA will ultimately continue the public hearing during their ZBA meeting in April. Hopefully
during that time, a decision will be made on the preliminary plan with the ZBA approving the zoning
request which would then go to the Town Board to schedule a public hearing, they will hold a public
hearing and then ultimately hopefully issue their decision on the underlying Special Use Permit. Ellicott
Development Corp LLC feels that they have made a lot of progress thought the past few months,
however there are several processes and steps going forward. From the perspective of the residents in
attendance there will still be opportunities for public input.

Mr. Hopkins at this time welcomes any further comment from those in attendance and/or the ZBA board and
stated that a copy of the PP Presentation would be made available via the Town’s webpage.

Board member Ed Seebald asked if the agreement with the Villa’s was done, Mr. Hopkins answered that it has
happened in principle but that ongoing discussions were still happening as late as yesterday and that a written
agreement was forthcoming. Also Board member Seebald asked if the pickleball courts were considered
greenspace even though it’s paved. Those areas would be considered open space but not green space.

Alternate board member Karen Engstrom asked how the floor plans would be layed out. Response from Tom
Fox was that there would be 24 residential units, the lower level of the building would be 50 % for HOA
activities for the south end, and on the north end of the floor is where the proposal for potentially a
restaurant/tavern.

The floor plan would be condominium style. Karen Engstrom asked if they would be sub lettable, Mr. Hopkins
stated that they have not gone that far in planning with association documents. The Association will be
responsible for all maintenance and upkeep of the complex. Karen Engstrom stated that it seemed like that
would be high density and asked what the sq. footage of the units would be, Mr. Fox stated that the units would
average 1,100 sq. ft., with 2 bedrooms. Mr. Fox said that (EDC) is still in the preliminary stages of the floor
plans. Mr. Hopkins stated that everything considered will be up to NYS building code as well as local Town
code.



Community Member stated just a thought for everybody, it will be very difficult to determine how much traffic
will be involved with this project, community member recommended that the current speed limit on Rt. 430 be
reviewed, that 40 mph would seem to be too fast, Mr. Hopkins stated that their Traffic Impact study is also
being updated from their earlier submission, Speeds on State highways are out of the control of Ellicott
Development Corp, but that the point was well taken. It was asked if there would be a rental office, and Mr.
Hopkins shared that a rental management office would be onsite for rentals, ownership, amenities. Mr. Hopkins
projected that the key attributes of having a property/project like this was keeping it well maintained and
managed on site.

Community member asked if the management of the docks would be by one of the HOA’s or all three. Mr. Fox
answered that there would be a main HOA that would cover most of the North end which included the docks,
and amenities. Also asked how far the docks go and how does it compare to Chautauqua Lake Estates, Mr. Fox
stated that they would go out further than CLE.

Community member asked in terms of the commercial business, what is being considered, Mr. Fox reiterated
that what was being considered was a small restaurant/tap room (4-5000 sq. ft. dining area with additional room
for kitchen space).

Community Member asked for clarification of the proposed phases 1, 2, 3 and that one developer would
construct the single-family homes, does that accelerate phase 3, Mr. Hopkins noted that it would. The single-
family homes would be constructed as sold, which would be during the other phases. Mr. Hopkins noted that
when you are putting in the infrastructure you want to put that all in at one time, so that it is done quickly and
efficiently to minimize impacts on the neighbors.

Community Member asked that with all the land EDC has is there a reason why you have to encroach on the
Point Chautauqua residents, Mr. Hopkins reminded the audience that this is a public road and not a private road.

Chairman Bill Titus stated that the road the group is discussing is a Town road, it is owned by the Town, it is
maintained by the Town. Mr. Hopkins stated we’ve reduced the single-family homes on the front from 9 to 3.
Mr. Hopkins stated that they have made a good faith effort in minimizing the traffic for that area by reducing
the number of homes and therefore reducing the traffic. Community Member also agreed that there were going
to be 17 houses on Leet and now there is 14 so you have reduced it.

A community member also asked, “How do you get into the development?” There was concern about Fed Ex
trucks, construction vehicles etc., Mr. Fox explained that primarily the traffic would come into the main
entrance with the existing entrance by the water tower, this would be the primary entrance to the townhome
loop and parking area along with the mixed use proposed area. Leet road would be access to some of the
single-family homes, Lookout would be access to the south west end, and there is an outlet by the townhome
loop which used to connect to Leet, 118 townhomes would come in through the main entrance.

Mr. Hopkins said that emergency vehicles also need to be considered with these projects as well, so multiple
access points are necessary. Will the discovery from the Historic Preservation be on the webpage, Mr. Hopkins
noted yes it will be public information and will be on the Town’s website.

Someone asked if Lookout Ave was public or private, the response from Mr. Hopkins and Mr. Fox was that it is
a public road just like Leet Avenue.



Attorney Calimeri asked if The South End is part PUD, and Mr. Hopkins stated that it is part of the PUD.

Chairman Titus, spoke up and said that a lot of questions have been asked and answered so at this time the case
will be left open for the next meeting in April. The updated document will be on the Town website, if anyone
wants to review.

Someone stated that the Calimeri mixed use question along with the subdivision question has been addressed
but what about the fact that you are increasing the underlying density of the PUD, there was question that
PUD’s were allowed to change the Town cannot bury the underlying maximum amount of density.

Chairman Titus made a motion to end the discussion and adjourn the meeting, Member Ed Seebald made a
second and the vote of the board was to adjourn the meeting at 5:25pm.

Nicole Yacklon
Code and Zoning Clerk
ZBA Meeting Clerk

3.18.2025



