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:
e 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



Project History

* 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




Project History - Continued

* 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




Project History - Continued

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

Square Engineering D.P.C.
square 1385 Hertel Avenue, Buffalo, NY 14216

716-208-4534 | info@eandbsquared.com

March 7, 2025

Re: Sunset View Planned Unit Development

Subj.: Notice of Intent to Establish Lead Agency — Town of Chautauqua — SEQR

To Whom It May Concern,

The Town of Chautauqua received a Planned Unit Development application for a project located on the
northeast side of Chautauqua Lake. The project is located off NYS Route 430 in the former location of the
Chautauqua Point Golf Course. The Town of Chautauqua is intending to assume the role of lead agency
for SEQR review and considers you an interested or involved agency. The project developer has prepared
a Full FEAF SEQR form as well as supporting documentation attached to this letter. The project has been
classified as an “Type 1” per 6 NYCRR part 617.4.

The proposed project consists of the redevelopment of the Project Site into a mixed-use project
consisting of commercial and community space, including apartments and residential uses including
single-family homes, attached townhomes, and condominium units. The total residential density is 194
units. The project also includes on-site recreational amenities, permanent open space and all proposed
site improvements.

Involved Agencies must agree on the Lead Agency designation by April 7, 2025 (30 days from the date of
this letter). Please complete and return the attached Lead Agency Consent Form by April 7, 2025. If you
disagree with the designation of the Town of Chautauqua Town Board as Lead Agency, or have any
comments regarding the project, please contact Andrew Meyerhofer at ameyerhofer@squareeng.com
by April 7, 2025.

Si ncerely

.
And rew Mever ofer, P.E




Project History - Continued

* 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




Project History - Continued

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-I.

July 15, 2025: Meeting of the Zoning Board of Appeals.

Chautaugua County

DEPARTMENT OF PLANNING AND DEVELOPMENT

214 Central Avenue * Dunkirk, New York 14048
Fhone (716] 661-8900 * www.planningchautaugua com

T11/2025
Donald Emhardt, Town Supervisor
Town of Chautaugua
2 Academy Street
Magville, NY 14757

RE: MUNICIPAL REFERRAL No. 2025-25
PLANNED UNIT DEVELOPMENT FOR 263.15-1-22, ROUTE 430

Dear Supervisor Emhardt,

This letter is in response to your municipal zoning referral received in full by thiz office on June 26%, 2025,
regarding a planned unit development at Tax Parcel 263.15-1-22. Thic parcel is located in the R-L Zoning
District.

The Chautaugua County Planning Board has reviewed the above-noted referral With regard to General
Municipal Law 239-m, thiz proposal is subject to a referral to the County since it is located within 500 feet
of a State road.

The Board’s review considered the pertinent inter community and county-wide considerations with respect
to thic propozal and itz effect on the relevant concerns that are listed under General Municipal Law 239-1.
Based on this review. the Chautaugua County Planning Board finds that the proposed action would have
no major county-wide or inter-community impacts and that the proposal is approved.

Additionally, the Chautauqua County Planning Board offers the following informal comments regarding
the proposed site plan:

1. Itis recommended that any proposed construction and development efforts consider the
appearance and character of the neighborhood properties with regards to the project’s building
design, layout, landscaping, signage, lighting, etc.

2. Any necessary access changes to and from this property should be designed in accordance with
generally accepted engineering standards to minimize potential traffic zafety problems aszociated
with vehicular movement between the property and adjacent roadways. The appropriate highway
or transportation departments should be contacted if the right-of way, driveways, ditches, etc. are
to be modified

As required by New York State General Municipal Law 239-m Section 5 & 6, the Town of Chautaugua is
required to file a report of the Town Board's final action with the County.

Mark Geise, Director of Planning & Development Paul M. Wendel, Jr., County Executive
GeiseMichggoy com -




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 8™ and e-mail from Joe Calimeri, Esq. dated
July 18™,

* 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.



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 6" and 7", 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 2" 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




Project History - Continued

* November 21, 2025: Area Variance application submitted to the Town
of Chautauqua: LAND EXCHANGE AGREEMENT

This Land Exchange Agreement (dgreememt”) is made as of December | 2025 the

“Effective Date”). by 1200 GROUP, LLC, with offices at 205 Mam Street, Suite 700, Buffalo,

* Variance #1: Quantity and size of exterior signage ASSOCIATION, NC. s o s of PO ox 38 Dol KY 11728 Gt
"Fillas").

¢ Variance #2: Mlnlmum Area ReqUIremen’rs WHEREAS, 1200 Group owns property located at 5621 NYS Route 430, in the Town of
Cl?a'l.}muqua. County of Chautauqua and State of New York which is contiguous to property onmed

* Variance #3: Minimum Size Dwelling T e

HEREAS, Villas owns vacant _cati? on East Lake Roa in the own
* Variance #4: Maximum Lot Coverage oy of Chaun ] S of e York vhicl: s urounld by 1200 Grop
* Variance #5: Maximum Building Height s SR S e e

NOW, THEREFORE, m consideration of the foregoing and the nmiial covenants herein
contamned, Seller and Purchaser hereby agree as follows:

* November 25, 2025: Permit denial letters issued by the Town’s Code
Enforcemen’r Officer A 1200 Group shall convey and Villas shall acquire the following premises on the terms

stated m this Agreement:

1. PROPERTIES TO BE EXCHANGED:

« December 3, 2025: Zoning Board of Appeals holds public hearing New Yok be # prel o i denifiod s SBI Nemsier 263 5.1 hichporion
15 shown hatched m red on a survey attached hereto and made a part hereof marked
regarding Area Variance Application. Issuance of a decision tabled buldings . 4l et 2 appCnCes e ] penons] propay
g g p p ¢ Ili:en:ie?n togethﬂf;: L\:&h af]l right, title anﬁldg'fxerest ofEEEDdGIOU}x if amy, a1.1{.1121[:51 to g
) . ° ° il S"lllg m o any strest or 2 “'?T}'\ creex bed or ‘;‘.'H.TE'N'E{)’ _]D].LLUlg
pending issuance of a SEQRA Determination by the Town Board Pruses oy akin b condemmtions oy aage o e Pemits by s
Group in and to the 1200 Premises (collectively with the Villas Premises referred to as
the "Premises").

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

B. Villas shall convey and 1200 Group shall acquire the following premises on the terms
stated mn this Agreement:

01- Ch a UTG U q le) Po I nT WL East Lake Road, Chautauqua, New York, being a vacant parcel of land identified

as SBL Number 263.15-1-23, of approximately 074 acres; as shown in red on a survey
attached hereto and made a part hereof marked Exhibit A which together with all

* December 4, 2025: Zoning Code Interpretation letter issued by Town’s maera nghts, i g, ny improvements md blings md al e dtaments md

Code Enforcement Officer







Original Concept Site Plan [08/26/24] — 210 Res Units 13
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Concept Site Plan [03/17 /25] — 174 Res Units 15
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Concept Site Plan [05/02/25] — 174 Res Units
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Current Site Plan [11/20/25] - 174 Res Units
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Alternate Design offered by Point Chautauqua Association (“PCA”) 19
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Alternate Plan shared on October 6™ in response to Point Chautauqua

Association PCA’s Alternate Plan

* Alternate plan for home lots along
Lookout Avenue shared with PCA
on October 6™

* 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 29™ rejecting this
alternate plan offer




PUD Review Process

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.



Current Permanent Open Space [05/27/25] 22
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Current Site Plan [11/20/25] - 174 Res Units
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Response to Letter from Steven Daly, Esq. dated December 10, 2025 24

* 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”.



Response to Letter from Steven Daly, Esq. dated December 10, 2025 25

* Response from County Planning Department dated December 2, 2025: | 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, | 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 Appeails.
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Conclusion and Next Steps 27

* 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

e Questions...
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