
PROPOSED REDEVELOPMENT

of the former Chautauqua Point Golf  Course

at 5621, 5687, 5695 and 5710 East Lake Road

Sunset View PUD 

Town Board Meeting - Public Hearing #2

December 10, 2025
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Project Overview

EXISTING CONDITIONS:

• Site Area:  35.5 acres

• Existing Zoning Classification:  Residential Lakeside District (“R-L”)

• Former Use:  Chautauqua Point Golf Course

SHAPING A VISION:

• Resort-Style Living Experience

• Variety of High-Quality Residential Living organized in distinct zones (consistent with existing 

surroundings) - Mixture of For-Sale and Short/Long-Term Rentals

• Limited Commercial Space: Potential Restaurant/Taproom

• Focus on an Active Lifestyle with on-site Recreational Amenities for residents and guests

• Preservation of Open Space

• Management by Homeowners Associations 
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• July 2023: Project Site purchased in July 2023 by 1200 Group, LLC

• Series of meetings conducted with Town of Chautauqua Officials and Zoning Department staff aided in 

the preparation of the Concept Plan

• July 29, 2024: Submission of PUD Application dated July 10, 2024 with detailed supporting 

documentation

• August 2024: Initial Concept Plan review meeting with the Chautauqua Watershed Conservancy and 

Chautauqua County Soil & Water District 

• August 28, 2024: Project update meeting with Town Board

• August 28, 2024: Public Informational Meeting  

• October 11, 2024: Submission of Amended PUD Application and supporting documentation

• December 3, 2024: Town Committee on Concept Plan Approval meeting 

• December 10, 2024: Virtual meeting held with Project Review Committee representing Point Chautauqua 

Association Inc. (PCA) and the Project Team including review of Point Chautauqua Association Inc. 

comment letter dated November 22, 2024 and project update
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• December 11, 2024: Resolution adopted by the Town Board to seek Lead Agency status for a 

coordinated environmental review of the proposed project pursuant to the State Environmental 

Quality Review Act (“SEQRA”) 

• December 11, 2024: Project referral made by the Town Board to the Zoning Board of 

Appeals pursuant for Preliminary Plan review pursuant to Section 143-22B of the Zoning 

Code

• January 2, 2025: Virtual meeting held with Board Members of The Villas at Point Chautauqua 

(VPC) and the Project Team including review of the VPC Comment Letter submitted to Town 

Board on December 11, 2024

• January 16, 2025: Virtual meeting held on January 16, 2025 with Joe Calimari, Esq., the 

legal representative for the Point Chautauqua Association Inc. to review list of input he e-

mailed to Project Sponsor on January 13, 2025.

• January 21, 2025: Public hearing held by the Zoning Board of Appeals 
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• January 27, 2025: Virtual meeting with Matt Zarbo, P.E. and 

project team regarding the status of the coordinated 

environmental review of the pursuant to the State Environmental 

Quality Review Act (“SEQRA”)

• February 14, 2025: Virtual meeting with representatives of the 

Chautauqua Watershed Conservancy

• March 3, 2025: Letter from Patrick Sheedy, P.E. of Carmina 

Wood Design to Matthew Zarbo, P.E. with requested sanitary 

sewer projects per phase and Amended Part 1 of the Full 

Environmental Assessment Form dated February 24, 2025

• March 7, 2025: Lead Agency Solicitation Letter issued on behalf 

of the Town [Lead Agency Response period expires on April 7th] 

• March 12, 2025: In-person meeting with representatives of the 

Chautauqua Watershed Conservancy
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• March 18, 2025: Public hearing held by the Zoning Board of Appeals

• April 22, 2025: Virtual meeting held with Board Members of The Villas at Point Chautauqua (“VPC”) and 

the Project Team regarding proposed martini glass land swap agreement and related items pursuant to 

April 12, 2025 e-mail from Michael Coburn, President of the VPC Board of Managers

• May 2, 2025: Submission of Amended PUD Application and supporting documentation

• May 8, 2025: Virtual meeting held with Michael Coburn, Board President of The Villas at Point 

Chautauqua (VPC), and the Project Team regarding proposed martini glass land swap agreement and 

related items

• June 10, 2025: Updated Project submission including the following:

• Concept Site Plan [Drawing C-100 - Date: 05/27/25];

• Fire Truck Routing Plan [Drawing FT-100 - Date: 05/27/25]; and

• Landscaping Plan [Drawings L-100 - L-105, Date: 05/27/25]

• June 26, 2025: Joint Application for boat dock filed with the NYS Office of General Services and NYS 

Department of Environmental Conservation
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• July 1, 2025:  Concept Review Committee adopted a resolution by a 

unanimous vote recommending approval of the requested Special Use 

Permit for the establishment of the Sunset View PUD based on its 

determination that the Project will in the Town's best interest and shall 

promote the health, safety, morals, comfort, convenience and general 

welfare of Town. 

• July 8, 2025: The Chautauqua County Planning Board reviewed the Project 

and adopted a resolution recommending approval by a unanimous vote.

• July 9, 2025: Town Board public hearing regarding proposed Zoning Code 

Amendment (Local Law #2) to allow limited commercial use in PUD zoning 

district.  Town Board also referred the Concept Review Committee’s 

approval recommendation to the ZBA.

• July 11, 2025: Letter issued by Courtney Domst, Senior Planner at the 

Chautauqua County Department of Planning and Development, stating that 

the proposed Sunset View PUD has no major county-wide or inter-community 

impacts relative to General Municipal Law 239-l.

• July 15, 2025: Meeting of the Zoning Board of Appeals. 
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Project History - Continued

• August 12, 2025: Town Board public hearing regarding proposed Zoning Code Amendment (Local Law No. 2 of 2025) to 

allow limited commercial uses in PUD zoning district. 

• August 12, 2025: Letter response to letter of William Wright, Esq. dated July 8th and e-mail from Joe Calimeri, Esq. dated 

July 18th.  

• September 10, 2025: Town Board issued a Negative Declaration and adopted Local Law No. 2 of 2025 by a unanimous 

vote to allow limited commercial uses in PUD zoning district.

• September 15, 2025: Letter from Tom Fox to the Town with a copy of the letter issued by Robert Cornish of the New York 

State Department of Environmental Conservation (“NYSDEC”) dated August 29, 2025, stating there are not any NYSDEC 

regulated wetlands on the Project Site and copy of the Wetland Investigation Letter prepared by Donald Wilson of Davey 

Resource Group dated April 8, 2025. 

• September 16, 2025: Zoning Board of Appeals recommend approval of the requested Special Use Permit for establishment 

of a PUD by the Town Board pursuant to Section 143-22B of the Zoning Code.

• September 23, 2025: Virtual meeting held with Point Chautauqua Association Inc. (PCA) Board Members and Joe Calimari, 

Esq., PCA’s legal representative, to review an alternate site plan design offered by the PCA.

• October 6, 2025: Email to Joe Calimari, Esq., the legal representative for the Point Chautauqua Association Inc. (PCA), 

sharing an alternate plan for home lots along Lookout Avenue in response to the alternate plan previously provided by the 

PCA.
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Project History - Continued

• October 8, 2025: Public hearing held by the Town Board on requested Special Use Permit for Sunset View 

PUD

• October 29, 2025: Email from Joe Calimari, Esq., the legal representative for the Point Chautauqua 

Association Inc. (PCA), rejecting the alternate plan reducing home lots along Lookout Avenue, which we 

offered on October 6, 2025.

• November 6th and 7th, 2025: Comprehensive updated submissions to the Joint Application Form for the 

proposed seasonal boat docks (originally submitted on June 26, 2025) submitted to ACOE, NYSDEC, and 

NYSOGS.

• November 12, 2025: Letter from Tom Fox to the Town detailing the Project Sponsor’s opinion that the 

Project is consistent with the 2025 Final Draft Comprehensive Plan for the Town of Chautauqua and Village 

of Mayville.

• November 12, 2025: Town Board sets a 2nd public hearing for December 10, 2025, on the requested 

Sunset View Special Use Permit

• November 18, 2025: Zoning Board of Appeals issues a positive LWRP Consistency Determination and an 

Amended Favorable PUD Recommendation to the Town Board

10



Project History - Continued

• November 21, 2025: Area Variance application submitted to the Town 

of Chautauqua:

• Variance #1:  Quantity and size of exterior signage

• Variance #2:  Minimum Area Requirements

• Variance #3:  Minimum Size Dwelling

• Variance #4:  Maximum Lot Coverage

• Variance #5:  Maximum Building Height

• November 25, 2025: Permit denial letters issued by the Town’s Code 

Enforcement Officer

• December 3, 2025: Zoning Board of Appeals holds public hearing 

regarding Area Variance Application.  Issuance of a decision tabled 

pending issuance of a SEQRA Determination by the Town Board

• December 4, 2025: Parcel Swap Agreement executed with the Villas 

at Chautauqua Point

• December 4, 2025: Zoning Code Interpretation letter issued by Town’s 

Code Enforcement Officer
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Concept Site Plan – Community Zones

The North End

Midtown

The South End
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Original Concept Site Plan [08/26/24] – 210 Res Units 13

Lookout Avenue

Fairview Road

Leet A
ven

u
e

3-story (uphill) mixed-use building 

with up to 40 residential units

32 single-family home lots138 townhome units



Concept Site Plan [09/17/24] – 194 Res Units 14

Lookout Avenue

Fairview Road

Leet A
ven

u
e

Mixed-use building decreased to 2-stories 

(uphill side) and up to 24 residential units. 

Building shifted uphill and to the South 

away from CLE and the Villas

Interval road connection added to 

aid in fire apparatus circulation

Larger contiguous area allocated 

for stormwater retention



Concept Site Plan [03/17/25] – 174 Res Units 15

Lookout Avenue

Fairview Road

Leet A
ven

u
e

Parcel swap proposed by the Villas 

at Chautauqua Point – Spring 2025

Larger contiguous 

area allocated for 

stormwater retention

Reduction in lots 

fronting on Leet 

Avenue from 9 to 3 

and elimination of 

internal roadway 

connection to Leet 

Avenue

Reduction in internal roadway and overall density 

Reconfiguration of 

Fairview Road

Reduction by 20 

townhome units 

from 138 to 118



Concept Site Plan [05/02/25] – 174 Res Units

Revised layout from a 2-unit to 

a 4-unit townhomes building
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Proposed 

Single-family 

lots adjusted 

to front on 

proposed 

private road 

to east instead 

of Fairview 

Road to the 

west

Lookout Avenue

Leet A
ven

u
e

Fairview Road



Concept Site Plan [05/27/25] – 174 Res Units

Northernmost 

curb cut onto 

East Lake 

Road 

eliminated in 

response to 

NYSDOT 

comments

Construction of 

reconfigured Fairview 

Road to be completed in 

connection with Phase 1 

of the project
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Lookout Avenue

Leet A
ven

u
e

Fairview Road



Current Site Plan [11/20/25] – 174 Res Units 18

Lookout Avenue

Leet A
ven

u
e

Fairview Road

Current 

proposed 

seasonal dock 

structure 

reduced to show 

a maximum of 

40 boat slips.

Fairview Road ROW 

adjusted, and turnaround 

added to accommodate 

future dedication to the 

Town as a public road.



19Alternate Design offered by Point Chautauqua Association (“PCA”)

• 11-Unit Reduction in 

Townhome count from 118 

to 107

• 9-Unit Reduction in single-

family home lots from 32 

to 23

• Addition of 50’ vegetative 

buffer along Leet and 

Lookout Avenue 

• Elimination of an 

additional 20 residential 

units and another 

reconfiguration of 

Fairview Road is not 

feasible

Lookout Avenue

Leet A
ven

u
e

Fairview Road
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Alternate Plan shared on October 6th in response to Point Chautauqua 

Association PCA’s Alternate Plan

• Alternate plan for home lots along 

Lookout Avenue shared with PCA 

on October 6th

• Prepared in response to 

alternate plan previously 

provided by the PCA

• The proposed Alternate Plan 

reduces the number of single-

family home lots on Lookout 

Avenue from 11 down to 5

• Reduction by 6 home lots

• Resulting home lot dimensions 

are more consistent with the 

existing homes on the west 

side of Lookout Ave.

• Email from Joe Calimari, Esq. on 

October 29th rejecting this 

alternate plan offer

Lookout Avenue

Leet A
ven

u
e

Fairview Road

Lookout Avenue

Leet AvenueFairview Road



• Section 143-22A(6) of Zoning Code: “Where state environmental quality review or the approval of any governmental agency 

other than the Town Board may be required in connection with the authorizing or implementing of the applicant's PUD concept, the 

applicant should be aware that such review or approval must be completed before the Town Board will hold a public hearing 

pursuant to §143-23.”

• Pursuant to Section 143-20C of the Zoning Code, the process and procedure for obtaining a special use permit to establish and 

construct a PUD is a 3-step process as follows:

• (1) Approval of the concept by the Town Board after receipt of the report and recommendation of the Committee on 

Concept Approval, a committee comprised of members of the Town Board and the Zoning Board of Appeals pursuant to 

Section 143-22A of the Zoning Code;

• Concept Review Committee adopted a resolution by a unanimous vote on July 1, 2025 recommending approval of the 

requested Special Use Permit for the establishment of the Sunset View PUD based on its determination that the Project 

will in the Town's best interest and shall promote the health, safety, morals, comfort, convenience and general welfare of 

Town. 

• (2) Approval of the Preliminary Plan by the Zoning Board of Appeals pursuant to Section 143-22B of the Zoning Code; and

• On November 18, 2025, the Zoning Board of Appeals recommend approval of the requested Special Use Permit for 

establishment of a PUD by the Town Board pursuant to Section 143-22B of the Zoning Code.

• (3) Following a public hearing on the Application, final approval by the Town Board of Special Use Permit pursuant to Section 

143-23 of the Zoning Code.
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Current Permanent Open Space [05/27/25] 22

Lookout Avenue

Leet A
ven

u
e

Fairview Road



Current Site Plan [11/20/25] – 174 Res Units 23

Lookout Avenue

Leet A
ven

u
e

Fairview Road



• Requested Area Variances: “The Developer is using the variance process as a post-hoc attempt to cure an inherently 

noncompliant PUD proposal. The fact that the Developer needs numerous and substantial area variances across the 

footprint of its Project illustrates that the design is not suitable for this site and not as a PUD. If the Town Board 

nevertheless approves the PUD, its decision risks being deemed impermissible spot zoning that is intended to benefit a 

particular developer as opposed to the community at large.”

• Response: In New York, the Court of Appeals defines spot zoning as the practice of "singling out a small parcel of land 

for a use classification totally different from that of the surrounding area, for the benefit of the owner of such property 

and to the detriment of other owners". This practice is generally impermissible unless it aligns with the municipality's 

comprehensive plan for the community's general welfare. 

• The Villas at Chautauqua Point is a PUD – The Sunset View PUD does not involve a rezoning of the Project Site.

• Project will not solely benefit the Applicant

• Rodgers v. Village of Tarrytown (1951): This case defined spot zoning and established that the test for illegality is 

whether the zoning change benefits individual owners rather than serving the general welfare through a comprehensive 

plan.

• Gernatt Asphalt Products, Inc. v. Town of Sardinia (1996): The Court clarified that spot zoning "only occurs when an 

action conflicts with the fundamental land use policies and development plans of the community" and is valid if it supports 

a "clearly identified public purpose". 
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• Response from County Planning Department dated December 2, 2025: I have reviewed the pertinent inter-

community and county-wide considerations with respect to this proposal and its effect on the relevant concerns 

that are listed under General Municipal Law 239-l.  Based on this review, I find that the proposed action 

would have no significant countywide or inter-community impact and that the proposal would be a matter 

of local concern.

• Comment: “The Chautauqua County Department of Planning and Development recently cautioned the Town 

Board along similar lines. In its response to the Municipal Referral for the variances, the County offered the 

following comments, despite having determined that the variances are of local and not County concern: The 

Town may wish to consider whether the relief from the variances is consistent with the intent of the proposed PUD 

and surrounding community character; whether the variances represent the minimum necessary deviation; and 

any potential affects on circulation, stormwater, utilities, and emergency access.” 

• Response: The area variances will not have any adverse impacts on circulation, utilities and emergency access.

• Decision on the pending requested area variances is to be made by the Zoning Board of Appeals.
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Conceptual Phasing Plan [11/20/25] 26

Lookout Avenue

Leet A
ven

u
e

Fairview Road



Conclusion and Next Steps

• Decision by the Zoning Board of Appeals on the requested area variances 

• Issuance of LWRP Consistency Determination 

• Approval of the requested Special Use Permit for the establishment of the 

Sunset View PUD pursuant to Section 143-23 of the Zoning Code

• Questions…
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