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December 16, 2025
Board Members Present:
Bill Titus, Ed Seebald, Tye Flurie, SandraLee Wagner
Alternate Board Members: 
Board Members Absent: Roberta Tenpas
Others Present: Rick Walczak (Code Officer), Nicole Yacklon (Code Clerk), Community Members and Citizens -  (Sign in Sheet Attached).  Jeff Wagner, Joan and Dan Hicks, Tom Fox, Sean Hopkins, Don Emhardt.  Town Attorney Joel Seachrist.
The regular meeting of the Town of Chautauqua Zoning Board of Appeals was called to order at 3:30 pm, on Tuesday, December 16th, 2025, by Zoning Board Chairman, Bill Titus. 
[bookmark: _Hlk210030479]Case #1 – 3:30pm: Chairman Titus reviewed the following request for an area variance for Vami Ramos to allow for additional living space at the property located at 4964 Pittsburgh Avenue.   Chairman Titus asked the board if they had any questions or comments and Code Officer Walczak offered to answer them as the homeowner lives out of town and the contractor was not in attendance.  Board Member Sandy Wagner said that she had concern about the weight but spoke with officer Walczak and was satisfied with his response.   
Chairman Titus reviewed the 5 determining factors when considering an Area variance before a ZBA decision is made by the board.  
Question 1: Whether undesirable change would be produced in character of the neighborhood or a detriment to nearby properties: Yes _____, or No X
Reason(s): 
Question 2: Whether the benefit sought by the applicant can be achieved by a feasible alternative to the variance: Yes, or No X 
Reason(s) 
Question 3: Whether the requested variance is substantial:	Yes _____, or  No X
Reason(s) 
Question 4: Would the variance have an adverse impact on the physical or environmental conditions in the neighborhood: Yes  ______,  No X
Reason(s): 
Question 5: Whether the alleged difficulty was self-created:  Yes X ,  No _______
Reason(s): Owner requested variance so that they can create additional living space.
Chairman Titus made a motion to vote with a second by SandraLee Wagner 
The vote was as follows:
Chairman Titus – Yes
Board Member Roberta Tenpas – absent
Board Member Tye Flurie – Yes
Board Member Ed Seebald – Yes
The motion was approved 

Case #2 – 3:40pm:  The requested area variance of 1200 Group LLC, Ellicott Development Corporation for the Sunset View PUD Project located at the former Chautauqua Point Golf Course.  The property is located at 5621, 5687 and 5695 E. Lake Road.  
Chairman Titus began by stating that this is a ZBA meeting and not a Town Hall meeting.  
Sean Hopkins from 1200 Group spoke up and stated that the board left their case open last month because the SEQR was not complete and suggested to the board that the public should have an opportunity to make comments if they choose.   Joan Hicks from Point Chautauqua spoke to the board that they have extended themselves and have bent over backwards and she feels this would have a negative impact on the lake, she would implore the board to vote no for approval of these variances being requested.  
Chairman Titus explained that the Town Board voted approval of the SEQR for this project and that is why this case has come back to the ZBA so that the variances for the project can be decided on.  
Code Officer Watson explained that the board’s decision is whether to approve the requested variances which would change the R-L district zoning for Special Use.  
Board Member, Ed Seebald asked if the developers had any new information to present to the board that they have not seen.  Mr. Hopkins stated that the Power Point presentation was not new, but that they had added their responses to Mr. Stephen Daly’s letter in the latest power point presentation through slides, 26, 27, 28, 29 through the end of the presentation.    
Chairman Titus asked the developers to make their presentation/statement brief.   Sean Hopkins from 1200 Group thanked the board for their time and based on the evidence presented multiple times, Ellicott Development Corporation feels that they have shown ample justification for approval of the requested variances that are in front of this board.  The project is clear as day in line with the Town’s Comprehensive plan.  The board has already issued a recommendation for the LWRP and the underlying Special Use Permit and finally issued its recommendation for the SEQR at their last board meeting on December 12th.  The board has ample information to grant the requested variances.  
Chairman Titus made a motion to close the public hearing from November 16, 2025, with a second from Board Member, SandraLee Wagner, vote was unanimous by, 
Chairman Titus, Yes
Board Member, SandraLee Wagner, Yes
Board Member, Tye Flurie, Yes
Board Member, Ed Seebald, Yes
The public hearing was closed at 3:45pm.  
Chairman Titus went back to the requested variances for 1200 Group LLC, Ellicott Development Corporation and read through the following determining 5 factors when considering an Area variance before a ZBA decision is made.  
Question 1: Whether undesirable change would be produced in character of the neighborhood or a detriment to nearby properties:	Yes _____, or No X
Reason(s):
Question 2: Whether the benefit sought by the applicant can be achieved by a feasible alternative to the variance: Yes  , or No X 
Reason(s) 
Question 3: Whether the requested variance is substantial:	Yes _____, or  No X
Reason(s) 
Question 4: Would the variance have an adverse impact on the physical or environmental conditions in the neighborhood:	Yes  ______,  No X
Reason(s): 
Question 5: Whether the alleged difficulty was self-created:  Yes X ,  No _______
Reason(s): 
Chairman Titus made a motion to vote with a second by Board Member, Ed Seebald.
Chairman, Bill Titus – Yes
Board Member, SandraLee Wagner - Yes
Board Member Roberta Tenpas – Absent
Board Member Tye Flurie – Yes
Board Member Ed Seebald – Yes
The requested variances were approved by the ZBA Board.  Attorney Joel Seachrist wanted it documented that he would be sending the Clerk an updated version of the findings and decisions presented as after his review found a couple of clerical errors contained in the document.
Chairman Titus made a motion to adjourn the meeting at 4:30pm.

Nicole Yacklon
Code and Zoning Clerk
ZBA Meeting Clerk
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