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HAMMOCK BEACH"
RESDRT

PALM COAST FLORIDA

VIA HAND DELVERY & ELECTRONIC MAIL

September 29, 2014

Mr. Adam Mengel, AICP, LEED AP BD+C, @i
Planning and Zoning Director

Flagler County Board of County Commissioners
1769 East Moody Boulevard, Building 2, Suite 105
Bunnell, FL 32110

amengel@flaglercounty.org

RE: Application for Site Development Plan Review in a PUD
New Lodge and Conference Facilities at Hammock Beach
County Project #: 2014080029
County Application #: 2962

Dear Mr. Mengel,

On behalf of LRA Hammock Beach Ocean, LLC and LRA NOHI, LLC (collectively, “Applicant” ar “LRA"),
Salamander Hotels & Resorts (hereinafter “Salamander” or “Agent”) is pleased to submit the enclosed
response to the Flagler County Technical Review Committee September 12, 2014 comments regarding
the above referenced Application for Site Development Plan Review in a PUD for the New Lodge and
Conference Facilities. The enclosed information is not only responsive to the TRC comments, but also
addresses (1) items discussed during the TRC meeting on September 17, 2014, (2) recommendations and
input received from our members and property owners, and (3) elements of the Application discussed
with Scenic A1A PRIDE at their September 26, 2014 meeting. The following information is provided as
with this submittal:

Remainder of calculated Application fee;

Narrative and itemized response to each TRC comment;

Revised Site Development Plan Set with revisions clouded and annotated;

Information addressing additional items discussed at TRC;

Information addressing unfounded concerns raised by antagonists related to utility service and
annexation; and

6. Powerpoint Presentation delivered to Scenic A1A PRIDE on September 26, 2014.

N S

As our team expressed during the TRC meeting and the Scenic A1A PRIDE meeting, and as documented
in our Application, the New Lodge and Expanded Conference Facilities initiative has been conducted



New Lodge and Conference Facilities
SDP Application — TRC Comment Response
September 29, 2014

over the course of many months through an open, inclusive, transparent, thoughtful, and collaborative
process that has invited and welcomed input, participation, and discussion with all interested parties.
Through this process, which continues with the County’s consideration of the subject Application,
Salamander has been careful to listen to the input and concerns of those parties that chose to evaluate
the proposal and provide input and recommendations, which has led to revision and enhancement of
the proposed plan. The enclosed information is reflective of the constructive and helpful input from
members, property owners, citizens, County staff, and important advisory bodies, such as Scenic A1A
PRIDE. We continue to solicit input and interest from all stakeholders and remain open and willing to
meet with and discuss the proposal with anyone.

We believe the revised plan is an improvement to the plan submitted with the Application on August 27,
2014 and look forward to Flagler County’s continued review and consideration of the proposed
improvement to the Hammock Beach Resort. It is our understanding that the next step in the Flagler
County Application process is presentation of the Application to the Planning and Development Board,
which is scheduled for October 14, 2014 and will be held at 6 PM in the Board Chambers of the
Government Services Building located at 1769 East Moody Boulevard, Building 2, Bunnell, FL 32110.

Thank you for continued assistance throughout this process. Please contact us if you have any questions
regarding the enclosed information

Best Regards,

Pr[m. Devadat

R ]
President
Enc.
Cc: Hammock Beach Advisory Board of Governors

Hammock Beach Community Committee
Hammock Beach Members and Property Owners
A1A Scenic Pride

Sheila Johnson, Salamander

Neill Faucett, Lubert Adler

Amy Wilde, ACP Communities
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EXHIBIT A

Application for SDP Review in a PUD
Remaining Application Fee




DATE 9/29/2014 |CHECK NUMBER 020874
INVOICE NUMBER INVOICE DATE DESCRIPTION GROSS AMOUNT DISCOUNT] NET AMOUNT
092914 9/29/2014 Vchr:vo054234 $65.,00 $0.00 $65.00
PRINT BATCH 'VENDOR CODE PAY TO NAME NET TOTAL
1,149 FLACOU Flagler County BOCC $65.00
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EXHIBIT B

Technical Review Committee Comments
Narrative Responses




FLAGLER COUNTY

TECHNICAL REVIEW COMMITTEE COMMENTS
MEETING DATE: SEPTEMBER 17, 2014

APP #2962 - SDP IN PUD SALAMANDER

APPLICANT: SALAMANDER HOSPITALITY, LLC

OWNER: LRA HAMMOCK BEACH OCEAN LLC AND LRA NOHI, LLC

Distribution date: Friday, September 12, 2014
Project #: 2014080029

Application #: 2962

Attached are departmental comments regarding your submittal to Flagler County for the above
referenced project. Any questions regarding any of the comments should be addressed to the

department providing the comment.

Flagler County Building Department 386-313-4002
Flagler County Planning Department 386-313-4009
Flagler County Development Engineering 386-313-4009
Flagler County General Services (Utilities) 386-313-4184
County Attorney 386-313-4005

Flagler County Fire Services 386-313-4258

E-911 GIS Specialist 386-313-4274

Environmental Health Department 386-437-7358

Flagler County School Board 386-586-2386



REVIEWING DEPARTMENT: BUILDING DEPARTMENT No comments.
REVIEWING DEPARTMENT: PLANNING DEPARTMENT
Reviewed by Adam Mengel

1. Criteria at Sec. 3.04.03., Flagler County Land Development Code (FCLDC), should be reviewed by the
applicant to ensure that all items are addressed in the submittal; cursory review by staff indicates that
subparts B.3. and B.6. were not specifically addressed in the submittal.

B. 3. A proposed utility service concept plan, including sanitary sewers, storm drainage, potable water supply,
and water supplies for fire protection, including a definitive statement regarding the disposal of sewage
effluent and stormwater drainage, and showing general location of major water and sewer lines, plant
location, lift stations and indicating whether gravity or forced systems are planned. Size of lines, specific
locations and detailed calculations are not required at this stage.

The Site Development Plan has been revised to include the requisite information as shown on
the Preliminary Site Utility Plan Sheet C-7. Please also find attached, as Exhibit B-1, the Dunes
Community Development District service area maps for Potable Water and Fire Protection,
Sanitary Sewer, and Reclaimed Water services to this area of the District.

B. 6. A statement with general information regarding provisions for fire protection.

The Site Development Plan has been revised to include the requisite information as shown on
the Site Geometry Plan Sheet C-5.

2. Staff acknowledges the applicant's comment on consistency of the lodge use through the Board of
County Commissioners' 2001 approval of the existing lodge and clubhouse building (see note in brackets
under "Approved Uses" heading on page 2 of Tab 5, Basis of Design and Development Criteria) and its
consistency with the Ocean Hammock Golf Course Plat and Plat Addendum; however, the applicant is
requested to elaborate further as to how the proposed hotel is consistent with Section 6 of the Plat
Addendum for the Ocean Hammock Golf Course (OR 786, Page 824, Public Records of Flagler County,
Florida - PRFCF), and as additionally quoted on page 3 of Tab 5.

Interpretation of the Ocean Hammock Golf Course Plat and the restrictions contained in the
associated Plat Addendum requires consideration of the origination and derivation of the
restrictions. The subject plat restrictions were set forth in the Hammock Dunes Development of
Regional Impact Development Order, specifically Section 14.5, which states:

Land identified for golf course usage on the Master Development Plan map (ADA, p.
12.5) shall be deed and plat restricted to ensure that the usage of this land is limited to
golf courses (including appropriate associated golf club facilities), open space, parks or, if
approved by the County Commission, other appropriate recreational usages.

The Flagler County Board of County Commissioners (BCC), in negotiating the terms of the Hammock
Dunes Development of Regional Impact (HDDRI), exercised discretion and foresight requiring this



protection (restriction related to golf courses) as part of the development order. Review and
reflection of the restriction language reveals that the BCC did not impose specific criteria for golf
course areas, such as number of holes, minimum amount of area, location, size or height or type of
support facilities (clubhouse, turf care, comfort stations), nor did they limit the types of uses
incorporated into the clubhouse site and support facilities, and further, the BCC did not require that
the proposed golf courses be required elements of the development plan.

The intent of the language was prevention for future conversion of playable areas of developed golf
courses to other uses once, and after, the golf courses were developed and surrounding land areas
developed and sold to third parties (not the developer or golf course owner). The BCC desired to
prevent development of golf courses and associated developer sale of adjacent residential real
estate, followed by conversion of the golf course in the future into other uses. This scenario has
occurred in other locations around the state and country, leaving residential lot owners who
purchased property and paid premiums for the land due to the nature of the contiguous property, a
maintained green space functioning as a golf course, with change in the use from golf to multifamily
or single family residential or commercial uses. The restriction requires the BCC’s purview regarding
changes in use of golf course playable areas as a means to protect adjacent property owners. The
restriction does not prohibit change in use, but rather, requires the BCC’s approval to allow it. The
Application for the New Lodge does not propose a change in use for the Lodge site; there is not a
request for conversion of use.

The HDDRI DO, in addition to the language of the development order, also established the general
intent of the development plan by incorporating a Master Development Plan into the development
order. The Master Development Plan graphically depicts areas within the DRI limits and illustrates
general uses allowed for each. Please refer the Master Development Plan, as it depicts the area of
the Lodge and designates the use as “C”, which is described as golf, beach, and tennis club, not as
“GC”, which is golf course playable area or open space. This designation reflects the intent,
flexibility, and provision for this area to be used for resort uses, and not solely related to golf. While
these facts are supportive of the current and proposed uses at Lodge site, the Lodge site is within
the Ocean Hammock Golf Course plat, and the Application for the New Lodge reflects continuation
of the current uses previously approved by the BCC.

While the Lodge area is included in the plat of the Ocean Hammock Golf Course, the BCC, when they
considered the Lodge site development plan in 2001, did not err and overlook the plat restriction,
but they correctly understood and interpreted the HDDRI DO and master plan, the intent of the
restriction, and approved a mixed use resort and club plan (e.g. Lodge), which included the following
uses: hotel rooms, conference facilities, restaurant, bar, fitness, recreation, pool and spa, retail,
office, parking, as well as golf operations components (pro shop, locker rooms, cart storage, etc.).
The BCC also appropriately considered the location of the Lodge in the context of adjacent land and
uses, being situated along 16™ Road to the south, the mid-rise resort condominium development
area known as Northshore Plat Five (also commonly referred to as Hammock Beach) on the north
and west, and the Atlantic Ocean to the east, which led to the BCC’s consideration and approval of



the characteristics of the Lodge plan, having multiple buildings, with peak building hip roof height of
76 feet, and accommodating ratio of impervious to pervious area.

It should be noted that the Ocean Hammock Golf Course plat includes approximately 192 acres of
area. Comparatively, the Hammock Dunes Golf Course consists of approximately 132 acres of area.
Most golf courses, whether private or public, make up an area of approximately 120 - 150 acres for
an 18-hole regulation golf course. Therefore, the Lodge site, which is less than 8 acres, does not
reduce or diminish the healthy size of the Ocean Course relative to most courses, and even peer
private club and Resort courses. As reflected in the Application, the New Lodge plan does not
materially change the nature of the existing Lodge site, as the amount of impervious area is
minimally increased, but the proposed landscaping will considerably enhance the site.

If there is any question whether the proposed New Lodge facilities are related to golf and in support
of the promotion of Hammock Beach golf, one only need refer to the branding prevalent in the
marketplace. It is clear that Hammock Beach is a golf, beach, and tennis club and resort, it’s
incorporation into Salamander’s Grand Golf Resorts of Florida collection is tangible evidence
(www.grandgolfresorts.com) of the purposed and targeted marketing of the world class
championship golf at Hammock Beach. The Ocean Course and Conservatory Course are essential
amenities that prospective leisure or group guests consider when evaluating Hammock Beach as a
destination for the summer vacation, wedding, family reunion, or their corporate meetings and
retreats; the golf courses are also key elements of our membership amenities that our property
owners consider when evaluating club membership opportunities. These facts further support the
consistency of the New Lodge application with the current golf course plat addendum language.

Considering the above, LRA’s acknowledgement and affirmation of the plat restriction, and the
proposed enhancement of the Resort through development of the New Lodge, reflects consistency
with the plat restriction, conformity with the HDDRI DO and subsequent EBOA, and is in keeping
with the interpretations, approvals, and actions of the BCC in the past regarding the subject site.
Arguably, there is not a better location for the proposed use that would positively influence tourism
in Flagler County while respecting adjacent uses and achieving synchronization and compatibility
with existing uses and business operations. The New Lodge plan does not require compromise,
revision, or revocation of the plat restriction, nor does it require change in the DRI/PUD approved
uses for the site. LRA requests the BCC evaluate the merits of the proposed plan, precedent of the
BCC's previous decisions regarding this site, and approve the plan thereby allowing continued
investment in this Resort and increase in tourism business in Flagler County.

3. County assumes assumption of maintenance obligations for 16th Road landscape maintenance (page
4 of Tab 5) will be addressed in similar manner within public records as 2002 Partial Assignment and
Assumption of Obligations (OR 800, Page 1738, PRFCF).

Correct, as part of the conditional acceptance of the obligation, LRA will record an assignment and
assumption in the PRFCF.



4. Building height is ordinarily measured as the mean roof height between the peak and the eaves (see
Sec. 3.08.02., definition of "Height of building," FCLDC). The previous Hammock Dunes DRI Development
Order designated maximum height of structures within clusters limited by number of stories, without
reference to specific height limits in feet above grade (or NGVD). The applicant should provide, under the
"Building Height" heading, the height of the existing lodge/clubhouse building, similar to the language --
"...the elevation of the roof of the existing conference room buildings" -- for the expanded conference
facilities.

Acknowledged.

The intention of the New Lodge plan is establishment of the maximum elevation of the hip of the
roof of the new buildings. LRA has committed not to exceed the elevation of the hip of the roof of
the current Lodge, which is at elevation 76 feet NGVD.

The expanded conference facility roof height limitation reflects the maximum height of the hip of
the roof of existing conference facility building wings. Similar to the Lodge, LRA commits not to
exceed the elevation of the hip of the roof of the current conference wing buildings, which are at
approximately elevation 71 feet NGVD.

The Site Development Plan has been revised to more fully describe the self-imposed height limit for
the new improvements as shown on the Site Geometry Plan Sheet C-5.

5. Sections on "Building Height" (page 4 of Tab 5), "Setbacks" (page 5 of Tab 5), "Finished Floor
Elevation" (page 6 of Tab 5), "Wetland Buffers" (page 6 of Tab 5), "Dune Preservation and Construction
Eastward [Seaward] of the Coastal Construction Control Line (CCCL)" (page 6 of Tab 5), "Landscaping"”
(page 6 of Tab 5), "Signage (page 8 of Tab 5), "Temporary Facilities" (page 8 of Tab 5), "Water Utilities"
(page 8 of Tab 5), and "Stormwater Management" (page 8 of Tab 5) should be offered either to be
incorporated into the Plat Addendum or, as an alternative as since the Ocean Hammock Golf Course Plat
is solely owned and controlled by the applicant -- as a new Planned Unit Development (PUD)
Development Agreement to include these setbacks. These items may also be addressed through the Site
Plan itself through the inclusion of appropriate data tables referencing each proposed standard.

As agreed to with the TRC, the above information has been incorporated into the Hammock Dunes
PUD — New Lodge & Expanded Conference Facilities Site Development Plan set as Sheet C-3 — “Basis
of Design and Development Criteria”.

6. The applicant should calculate the assumed traffic generated by the 198-room hotel and ancillary uses
included in this request compared to the traffic estimates from full build-out in the Essentially Built-Out
Agreement (EBOA) traffic study.

Kimley Horn has been engaged to provide an update to the EBOA Traffic Study, which will be
submitted under separate cover to further support the Application. As referenced in the Application
Basis of Design, the EBOA and associated traffic study incorporated five hundred sixty one (561)
dwelling units as future development which would translate into trips on local roadway segments



and at local intersections. The characteristics of the New Lodge and Expanded Conference Facilities,
representing addition of only one hundred seventy eight (178) units and additional conference
space, results in a significant reduction in projected trips within the Hammock Dunes DRI PUD area,
which has the positive effect of improved levels of service at local roadways and intersections
compared to the EBOA Traffic Study findings. Kimley Horn’s updated Traffic Study will demonstrate
the transportation and traffic related benefits associated with the location, nature, type, and
number of improvements proposed with the New Lodge and Expanded Conference Facilities

7. Under the "16th Road" heading (page 10 of Tab 5), will the existing golf course bridge easement be
relocated to the proposed bridge location?

Due to the condition of the existing bridge, proposed location of the new bridge, and opportunity to
enhance the aesthetics of this improvement, LRA proposes to demolish the current bridge and
construct a new bridge at the proposed new location. LRA would like to discuss the design
characteristics of the new bridge with Flagler County and integrate preferential elements.

8. The applicant should, as part of the discussion under "Parking" (pages 10 and 11 of Tab 5), discuss any
assumptions on the impact from internal trip capture in reducing external trips and associated required
minimum off-street parking.

There are several factors that can positively influence vehicular trip generation, parking demand,
and associated impacts, as explained below:

Mixed and Multiple Use Destination Resort. Hammock Beach is a destination resort, providing

multiple recreational, dining, and lifestyle activities to members and guests. Hammock Beach’s
design allows access to these amenities through pedestrian pathways throughout the resort, making
it possible for members and guests to enjoy their stay without having to leave the resort.

Resort Transportation Services. Hammock Beach also provides access to amenities which are not

located at the core resort, such as the Conservatory and Yacht Harbor Village, which offer water
oriented activities, golf, tennis, lodging, fitness, pool and spa facilities, among other activities.
Hammock Beach is pleased to provide resort transportation to our members and guests for
enjoyment of the amenities located off site. Hammock Beach has multiple owned and operated
multi-passenger vehicles to provide this luxury service.

Valet Services. Hammock Beach currently offers valet parking for members and guests. While this
provides a luxury service, it also provides efficiency in vehicular parking space utilization and
reduces the frequency of the guest’s utilization of their vehicle during their stay. The New Lodge
plan reflects a purposed operation related to parking, creating parking spaces solely for valet
service, and proposing access control for the Lodge parking lots that require resort issued parking
privileges. By requiring guests use valet services offered at the Lodge and controlling access to
parking, members and guest enjoy a luxury experience and the frequency of vehicle use is reduced.
Furthermore, because valet sections of the parking areas employ different criteria, the amount of



area required for the parking space and vehicular circulation can be reduced, lowering the amount
of area consumed by parking.

Nature of the Resort Residential Units and Their Use. As discussed in the Basis of Design, since

Hammock Beach is a residential oriented resort, the parking spaces supplied for the hotel and
condominium units also serve as the parking for the amenity use. The large majority of the amenity
utilization originates from the members and guests staying in the hotel rooms and condominium
units located at the Resort core. However, in addition to the one thousand one hundred and eight
(1,108) parking spaces afforded for the hotel rooms and condominiums at the resort core, Hammock
Beach also provides and proposes (through the New Lodge) over 370 spaces, with optionality to
provide more than 500 parking spaces, for members and guests that enjoy Hammock Beach and
reside in offsite properties (e.g. outside of the resort core). Considering that the One Bedroom
condominiums, which are the staple of Hammock Beach’s lodging, are luxury hotel rooms, they each
have fifty percent more parking supplied than typical hotel rooms. Since their use is hospitality,
there are 63 spaces associated with these condominiums that rarely experience demand and
represent an additional surplus of existing parking spaces, bringing the existing surplus to 132
spaces.

9. As provided in the FCLDC, minor deviations are permitted (Sec. 3.04.02.G., FCLDC); comment under
"Site development Plan" heading (page 11 of Tab 5) may reference this section of the FCLDC for record
purposes.

Acknowledged and incorporated into the Basis of Design and Development Criteria section of the
Site Development Plan set, Sheet C-3.

10. The applicant's intent for flexibility -- as provided under the "Effectiveness and Flexibility" heading
(page 12 of Tab 5) is appropriate to seek; however, this language should likewise be transferred to the
site development plan itself (or as a modification of the Plat Addendum or as a PUD development
Agreement; see Comment 5 above) as appropriate. Assurances made by the applicant in the narrative do
not continue on in a binding fashion in the same manner as the site development plan, an amendment to
the plat addendum, or a PUD development agreement would through the Board's respective action on
each and subsequent recordation in the public records of the County.

In association with the subject discussed in comment no. 5, as agreed to with the TRC, the above
information has been incorporated into the Hammock Dunes PUD — New Lodge & Expanded
Conference Facilities Site Development Plan set as Sheet C-3 — “Basis of Design and Development
Criteria”.

11. Sheet C4 of the site plan set (completed by FEG) and bearing a date of 8-27-2014 should, as part of
its analysis of parking, include a pre- and post-development calculation for the impacted area,
acknowledging the parking previously located next to the lodge/clubhouse building and those spaces
located in the vicinity of the expansion of the Atlantic Conference/Ballroom Expansion Area.



The Site Development Plan has been revised to include the requisite information. Please note that
Sheet C-4 from the previous submittal has been renumbered and is now Sheet C-5 due to the
addition of the “Basis of Design and Development Criteria” as Sheet C-3. The parking summary on
Sheet C-5 has been revised to include the number of current parking spaces removed through
demolition, the number of new parking spaces added as part of the site improvements, and it
references the current surplus parking available within the resort limits which can serve to meet
higher parking demands. The Atlantic Conference/Ballroom Building Expansion is not anticipated to
have impact to the existing parking in the vicinity of the Expanded Buildings.

12. Development seaward of the CCCL -- the addition of hardscape walks and cart paths -- shall require
the consent of FDEP to the extent applicable.

Acknowledged.
13. The site plan set submittal should include a landscape plan (Sec. 3.04.03.B.2.(i)4., FCLDC).

Please find attached revised Site Development Plan that includes and illustrates the location and
character of the proposed screening, buffering, and landscaped areas.

Comments are not exclusive and additional submittals may generate additional review comments.
REVIEWING DEPARTMENT: DEVELOPMENT ENGINEERING
Reviewed by Adam Mengel

Development Engineering comments provided under Planning comments as consolidated comments for
purposes of this review stage.

REVIEWING DEPARTMENT: FIRE INSPECTOR

No comments at this time.

REVIEWING DEPARTMENT: E-911 STAFF

Address previously issued for the Lodge at Hammock Beach is 105 16th Rd E.
REVIEWING DEPARTMENT: ENVIRONMENTAL HEALTH DEPT

Proposed public swimming pool(s) will require construction permitting and review from the Flagler
County Building Department. Please contact Mark Boice at (386) 313-4027 for more information
concerning construction permit requirements for public swimming pools. Proposed public swimming
pool(s) will also require an annual operating permit from Florida Department of Health in Flagler County
prior to opening. Please contact Benjamin Juengst at (386) 437-8262 for more information concerning
operating permit requirements for public swimming pools.

Acknowledged.



REVIEWING DEPARTMENT: COUNTY ATTORNEY

Comments pending at this time.



EXHIBIT B-1

Application for SDP Review in a PUD
Dunes Community Development District Service Maps
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EXHIBIT C
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HAMMOCK DUNES PLANNED UNIT DEVELOPMENT
NEW LODGE & EXPANDED CONFERENCE FACILITIES

APPLICATION FOR SITE DEVELOPMENT PLAN REVIEW IN A PUD

105 16th ROAD E. & 200 OCEAN CREST DRIVE

OWNER: LRA HAMMOCK BEACH OCEAN, LLC
AND LRA NOHI, LLC
200 OCEAN DRIVE, SUITE 31
PALM COAST, FLORIDA 32137
PHONE: 386-246-5500
FAX: 386-246-5855

APPLICANT: SALAMANDER HOSPITALITY, LLC
10 NORTH PENDLETON STREET
MIDDLEBURY, VIRGINIA 20117
PHONE: 540-687-3710
FAX: 540-338-3117

ARCHITECT COOPER CARRY
191 PEACHTREE STREET, N.E. SUITE 2400
ATLANTA, GA 30303
PHONE: 404-237-2000
FAX: 404-237-0276

PERMITTING AGENCIES

S.J.R.W.M.D.: ENVIRONMENTAL RESOURCE PERMIT
F.D.E.P.: WATER AND WASTEWATER SYSTEM PERMITS
FLAGER COUNTY: SITE PLAN APPROVAL
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LAND USE AND ZONING:

THE MNEW LODGE SITE AND EXPANDED CONFERENCE FACILITIES DEVELOPMENT 1S LOCATED WITHIN @ THE
HAMMOCK DUNES DEVELOPMENT OF REGIOMAL IMPACT (HDDRI). THE FUTURE LAND USE DESIGNATION FOR
THE PROPERTY IS MIXED USE: LOW INTENSITY, LOW/MEDIUM DENSITY (MUL). THE MUL LAND USE
DESIGNATION PROVIDES FOR RESIDENTIAL AND MNOMRESIDENTIAL USES, HAVING RESIDEMTIAL DENSITIES RAMGING
FROM 1.0 TO 7.0 UNITS PER ACRE AND COMMERCIAL INTEMSITIES WITH FLOOR TO AREA RATIOS UFP TO 0.20.
THE ZONING CLASSIFICATION FOR THE HDDRI, INCLUDING THE NEW LODGE SITE, IS PLANNED UNIT
DEVELOPMENT.

IN 2011, THE MASTER DEVELOPER OF THE HDDRI, ENTERED INTO AN ESSENTIALLY BUILT OUT AGREEMENT
(EBOA) WITH THE FLAGLER COUNTY BOARD OF COUNTY COMMISSIONERS. THE EBOA ALLOWED THE HDDRI
DEVELOPMENT ORDER TO EXPIRE, WHILE AFFORDING THE SUCCESSOR DEVELOPERS AND PROPERTY OWNERS
WITHIN THE GEOGRAPHIC LIMITS OF THE HDDR| TO CONTINUE ENTITLEMENT, DEVELOPMENT, AND CONSTRUCTION
ACTIVITIES, AND PROVIDING THE COUNTY WITH A GOVERNING DOCUMENT TO PERMIT SUCH FUTURE
DEVELOFPMENT.

ACCORDINGLY, ALL NEW DEVELOPMENT ACTMITIES WITHIN THE HDDRI ARE GOVERNED BY THE EBOA, DATED
DECEMBER 20, 2011 AND RECORDED IN OFFICIAL RECORD BOOK 1851, PAGE 842, OF THE PUBLIC RECORDS
OF FLAGLER COUNTY, FLORIDA. THE EBOA RECOGNIZED 689 UNITS OF RESIDENTIAL DENSITY AND 64,000
SQUARE FEET OF PUBLIC COMMERCIAL INTENSITY AS POTENTIAL FUTURE DEVELOPMENT.

THE EBOA RECOGNIZED THE COMPUANCE OF THE HDDRI WITH RESPECT TO OPEN SPACE REQUIREMENTS OF
THE MUL FUTURE LAND USE DESIGNATION. THE NEW LODGE AND EXPANDED CONFERENCE FACILITIES HAVE
NEGLIGIBLE EFFECTS ON THE AMOUNT OF OPEN SPACE, USING LESS THAN ONE (1) ACRE OF CURRENT OPEN
SPACE FOR SURPLUS PARKING.

APPROVED USES:

THE NEW LODGE AND EXPANDED CONFERENCE FACILITIES REPRESENT AM ENHANCEMENT AMD RENMOWVATION OF
THE EXISTING HAMMOCK BEACH RESORT. THE NEW LODGE DEVELOPMENT INCLUDES GOLF CENTRIC USES
THAT BUILD UPON THE UNIQUE AND SPECIAL PLATFORM THAT THE JACK NICKLAUS SIGNATURE OCEAN COURSE
PROVIDES.

THE NEW LODGE WILL SERVE AS THE OCEAN COURSE CLUBHOUSE, AND FPROVIDE PRIVATE MEMBER LOCKER
ROOMS AS WELL AS GUEST GOLF FACILITIES. HAMMOCK BEACH MEMBERS WILL HAVE A MEMBER CLUB ROOM,
BILLIARD ROOM, AND MEMBER LIBRARY. THE NEW LODGE WILL ALSO INCLUDE A NEW RESTAURANT AND BAR
WITH OCEANFRONT DINING, MULTILEVEL POOL FACILITY WITH ACCESS TO THE BEACH, RETAIL OFFERINGS SUCH
AS GOLF SHOP AND BEACH SHOP, AND NEW BALLROOMS AND BREAKOUT MEETING ROOMS. THE NEW LODGE
WILL ALSO INCLUDE ONE HUNDRED NINETY EIGHT (198) HOTEL ROOMS, WITH VIEWS OF THE ATLANTIC OCEAN,
JACK NICKLAUS SIGNATURE OCEAN COURSE, OR NEW POOL.

[NOTE: THE NEW LODGE USES ARE THE SAME AS, AND ARE IN KEEPING WITH, THOSE USES ORIGINALLY
APPROVED IN 2001 BY THE FLAGLER BOARD OF COUNTY COMMISSIONERS AS PART OF THE OCEAN HAMMOCK
GOLF CLUBHOUSE SITE PLAN AFPROVAL AND ARE CONSISTENT WITH THE OCEAN HAMMOCK GOLF COURSE
PLAT AND PLAT ADDENDUM, INCLUDING EXISTING PLAT RESTRICTIONS.]

THE EXPANDED CONFERENCE FACILITIES WILL SERVE AS AN EXTENSION OF THE EXISTING ATLANTIC AND OCEAN
BALLROOMS CURRENTLY OPERATED BY HAMMOCK BEACH OR MAY ALTERNATIVELY BE PROGRAMMED FOR NEW
AMENITIES THAT FURTHER ENHANCE HAMMOCK BEACH. THE NEW BUILDINGS WILL CONNECT TO THE EXISTING
WINGS OF THE ONE BEDROOMS AT HAMMOCK BEACH CONDOMINIUM ASSOCIATION BUILDINGS AND THE PLAZA
LEVEL OF THE OCEAN TOWERS CONDOMINIUM ASSCCIATION BUILDINGS.

PLATTING:

THE NEW LODGE SITE AREA IS SITUATED OVER EXISTING PLATTED PARCELS:

» APPROXIMATELY 0.93 ACRE OF THE NEW LODGE SITE DEVELOPMENT AREA FALLS WITHIN THE LIMITS OF
NORTHSHORE PLAT FIVE, WHICH IMPROVEMENTS INCLUDE PARKING, COMMON ELEMENTS OF THE MEW LODGE
NORTH BUILDING, REROUTING OF THE FIRE LANE, AND ASSOCIATED LANDSCAPE AND HARDSCAPE
ENHANCEMENTS.

s APPROXIMATELY 1.5 ACRES OF THE NEW LODGE SITE DEVELOPMENT AREA FALLS WITHIN PARCELS F AND
BLPS OF THE OCEAN HAMMOCK GOLF COURSE PLAT, WHICH [IMPROVEMENTS INCLUDE PARKING,
LANDSCAPING, AND HARDSCAPE ENHAMCEMENTS.

» APFROXIMATELY 5.32 ACRES OF THE NEW LODGE SITE DEVELOPMENT AREA FALLS WITHIN PARCEL H OF THE
OCEAN HAMMOCK GOLF COURSE PLAT, WHICH IMPROVEMENTS INCLUDE HOTEL, POOL, RESTAURANT, LOUNGE,
CONFERENCE ANMD MEETING SPACE, HOSPITALITY OPERATIONS AND BACK OF HOUSE SUPPORT FACILITIES,
GOLF COURSE PRO SHOP AND BEACH RETAIL SHOP, ALONG WITH PARKING, LAMDSCARING, AND HARDSCAPRE
ENHAMCEMENTS.

THE NEW LODGE IMPROVEMENTS DO NOT NECESSITATE MODIFICATION TO THE EXISTING SUBJECT PLATS, AS
THEY ARE CONSISTENT WITH THE PLAT MAPS AND PLAT ADDENMDUM, INCLUDING CERTAIN RESTRICTIONS
EXCERPTED BELOW, FROM OCEAN HAMMOCK GOLF COURSE PLAT ADDENDUM, AS RECORDED IN OFFICIAL
RECORD BOOK 786, PAGE B24:

6.0 GOLF COURSE PARCEL RESTRICTIONS

THE PARCELS SHOWN HEREON SHALL INCLUDE GOLF COURSE LAND, LAKE, CLUBHOUSE, APPROPRIATE
ASSOCIATED GOLF COURSE FACILITIES, OPEN SPACE, PARKS, DUNE PRESERVATION OR SUCH OTHER
APPROPRIATE RECREATIONAL OR GOVERNMENTAL USES APPROVED BY THE BOARD OF COUNTY
COMMISSIONERS.

THE EXPANDED CONFERENCE FACILITIES REFLECT A MINOR SITE PLAN MODIFICATION OF THE OQRIGINAL
NORTHSHORE PLAT FIVE SITE FLAN, BUT DO NOT REFLECT ANY CHANGES TO THE ORIGINAL AND NORTHSHORE
PLAT FIVE SUBDIVISION PLAT. SINCE THE NEW BUILDINGS, WHICH WILL BE CONSTRUCTED IN PHASES AND
INDEPENDENTLY, AND COMPRISE A MAXIMUM AREA OF APPROXIMATELY 0.8 ACRE, FALL WITHIN THE ORIGINAL
SITE FLAN ESTABLISHED SETBACKS AND MEET THE RECORDED MNORTHSHORE FLAT FIVE PLAT ADDENDUM
PROVISIONS, THUS REQUIRING NO REVISIONS TO THE NORTHSHORE PLAT FIVE SUBDIVISION PLAT.

WETLAND BUFFERS:

THERE ARE NO WETLANDS ADJACENT TO, OR WITHIN, THE NEW LODGE SITE OR EXPANDED CONFERENCE
FACILITIES AREA.

DUNE PRESERVATION AND CONSTRUCTION EASTWARD

OF COASTAL CONSTRUCTION CONTROL LINE:

THE NEW LODGE SITE DEVELOPMENT PLAN INCLUDES THE PROPOSED CONSTRUCTION OF A MEW SHELL CART
PATH AND ELEVATED BOARDWALK EASTWARD OF THE COASTAL CONSTRUCTION CONTROL LINE (CCCL). ALL
WORK EASTWARD OF THE CCCL WILL BE PERMITTED THROUGH THE FLORIDA DEPARTMEMT OF ENVIROMMENTAL
PROTECTION'S BUREAU OF BEACHES AND COASTAL SYSTEMS, AND A COPY SHALL BE PROVIDED TO FLAGLER
COUNTY.

LANDSCAPING:

THE LANDSCAPE DESIGN WILL BE COMPLEMENTARY TO THE SPANISH / MEDITERRANEAN ARCHITECTURE,
INTEGRATING A MIXTURE OF FORMAL (STRUCTURED & GEOMETRIC) PLANTINGS AT THE COURTYARDS AND POOL
AREA AND INFORMAL (ROMANTIC) ON THE PERIMETER AND INTERFACE ZONES WITH THE EXISTING RESORT
LANDSCAPE.

THE PLANT PALETTE

THE PLANT PALETTE WILL PROVIDE A MIXTURE OF NATIVE AND HARDY COASTAL FLORIDA PLANT MATERIALS
SIMILAR TO THOSE PLANTS THAT CURRENTLY EXIST AT THE RESORT AND MAY GENERALLY IMCLUDE PLANTS
SUCH AS:

LIVE OAK SABAL PALM
SAW PALMETTO ZAMIA
OLEANDER HOLLY TREES AND SHRUBS

VIBURNUM
HARDY TURF GRASSES (E.G. BERMUDA, ZOYSIA, ST. AUG.)
EVERGREEN GROUND COVERS SUCH AS JASMINE

ACCENT PLANTS (E.G. BOUGAINVILLEA, CRINUM LILLY, &
ORNAMENTAL GRASSES)

FLOWERING SHRUBS

SCREENING

APPROPRIATE SCREENING WILL BE INCORPORATED AT THE BACK OF HOUSE (BOH) / SERVICES AREA, IN THE
PARKING LOT TO BUFFER THE PUTTING COURSE, AT THE GROUND LEVEL OF THE SOUTH TOWER TO SCREEM
THE ADJACENT PARK / BEACH ACCESS, AND IN THE PARKING LOTS TO SCREEN AUTOS FROM 16TH ROAD
AND PROVIDE CLEAR DELINEATION BETWEEN PUBLIC AMD PRIVATE PROPERTY.

THE DUNE CROSSOVER

TO FACILITATE CONNECTMITY OF GOLF COURSE PLAY BETWEEN THE GOLF COURSE AREAS NORTH AMD SOUTH
OF 16TH ROAD, DUNE CROSSOVERS WILL BE CONSTRUCTED. THE CROSSOVER STRUCTURES WILL BE
STRATEGICALLY PLACED TO MINIMIZE IMPACT TO THE EXISTING DUNE SYSTEM AND WILL INTERSECT THE
EXISTING BEACH ACCESS BOARDWALK SYSTEM. THE CROSSOVERS WILL BE DESIGNED TO BE SIMILAR TO THE
EXISTING CROSSOVER STRUCTURES.

SIGNAGE.:

SIGNAGE FOR THE NEW LODGE WILL INCLUDE A FREESTANDING IDENTIFICATION SIGN (MONUMENT OR PYLON)
LOCATED AT THE MAIN DRIVE ENTRANCE SIMILAR TO THE ONE CURRENTLY IN USE. THE SIGN WILL BE
INTERNALLY OR EXTERNALLY |LLUMINATED AND DESIGNED TO COMPLEMENT THE OVERALL ARCHITECTURAL
DESIGN. BOTH VEHICULAR AND PEDESTRIAM DIRECTIONAL SIGNAGE WILL BE USED TO MOVE GUESTS ARQUND
THE FROPERTY.

WATER UTILITIES:

THE DUNES COMMUNITY DEVELOPMENT DISTRICT (DCDD) IS A UNIT OF SPECIAL GOVERNMENT THAT PROVIDES
ESSENTIAL INFRASTRUCTURE SERWICES TO PROPERTY OWNERS WITHIN THE DISTRICT BOUNDARIES. THE DCDD

OPERATES (1) POTABLE WATER SUPPLY, TREATMENT, STORAGE, AND DELIVERY SYSTEMS, AFFORDING FIRE
PROTECTION, AND (2) DOMESTIC WASTEWATER COLLECTION, TREATMENT, REUSE, AND DISPOSAL SYSTEMS.

THE DCDD CURRENTLY PROVIDES POTABLE WATER, WASTEWATER, AND RECLAIMED WATER SERVICE TO HAMMOCK
BEACH AND THE CURRENT LODGE. THE DCDD HAS PHYSICAL CAPACITY TO PROVIDE POTABLE WATER,
WASTEWATER, AND RECLAIMED WATER SERVICE TO THE NEW LODGE.

STORMWATER MANAGEMENT:

THE DCDD OWNS AND OPERATES THE COLLECTION, CONVEYANCE, TREATMENT AND DISCHARGE OF STORMWATER
WITHIN THE HAMMOCK DUNES DRI, PERMITTED BY THE ST. JOHNS RIVER WATER MAMAGEMENT DISTRICT
MANAGEMENT AND STORAGE OF SURFACE WATERS (MSSW) SYSTEM VIA ENVIRONMENTAL RESQURCE PERMIT
4—-035-18433.

THE MSSW SYSTEM THAT SERVES HAMMOCK BEACH AND AFFILIATED DEVELOPMENTS WITH THE HDDRI CONSISTS
OF 96 ACRES OF INTERCOMNECTED MAN—MADE WET DETENTION PONDS. THIS SYSTEM CURRENTLY SERVES
THE LODGE AND APPEARS TO POSSESS ADEQUATE CAPACITY TO SERVE THE STORMWATER FROM THE NEW
LODGE. SHOULD ANY CHANGES TO CONVEYANCE OR TREATMENT FACILITIES ARISE AS A RESULT OF
PERMITTING THE PROPOSED IMPROVEMENTS THROUGH THE ST. JOHNS RIWER WATER MANAGEMENT DISTRICT
(SIRWMD) ENVIRONMENTAL RESOURCE PERMITTING, SUCH CHANGES WILL BE INCORPORATED INTQO THE NEW
DESIGN TO COMPLY WITH SJRWMD AND FLAGLER COUNTY STORMWATER REGULATIONS.

THE NEW LODGE IMPROVEMENTS WILL COLLECT STORMWATER FROM THE SITE AMD CONVEY IT TO THE EXISTING
DRAINAGE PIPE NETWORK WITHIN THE NEW LODGE SITE, 18TH ROAD RIGHT OF WAY, NORTHSHORE PLAT FIVE,
AND THE OCEAN COURSE. THE STORMWATER WILL FLOW BY GRAVITY DIRECTLY TO MSSW SYSTEM LAKES 15,

16/19, AND 23/24 FOR TREATMENT, ATTENUATION, AND EXFILTRATION OR DISCHARGE.

TRANSPORTATION AND TRAFFIC:

IN 2012, THE MASTER DEVELOPER OF THE HDORI, ENTERED INTO AN EBOA WITH FLAGLER COUNTY BOARD OF
COUNTY COMMISSIONERS.

A TRAFFIC STUDY CONDUCTED IN 2012 AND APPROVED BY FLAGLER COUNTY, AS PART OF THE *ESSENTIALLY
BUILT OUT AGREEMENT® EBOA, ANALYZED THE CURRENT AND FUTURE TRAFFIC FOR HAMMOCK DUNES DRI,
ADDRESSED LEVELS OF SERVICE FOR ROADWAYS ANMD INTERSECTIONS, AND PROJECTED SCENARIOS THAT MAY
REQUIRE ADDITIONAL IMPROVEMENTS TO THE CURRENT ROADWAY INFRASTRUCTURE. THE EBOA TRAFFIC STUDY
INCLUDED PROJECTIONS FOR THE ADDITION OF OVER 500 MORE RESIDENTIAL UNITS AS FUTURE DEVELOPMENT
WITHIN THE HDDRI, AND ULTIMATELY DEMONSTRATED AND COMCLUDED THAT ALL INTERSECTION AND ROADWAY
LEVELS OF SERVICE WOULD REMAIN FAVORABLE AT BUILD QOUT WITHOUT REQUIRING ANY ADDITIONAL
INFRASTRUCTURE (E.G. ROADWAY WIDENING, INTERSECTION SIGMALIZATION, ETC.), EXCEPT THE INTERSECTION OF
HAMMOCK DUNES PARKWAY AND CAMINO DEL MAR (AT THE MAIN ENTRANCE TO HAMMOCK DUNES).

THE PROPOSED IMPROVEMENTS ARE ONLY A FRACTION OF THE ADDITIONAL UNITS CONTEMPLATED BY THE
EBOA TRAFFIC STUDY, ANMD RELYING ONM THE FINDINGS OF THE EBOA TRAFFIC STUDY AND THE RELATED
AFFROVAL OF THE BOARD OF COUNTY COMMISSIONERS, NO CHANGES WILL TAKE PLACE TO THE ROADWAY
SYSTEM, AS THE EXISTING SYSTEM IS ADEQUATE TO MEET THE TRIPS GENERATED BY THE NEW LODGE AND
EXPANDED CONFERENCE FACILITIES.

16TH ROAD IMPROVEMENTS:

THE NEW LODGE SITE DEVELOPMENT FLAN PROPOSES (1) NEW DRIVEWAYS ALONG 16TH ROAD, (2) REPAVING
AND REALIGNMENMT OF A SMALL AREA OF THE EXISTING PAVED TRAVEL LAMES AND PARKING STALLS WITHOUT
REDUCTION IN USE, (3) INSTALLATION OF SIDEWALK WITHIN THE 16TH ROAD RIGHT OF WAY, (4) REMOVAL,
RELOCATION, AND REPLACEMENT OF THE EXISTING WOODEM CART BRIDGE AND RECLAIMED WATER MAIN THAT
SPAN ACROSS THE RIGHT OF WAY, AND (5) MODIFICATION AND ENHANCEMENT OF SIGNAGE AND LANDSCAPING
WITHIN THE RIGHT OF WAY, ALL OF WHICH ARE DEPICTED ON THE SITE PLAM MAPS. NO CHANGES TO THE
16TH ROAD RIGHT OF WAY ARE PROPOSED OR PLANNED.

PARKING:

THE RESORT PROVIDES PARKING IN THE FORM OF STRUCTURED GARAGES AND GRADE LEVEL PARKING AREAS.
THERE ARE CURRENTLY ONE THOUSAND THREE HUNDRED NIMETY ONE (1,391) PARKING SPACES SERVING THE
RESIDENTIAL AND NONRESIDENTIAL MIXED USES OF THE RESORT. IN ACCORDAMCE WITH THE APPROVED PUD,

NINE HUNDRED AND TEN (910) PARKING SPACES ARE SUPPLIED FOR RESIDENTIAL USES AND FOUR HUNDRED
AND TWELVE (412) SPACES ARE REQUIRED FOR OTHER USES. BASED ON BUILD OUT INFORMATION, THE
CURRENT PARKING AREAS PROVIDE ONE HUNDRED THIRTY TWO (132) SPACES IN EXCESS OF THE
CALCULATED DEMAND.

THE CURRENT RATIO OF REQUIRED NONRESIDENTIAL PARKING SPACES TO RESIDENTIAL PARKING SPACES IS
0.45 BASED ON THE APPROVED PARKING DISTRIBUTION. APPLYING THE SAME RATIO TO THE NEW LODGE,
WITH 198 HOTEL ROOMS, AN ALLOCATION OF 50,000 SQUARE FEET OF CONDITIONED AMENITY AREA
(INCLUDING EXPANDED CONFERENCE FACILITIES ADJACENT TO THE ONE BEDROOMS AT HAMMOCK BEACH CLUB
CONDOMINIUM BUILDINGS, AND ADDING 2 SPACES PER GOLF HOLE, THE CALCULATED PARKING DEMAND WOULD
BE THREE HUNDRED TWENTY FOUR (324) SPACES, CONSISTING OF ONE HUNDRED NINETY EIGHT (198)
RESIDENTIAL SPACES AND ONE HUNDRED TWENTY SIX (126) ANCILLARY AMENITY OR NONRESIDENTIAL SPACES.
APPLYING A PORTION OF THE CURRENT SURPLUS OF SIXTY NINE (69) SPACES AND THE TWENTY FIVE (25)
SPACES AT THE OCEAN COURSE TURF CARE BUILDING, THE NEW LODGE WOULD BE REQUIRED TO PROVIDE
TWO HUNDRED THIRTY (230) SPACES AT THE NEW LODGE SITE.

USING CONVENTIONAL CRITERIA, ASSIGNING REQUIRED PARKING BY THE GROSS SQUARE FOOTAGE OF
COMMERCIAL SPACE, THE PARKING DEMAND YIELDS A DIFFERENT AMOUNT OF PARKING SPACES. AT ONE
SPACE PER THREE HUNDRED GROSS SQUARE FEET OF ANCILLARY AMENITY CONDITIONED AREA,
APPROXIMATELY FIFTY THOUSAND (50,000 SF), THE NONRESIDENTIAL PARKING SPACES WOULD BE CALCULATED
AT ONE HUNDRED SIXTY SIX (167) SPACES. ADDING THIS TO THE ONE HUNDRED NINETY EIGHT (198)
SPACES FOR THE HOTEL ROOMS AND THE THIRTY SIX (36) SPACES FOR THE GOLF HOLES, THE TOTAL
PARKING WOULD TOTAL FOUR HUNDRED AND ONE (401) SPACES, THEN DEDUCTING THE CURRENT SURPLUS
AND TURF CARE BUILDING PARKING SPACES, THE NEW LODGE SITE WOULD NEED TO PROVIDE THREE
HUNDRED AND SEVEN (307) SPACES.

THE NEW LODGE PARKING PLAN INCLUDES A MINIMUM OF TWO HUNDRED FORTY (240) SPACES CONSISTING
OF APPROXIMATEYL FIFTY (50) STRUCTURED PARKING SPACES, APPROXIMATELY TEN (10) SPACES AT PIAZZA

LEVEL AND ONE HUNDRED EIGHTY (1B0) GRADE PARKING SPACES. NONETHELESS, THE NEW PLAN ALSO
INCLUDES AN ADDITIONAL PARKING SPACES DEEMED SURPLUS AND PRCVISIOMAL, IN THE EVENT HAMMOCK
BEACH DESIRES TO INCREASE THE PARKING SUPPLY. THE COMBINATION OF THE (A) PRIMARY LODGE
SPACES, (B) PROVISIONAL (E.G. ELECTIVE) LODGE PARKING SPACES, (C) CURRENT SURPLUS SPACES, AND (D)
TWENTY FIVE (25) PARKING SPACES AT THE TURF CARE FACILITY, YIELDS MORE THAN FOUR HUNDRED FIFTY

(450) SPACES, WHICH EXCEEDS THE TOTAL DEMAND CALCULATED USING EITHER METHODOLOGY DESCRIBED
ABOVE. THE PROVISIONAL SPACES COULD BE PURPOSED TO PROVIDE PARKING FOR FUTURE ENMHANCEMENTS

WITHIN EXISTING RESORT CONDOMINIUM BUILDINGS (E.G. OCEAN TOWERS PHASE Il COMMERCIAL SPACES
ALONG THE GRANDE PROMENADE) OR ADDITIONAL CONFERENCE SPACE AREA CONTIGUQUS TO THE ONE
BEDROOMS AT HAMMOCK BEACH CLUB CONDOMINIUM ASSOCIATION WINGS (WITHIN THE PROPOSED BUILDABLE
SETBACK LIMITS).

CONCURRENCY AND VESTING:

IN ACCORDANCE WITH THE TERMS OF THE EBOA, REFERENCED ABOVE, THE NEW LODGE DWELLING UNITS AND
AMENITIES SHALL BE DEEMED CONCURRENT AND ALL TRANSPORTATION, OFF—SITE STORMWATER, SCHOOL,
PARK, PUBLIC SAFETY, AND SOLID WASTE CONCURRENCY SHALL BE DEEMED SATISFIED.

EFFECTIVENESS AND FLEXIBILITY:

THE BASIS OF DESIGN & DEVELOPMENT CRITERIA SHALL SERVE AS THE GOVERNING STANDARDS FOR
IMPROVEMENT OF THE NEW LODGE AND EXPANDED CONFERENCE FACIUTIES DESCRIBED HEREIN. SHOULD ANY
CONFLICTS EXIST BETWEEN THE SITE DEVELOFMENT PLANS AND THE NARRATIVE BASIS OF DESIGN AND
DEVELOPMENT CRITERIA, THE NARRATIVE BASIS OF DESIGN AND DEVELOPMENT CRITERIA SHALL PREVAIL.
DEVELOPER SHALL HAVE THE FLEXIBILITY TO MODIFY THE SITE DEVELOPMENT PLANS WITHOUT ADDITIONAL
COUNTY APPROVAL PROVIDED ANY SUCH REVISIONS SHALL MEET THE NARRATIVE BASIS OF DESIGN AND
DEVELOPMENT CRITERIA ESTABLISHED HEREIN UPON ADMINISTRATIVE CONFIRMATION BY THE FLAGLER COUNTY
PLANNING DIRECTOR, GROWTH MANAGEMENT DIRECTOR, OR COUNTY ADMINISTRATOR, AND AS PROVIDED BY
SECTION 3.04.02.G., FLAGLER COUNTY LAND DEVELOPMENT CODE.
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/ SRR o A l SITE DATA
7 o6 N I LEGEND PROPERTY LOCATION: 105 16TH ROAD E. & 200 OCEAN CREST DRIVE
g PRTLSNY l PALM COAST, FLORIDA
- < Lo !
F RN ey 4 | New AseHALT PAVEVENT PROJECT AREA: 7.75% ACRES
/ """?‘?ﬁ““ 500 PROPERTY FUTURE LAND USE DESIGNATION: MUL-MIXED USE LOW INTENSITY
/ - e “\5,,!’ ‘?’-' ; NEW CONCRETE PAVEMENT ZONING: LDW/MED'UM DENSITY PUD
NS | EXISTING USE: GOLF CLUBHOUSE/COMMERCIAL
' | NEW PAVERS PROPOSED USES:
20 et i ey i o 1. — NEW 198 ROOM LODGE WITH RESTAURANT AND GOLF CLUBHOUSE
N U N o g 2. — NEW BALLROOM /CONFERENCE EXPANSION
E A1 F.D.0.T. DRAINAGE INLET
! i '”'—'5_‘ . T — PROPOSED GROSS FLOOR AREA:
LAN L ks NEW LODGE 171,128 5.F.
/ E‘LLLRE%MC%':CF’EE%T&E/ ﬁ‘\_ﬁ 3? ! CRAPHIC SCALE ATLANTIC BALLROOM/CONFERENCE EXPANSION 7,350 S.F.
/' AREA ; - i l r e i OCEAN BALLROOM/CONFERENCE EXPANSION 6,350 S.F.
/ ‘ i © RROEUDED HmRan PROPOSED TOTAL GROSS FLOOR AREA: 184,828 S.F.
/ al e :
/ E 3 '“';,'MF" 1"=60' MAXIMUM ALLOWABLE BUILDING HEIGHT (NEW LODGE — HIP OF ROOF) -
L ..&——_l s =5 PROP T P !
P ; PO SRR EXISTING LODGE BUILDING HEIGHT — HIP OF ROOF 76
h‘in PROPOSED BUILDING HEIGHT - HIP OF ROOF 74’
MAXIMUM ALLOWABLE EXPANDED CONFERENCE FACILITIES BUILDING HEIGHT 71’
(HIP OF ROOF)
% EXISTING CONFERENCE BUILDINGS (HIP OF ROOF)
i “ —
Q \ BUILDING SETBACKS (REQUIRED)
o NORTHSHORE | / s | NEW LODGE:
PLAT 5 LIMITS 7 GOLF COURSE NORTH o)
5 KD P & o
HBCCA PARCEL 1 \ 33 i COASTAL CONSTRUCTION CONTROL LINE CCCL EAST) 0’
g \ == , NORTHSHORE PLAT 5 — RECREATION WEST; 0’
\ 51> \ o 4 . NORTHSHORE PLAT 5 — OCEAN TOWERS WEST 20°
! P S gy S —
8 5 VN e 2 = : ATLANTIC BALLROOM/CONFERENCE EXPANSION
PROPOSED e - 2N I s RN OCEAN CREST DRIVE N{JRTH} 0
RET-WALL R - n : HAMMOCH BEACH CLUB CONDO SOUTH 0’
R N T e iy ONE BEDROOMS AT HAMMOCK BEACH CLUB EAST) 0
- LROOM | g e ——r— OCEAN CREST DRIVE WEST) 20' FROM R/W
EXPEANJ |S|EO'N'L e A 11 X L (YA OCEAN BALLROOM/CONFERENCE EXPANSION
AREA 147, wEE I i | 1 i HAMMOCH BEACH CLUB CONDO ASSOC. NORTH 0
PROPOSED ——— . - : = OCEAN TOWERS CONDO ASSOC. SOUTH o'
RET. WALL =/t i : | - ONE BEDROOMS AT HAMMOCK BEACH CLUB CONDO ASSOC. EAST% o'
LOW WALL AT : . " - OCEAN CREST WAY WEST 36’ FROM ¢ OF ROAD
st !l DR X6 A
EXISTING \ Lt e o ' P g
pRoJecT  PUTTING GREEN STAIRS 15 SLI I BUFFERS
LIMTS o \ THERE ARE NO BUFFER REQUIREMENTS FOR HARDSCAPE, LANDSCAPE, PARKING AND MONUMENTATION TO
_ PROJECT | ADJACENT PROPERTIES.
2 : By —— X LIMITS
3 ' | PAR _
P : - - | (& EXISTING PARKING SPACES (TO BE REMOVED) 179 SPACES
PEANSSSER Y PSSR [ o] i — | : rled) KR ERRETION g STANDARD PARKING SPACES (TO BE CONSTRUCTED) 215 SPACES
NS ey | Rl ARes Ellal Raf R Tefias T Gl B | STANDARD PARKING SPACES (COMMITTED AS PART OF PHASE |
& Lates oy o et b ! ] § 8 (SOUTH OF 16TH ROAD) 35 SPACES
o et oo YE i 03 & | HANDICAP PARKING (TO BE CONSTRUCTED) 6 SPACES
e S B Sy o T b = 4@“ : & (TOTAL PARKING PROVIDED 256 SPACES
=l o — |
i — D - gjr 1 % SURPLUS PROVISIONAL PARKING (FUTURE PHASE II)
Pl o N ¢ Y = 1 | = STANDARD PARKING SPACES 61 SPACES
S =) 4 T <
af =y *—?;.,,'_-_*_ 1 | NOTE: AN ADDITIONAL 157 SURPLUS SPACES WITHIN RESORT AREA AVAILABLE
oy i@ : FOR USE AND OVERFLOW.
A o o EXISTING PARKING A
) PPy - i SITE AREA CALCULATIONS
L EaR . |
S0 ) i""ﬁ - ALET PARKINGA : | BUILDING FOOTPRINTS 56,565 +S.F
e 6 1Ll 4+ D1 | POOL & DECK FOOTPRINTS 24,841 £5.F
oy o s U - I BF4 & 7 GARAGE BUILDING FOOTPRINTS 20,569 +S.F.
AP 3 ooy | a _-E,F £3 PAVING 101,919 £S.F.
- SIDEWALK 16,764 *5.F. &rvwm
GATE ACCESS PEDESTAL E 1 @ L | IMPERVIOUS AREA 220,658 *+S.F EE-GB tAC. 3 65.34 %
P%EI;OSED s = \ PERVIOUS AREA 117.034 £+S.F 2.69 £AC. 34.66 %
I POLE\ — P NTTT E o e TOTAL SITE AREA 337,602 £S.F. {775 tAC.{  100.00 %
16TH_ROAD = AR R e = () FLOOD ZONE
—— S 8 S O N FLOOD ZONE AE PER FEMA F.l.R.M. PANELS 12035C0131D ELEVATION 11.00’
— 9’ R.OW. LINE 0 s B PR : PROPOSED BRIDGE :
~ _ - LR S S _ _ _ AND 12035C0127D ELEVATION 10.00° DATED: JULY 17, 2006. FINISH FLOOR
—/ T T TT] 1 L” 3 | "\_ ELEVATION SHALL BE ESTABLISHED A MINIMUM OF ONE FOOT ABOVE THE 100
| R.O.W. LINE YEAR FLOOD ELEVATION.
Beniia S ®—<: a*.:l \ll _ggj \—EASEMENT UNE
' Yal PROPOSED / STORMWATER SYSTEM:
MECHANICAL YARD Al
- THE STORMWATER SYSTEM WILL BE DESIGNED IN ACCORDANCE WITH FLAGLER COUNTY
| ; AND ST. JOHNS RIVER WATER MANAGEMENT DISTRICT REQUIREMENTS (PERMIT# 4-035—18433-31)
175" STABILIZED
| ACCESS ROAD V4 PROJECT
SURPLUS PROVISIONAL PARKING : LIMITS DEVELOPMENT PHASING
——_— il | COMMITTED PRIMARY PARKING ——
LIMITS 61 PARKING SPACES 35 PARKING SPACES LIMITS PROJECT WILL BE DEVELOPED IN ONE PHASE WITH THE EXCEPTION OF THE SURPLUS PROVISIONAL
| PARKING WHICH MAY BE BUILT AT A LATER DATE.
@ SITE STRIPING & SIGNAGE KEYNOTES SEWER SERVICES:
S1. PROPERTY BOUNDARY. SITE LIGHT'NG: FlRE FLOW REQU|REMENTS: THE NEW LODGE BUILDING SEWER SYSTEM WILL CONMNECT TO THE EXISTING 8" SANITARY MAIN ALONG 16TH
S2. 24" THERMOPLASTIC STOP BAR WITH R1—1 HIGH INTENSITY REFLECTORIZED "STOP" SIGN ALL EXTERIOR LIGHTING SHALL COMPLY WITH FLAGLER COUNTY REQUIREMENTS MORE SPECIFICALLY =~ NEW LODGE BUILDING WILL BE SPRINKLERED AND THE PROPOSED FIRE LINE WILL CONNECT TO ES;EUJTHE’ET EPL%CTJTJE%?ED"‘:F“NEESEL%T}”E‘U%N? THE DESIGN CPRHEES,TE e T?xﬁs%% ?F‘IIE%YW%‘%SEEEM IS
~ ' WITH SECTION 6.05.00 — MARINE SEA TURTLES — IN ORDER TO CONFORM TO TURTLY NESTING THE EXISTING 8" LOOPED FIRE WATER SYSTEM LOCATED IN THE VICINITY OF THE PROJECT AREA OWNED AND MAINTAINED BY DUNES COMMUNITY DEVELOPMENT DISTRICT.
S3. DIRECTIONAL ARROWS PER F.D.O.T. INDEX No. 17346, TYPICAL. Gl S ENSURE COMPLIANGE WITH COUNTY AND NFPA REGULATIONS. = (1o Desion PRASE 0
S4. GORE STRIPING PER F.D.O.T. INDEX No. 17346, TYPICAL. ' WATER SERVICES:
el | BRSSSSORNS| Ry e S PR Tty e SIGNAGE.: IRRIGATION SERVICES: THE NEW LODGE POTABLE SYSTEM WILL CONNECT TO THE EXISTING 8" WATER MAIN ALONG 16TH ROAD. THE
S6. DO NOT ENTER SIGN. 8" WATER MAIN ALONG 16TH ROAD IS CONNECTED TO A 10" WATER AROUND OCEAN CREST DRIVE AND
ALL NEW SIGNAGE WILL BE CONSISTENT WITH EXISTING RESORT SIGNAGE. A NEW IRRIGATION SYSTEM WILL BE INSTALLED TO SERVE THE PROPOSED LANDSCAPE AREA AND IT ) { SUBSEQUENTLY CONNECTS TO A 12" WATER MAIN ON S.R. A1A. THE EXISTING SYSTEM IS OWNED AND
S7. MONUMENT SIGN (SEE SIGNAGE NOTE). WILL CONNECT TO THE EXISTING 8" RECLAIMED WATER LINE ALONG 16TH ROAD. MAINTAINED BY DUNES COMMUNITY DEVELOPMENT DISTRICT.
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EXHIBIT D
Application for SDP Review in a PUD
Additional Items Discussed at TRC Meeting




During the Technical Review Committee meeting on September 17, 2014, the attending audience was
provided the opportunity to make comments, ask questions, and challenge the Applicant and members
of TRC. While outside of the ordinary, LRA and Salamander did not oppose interjection by the audience;
however, we want this response to address issues that were raised and certain inaccurate statements
made by some audience participants at the TRC meeting. The discussion below is not intended to be
exhaustive or capture every comment made, but rather to address concerns that are not specifically
addressed within the TRC comments or LRA and Salamander’s formal responses thereto.

1. Participation and Notice to property owners and members regarding the New Lodge and Expanded
Conference Facilities concept.

Our Application discusses the pre application due diligence conducted, outlining each step, the
outcome, and the follow through. As indicated, prior to any application being prepared or submitted to
Flagler County, and prior to any discussion or outreach to Flagler County, we solicited the interest and
support of Hammock Beach property owners and members through a lengthy, collaborative and
transparent process, which is thoroughly detailed in Application. The April 5™ 2014 Town Hall Meeting
was the culmination of months of meetings and dialogue and was intended to both present the work of
the Community Committee and Salamander in developing a concept for presentation to our members
and owners, and to take a straw poll to determine community interest in proceeding with the project.

In preparation for the Saturday April 5™ Town Hall Meeting the following steps were taken to ensure
notification regarding the meeting and its purpose:

e March 27" 2014 Eblast announcing the Meeting was sent out to all members of The Club At
Hammock Beach. On the same day notice of the meeting was posted on the Club website.

e During the week of March 24" an Eblast Meeting announcement was provided to the Management
Companies of the appropriate property owner associations and condominium owner associations so
that all property owners within these associations, whether residents, non-residents, club members,
or non-club members would be informed of the meeting and could participate. The property and
condominium owner associations that were provided the Eblast and disseminated the
announcement to their members includes (Management Company identified in parentheses):

Hammock Beach Club Condominium Association (Southern States)
One Bedroom Home Owner Association (Aegis)

Ocean Towers Home Owner Association (Aegis)

Villas Home Owners Association (Aegis)

Conservatory Property Owners Association (Southern States)
Ocean Hammock Property Owners Association (May Management)
Yacht Harbor Village Property Owners Association (Aegis)

Yacht Harbor Condominium Owners Association (Aegis)



e Additionally, once the straw poll results were tabulated, reflecting 85% support, this was
communicated to those in attendance at the Town Hall meeting.

e Voting was extended online through April 12 for the benefit of those not able to attend the Town
Hall meeting. An additional 200 ballots were cast during this period, resulting in an increase of
support to a level of 86%.

e The polling information and results were sent out in Eblast format to all members of The Club At
Hammock Beach, as well as to all of the members of the associations as listed above during the
week of April 14™.

2. Florida Land and Water Adjudicatory Committee consideration of 2009 Notice of Proposed Change.

There was some misunderstanding or misinterpretation by an audience participant that the Florida Land
and Water Adjudicatory Committee’s actions in 2011 prevented any future development plans or
consideration thereof by the Flagler Board of County Commissioners related to the Ocean Course and
Lodge. The Governor and FLAWAC specifically advised the 2009 NOPC applicant to develop and submit
a specific plan for consideration by Flagler County, which is the process now being undertaken. Every
aspect of the New Lodge Site Development Plan Review Application is different from the legal debate
related to the 2009 NOPC. Comparing the 2009 NOPC Application and proceedings with the New Lodge
Site Development Plan Review Application is a misinformed approach; the two processes are not the
same.

The Essentially Built Out Agreement, as referenced in our Application, provides clear evidence regarding
the ability for the Board of County Commissioners to consider future development within the Hammock
Dunes PUD, expressly indicating that future development, including that related to vested units, would
undergo the normal processes outlined in the planned unit development criteria of the Flagler County
Land Development Code.

The New Lodge plan has been thoughtfully developed with input and support from property owners,
specifically identifying the (1) land uses and their quantity and areal extent, (2) limits and type of
improvements to the property, (3) sufficiency of infrastructure to serve the proposed uses, (4) harmony
of the uses with adjacent uses, and (5) size, location, and character of the proposed site improvements;
along with descriptive information about the proposed buildings and improvements well advanced and
beyond the typical detail provided in a Site Development Plan Application.

While the New Lodge and Expanded Conference Facility Application for Site Development Plan Review in
a PUD meets the criteria of the Flagler County Land Development Code relevant to this type application,
the information provided in the Application demonstrates that the proposed plan (a) does not adversely
affect the orderly development of Flagler County, (b) complies with the comprehensive plan adopted by
the Flagler County Board of County Commissioners, and (c) will not affect adversely the health and



safety of residents or workers in the area and will not be detrimental to the use of adjacent properties
or the general neighborhood. Further, the information provided in the Application demonstrates that
the New Lodge and Expanded Conference Facilities will provide tangible and intangible benefits to the
citizens of Flagler County.

The Application does not predispose or demand approval by the Board of County Commissioners, but
rather provides the Commissioners the information and justification for a decision of approval, and
seeks a favorable decision by the Commissioners siding with a strong majority of members and property
owners who support the New Lodge and Expanded Conference Facilities.

3. Private Covenant and Enforcement.

There was a concern that the private commitment referenced by Salamander during the Town Hall
meetings was not evident and would not be enforced. The participant that made this comment was
negligent in reviewing the Application, as the commitment was expressed in the Application letter, as
well as contained specifically within the Basis of Design. LRA and Salamander stand firmly behind our
commitment. We understand that it is not the County’s responsibility to enforce private covenants;
therefore, as indicated in our Application, we will record a private covenant to document our
commitments to our members and property owners. The private covenant will be developed with input
and participation from the Community Committee and the Hammock Beach Advisory Board of
Governors.

4. Vacation rental homes causing traffic issues at Hotel Trace Boulevard.

There was concern that vacation rental homes operated within the community, specifically behind the
Hotel Trace Boulevard gatehouse, were already causing traffic issues. It is important to note that the
gate operator, RAMCO Protective, changed their protocol to address periodic peak trip periods to
alleviate congestion at the gate. Hammock Beach does not operate the subject gate and has not had
issues with the arrival points that Hammock Beach manages. The issue of concern was addressed
through operational changes by the appropriate entity. We will continue to effectively manage arrivals
at the Resort.

5. Dunes Community Development District application for utility service for New Lodge.

There was some concern that an application had not been made to the Dunes Community Development
District for the New Lodge. Please see an extended discussion regarding utility service in Exhibit E of this
TRC Comment response submittal. An application to the Dunes CDD is premature at this juncture, but

will be forthcoming as detailed construction drawings are progressed over the next three to six months.

6. Meeting with Hammock Beach Club Condominium Association.



A statement was made by an audience member at the TRC meeting that no one had reached out to the
Hammock Beach Club Condominium Association (HBCCA). This is not accurate. Salamander, from the
outset of the conceptualization of the New Lodge and Expanded Conference Facilities, has expressed
verbally and in writing the willingness to meet with any party or individual that desires to discuss the
proposed enhancements. We have continued to demonstrate our openness and flexibility to meet with
any party, and maintain our commitment to this end. We have not declined any request for a meeting
or call.

We recognized specific interested parties centric to the Hammock Beach Resort and adjacent properties,
which are listed in our Application package, Tab 3, that provide the information presented to members,
property owners, and anyone who requested information during the conceptualization process. The
interested parties include the HBCCA, which was incorporated into the Community Committee and each
entity designated their own representative to attend meetings and act as a liaison between Salamander
and the entity’s membership or association. HBCCA had two designated representatives on the
Community Committee, with at least one representative attending each meeting of the Community
Committee. One of the HBCCA representatives that served also attended the TRC meeting. Community
Committee members were responsible to communicate with their respective group the information
discussed, and disseminate information provided by Salamander during the initial concept development.
Salamander did not control or restrict members of the Community Committee or their representatives,
and specifically, and repeatedly, solicited the opportunity to meet with anyone that desired to discuss
the matter.

Several Community Committee member groups requested individual meetings and Salamander
accepted all requests and met with these groups. Despite the HBCCA’s representation on the Hammock
Beach Community Committee and knowing and hearing the invitations to meet or discuss the New
Lodge, the HBCCCA representative, nor anyone from the HBBCA, requested a meeting or call with
Salamander in regard to the New Lodge. We remain open to meet with the HBCCA or any other
interested party, and await their invitation or request.

7. Park area influence by New Lodge.

The New Lodge does not impact any park areas. As part of the Hammock Dunes Development of
Regional Impact Development Order revision process, Flagler County and the Developers within the
Hammock Dunes DRI/PUD, agreed to increase the park area through an exchange of park locations. The
Board of County Commissioners approved the exchange and the general public received considerable
benefit through expanded park area through that process, which dates back more than 15 years ago.

8. Scenic A1A PRIDE oversight and involvement.
There was some concern whether A1A Scenic PRIDE would participate in the Application review. LRA

and Salamander have reached out to numerous entities, including A1A Scenic PRIDE, to present and
discuss the New Lodge plan, and obtain input and advisement. A formal presentation to Scenic A1A



PRIDE was made on September 26, 2014 and the plan has been modified to incorporate comments
received. Our team looks forward to continuing our dialogue with Scenic A1A PRIDE as the design
progresses.

9. Applicant’s representation of process and amount of support.

The open process we have conducted for the New Lodge plan should be evident through the
information provided in the Application. We recognize, and acknowledge, that it is impossible to receive
support from everyone, but we are open to discussing the New Lodge with anyone and receiving
constructive input, and making changes that will improve the plan. We provided detail regarding our
outreach and the amount of participation and polling conducted, and also provided statistics regarding
the polling results. We sincerely believe that anyone interested in the New Lodge plan has had
extraordinary access to the plan and the opportunity to participate in the process, and we will continue
to share this information with any interested party.

10. Parking plan and adequacy of existing parking, actual use of existing parking.

There was some question whether information provided by LRA and Salamander is accurate regarding
current parking, actual use, and the proposed parking plan. There is obvious and documented evidence
that significant parking space vacancy exists in every actual occupancy scenario, including those
involving 100% occupancy and major events. We welcome concerned parties to observe the high
vacancy in parking spaces for themselves and to document same; it’s not a complicated exercise, and it’s
been demonstrated repeatedly.

11. Hospitality nature of New Lodge — hotel use.

There was some concern that LRA and Salamander’s use of the term New Lodge avoided the nature of
land use proposed in the New Lodge and Expanded Conference Facilities plan; the implication was an
intention to mislead by nomenclature as to the intended use, as if a Lodge is not intended for lodging. It
is difficult to understand the concern, given the abundance of information contained within our
Application that cites the use types and specifically discussed their nature, not to mention months of
preceding dialogue and discussion throughout the process regarding the intended hotel use.



EXHIBIT E

Application for SDP Review in a PUD
Dismissal of Utility Service and Annexation Concern




An unfortunate aspect of any application, such as the New Lodge and Expanded Conference Facilities,
involves the introduction of misleading information and unfounded theories by those with specific
agendas adverse to the application in an attempt to create concern and fear. One issue that has
recently been introduced into the Application discourse that falls into this classification is related to
utility service to the New Lodge and Expanded Conference Facilities and the notion that the City of Palm
Coast would seek involuntary annexation of the Hammock. The email below reflects the undue concern
introduced by an antagonist:

From: CAN WE AFFORD A NEW HOTEL <willourpropertytaxesincrease @gmail.com>

Date: September 25, 2014 at 10:08:39 AM EDT

To: WillOurPropertyTaxeslncrease @gmail.com

Subject: Can We Afford the Proposed Hammock Beach Hotel Project

THE SALAMANDER PROPOSED HOTEL PROJECT COULD RAISE OUR PROPERTY TAXES BY 25%

In an article in the current issue of The Ocean Breeze(Fall 2014, page 6 "Dunes CDD Water Cooler
Corner"), written by Gary Crahan, who is a member of the DCDD Board of Supervisors, he said that DCDD
informed Salamander in May, 2014 that DCDD did not have the capacity to provide water to the proposed
200 room hotel.

If the Hotel project results in either Salamander using The City of Palm Coast’s water or causes DCDD to
be unable to meet our future requirements as our community is built out, and a resulting need to use The
City of Palm Coast’s water, the quid pro quo of The City of Palm Coast would likely be annexation of our
community (Hammock Beach, Hammock Dunes, Ocean Hammock and Yacht Harbor).

Since 2000 The City of Palm Coast has attempted to annex a number of properties in exchange for tapping
into its supply of potable water. In or around 2005 The City of Palm Coast, Flagler County and Flagler
Beach fought “water wars” over this issue. In 2010 The City of Palm Coast started efforts to annex Palm
Coast Plantation (off Colbert Lane and in Flagler County, but not in the city) and in settlement of a lawsuit
by Palm Coast Plantation finally agreed a few months ago to not proceed with annexation at this time, but
did not agree to hold off forever. In the Mediation agreement The City of Palm Coast included a number
of recitals pointing to special facts involved in its agreement to not pursue annexation of Palm Coast
Plantation. Last week The City of Palm Coast reached an agreement with Flagler County to resolve its
efforts to require annexation of the Flagler County Airport in exchange for providing potable water to the
proposed National Guard facility there.

Annexation would have its “benefits” and costs to all of us. As to the benefits, | can only point out that,
as part of its efforts to annex Palm Coast Plantation, Palm Coast City Manager Jim Landon stated at a
meeting of the Palm Coast Plantation Homeowners Association that “I have nothing to offer but higher
taxes with annexation.” So much for the benefits.

As to the property tax increase should be we be annexed, the City of Palm Coast’s property tax rate is
currently $4.25 per $1,000 of assessed value — this is more than 25% of our total property tax in Flagler
county, and would have to be paid in addition to our current property tax. So, by way of example, our tax
increase would be:

On a property valued at $1,000,000 - $4,250 per year

On a property valued at  $500,000 - $2,125 per year

On a property valued at  $300,000 - $1,275 per year



We are a potential cash cow for the City of Palm Coast. A huge property base to tax, and no additional
services to provide. Do we want to risk an annual 25% property tax increase to have a hotel built on our
golf course property, or is this the final straw?

Please forward this email to your friends and contacts in Hammock Beach, Hammock Dunes, Ocean
Hammock and Yacht Harbor.

We are disappointed with the unnecessary sensationalism and twisted fantasy associated with the
above email. We want to take the opportunity to squarely and fully address the false premise and
inaccuracy of the content of the email.

As expressed and explained in our Application, Salamander met with Dick Ryan, District Manager of the
Dunes Community Development District, in May 2014 to discuss the New Lodge conceptual plan and the
District’s service. Mr. Ryan confirmed, based on his understanding of the preliminarily New Lodge
program, the District has adequate physical potable water, wastewater, and reclaimed water capacity to
provide the nominal increase in service demands associated with the New Lodge and Expanded
Conference Facilities.

The District’s wastewater and reclaimed water permits will not require modification to accommodate
service to the New Lodge; whereas the District’'s consumptive use permit will require administrative
modification to allocate uses associated with the additional potable water demand associated with the
New Lodge. That is, the District’s physical facilities are capable of providing the requested service, but
the District’s regulatory permit does not, at this time, include the projection of service demand
associated with the New Lodge. In no way does this cast any doubt on the ability to modify the permit
or incorporate the service demand into the permitted volumes. It is merely a function of how the St.
Johns Water Management District (SIRWMD) structures consumptive use permits and allocates uses.
Because the SIRWMD issues annual allocations of use in five year increments based on a utilities’
anticipated service demands, it is common that a utility may need to modify the permit to adjust its
projected demands and consumptive uses.

Virtually every utility in the state, including those in the jurisdiction of the SIRWMD, have much greater
potential service demand and latent use potential than authorized by a consumptive use permit. As
areas are developed and new service applications are submitted, a utility will update its projections of
use, which may require no permitting or physical facility capacity changes, or it may involve only a paper
change in capacity via revision to permit allocations, or it may involve both a permit revision as well as
increasing the physical capacity of the utility’s treatment, storage, or supply facilities. In the case of the
New Lodge and Expanded Conference Facilities, it appears that the application will necessitate only a
paper change in permitted capacity.

The District has provided exemplary service to the property owners within the District and has been an
excellent steward of water resources. In fact, the regulatory agency responsible for permitting
consumptive uses awarded the District financial grants toward the reverse osmosis system as an
alternative water supply system which aided in the design and construction of the potable water facility.



The District’s use of the upper Floridan aquifer minimizes the need for higher quality water resources
and protects other natural resources, such as wetlands, from potentiometric drawdown related to wells
systems. The abundance of the upper Floridan aquifer, together with the location of the District’s
wellfield, and the long history of good stewardship demonstrated by the District, provides the District
opportunity to increase their use to serve additional demands within the District without the threat or
fear of influencing other permitted users or causing environmental impacts. Therefore, Salamander
considers the consumptive use permit modification mentioned previously as primarily ministerial in
nature, as the system’s capability is not in question or even a concern. While the St. Johns River Water
Management District (SIRWMD) must review and authorize the permit revision, the factors considered
by the SJIRWMD in this respect give us confidence that the nominal amount of essential service use
associated with the New Lodge and Expanded Conference Facilities will result in approval of the request.

The District is the rightful utility provider for the residents and property owners within the District and
has established the District area as its potable water and wastewater service boundary. LRA has
submitted a formal request to the District to enter into a service agreement that will provide for
payment of capacity fees, processing of the modification of the consumptive use permit, and address
other service matters. The District has used service agreements as a useful and effective tool to manage
service to developments within the District. A service agreement precedes an application for service,
which is typically submitted in conjunction with a Florida Department of Environmental Protection
application for new potable water or wastewater facilities (mains, service connections, sewers, etc.) or a
building permit application to Flagler County for new improvements (e.g. New Lodge). An application
for service is anticipated in early 2015, after the County’s consideration of the Site Development Plan
Review, and the subsequent advancement of the building design necessary to apply for a building
permit.

To our knowledge, the City of Palm Coast has not attempted to annex the Hammock, nor has the City
expressed any desire to incorporate the District’s service area into the City’s utility franchise area.
Furthermore, the City has not offered, and LRA and Salamander have not requested, any service to the
New Lodge, neither would any discussion be relevant. LRA and Salamander are not desirous, nor has
there been any interest or consideration, in pursuing annexation of any property on the barrier island
into the City. Any suggestion to the contrary would seem to be intended to create fear mongering
associated with the potential threat from the City of Palm Coast regarding annexation. The claim made
in the subject email is completely unfounded and without basis.



EXHIBIT F
Application for SDP Review in a PUD
A1A Scenic PRIDE Presentation — September 26, 2014
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LAMDSCAPE 14TH ROAID PARKING LOT EXISTING MATURALIZED LANDSCARE
e e

SECTION B
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chitecture. The Landscape design will be a mixture of formal (structured & geometric) plant-

ings at the courtyards and pool area and informal (romantic) on the perimeter and interface

The Plant Palette will be a mixture of native and hardy coastal Florida plant materials similar
to those plants that

currently exist at the resort and will generally include plants such as:

Live Oak
Sabal Palm
Saw Palmetto
Zamia
Oleander

Holly trees and shrubs

09/26/2014

shade for member comfort. Shade zones will be created at the swimming pool area.

auto-ramp showered by a promenade of palms, shade frees and flowering shrubs. Upon
reaching the Upper Plaza “Piazza” the member is greeted with a modest water feature,

stately Palm Bosque and a lush tropical planting on the perimeter of the arcade.

Screening:
Some screening will be provided at the loading dock areq, in the parking lot to buffer the
existing putting course, at the ground level of the New Lodge south tower to screen the

adjacent park / beach access, and in the parking lots to screen autos from 1é6th road.

The Dune Crossover:

existing crossover structures.
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* New Incremental Hospitality Jobs
* New Construction Jobs
* Estimated County Taxes 2017-2021

e Estimated Incremental Community
Spend Outside of the Resort

* New hospitality visitors are
~ prospective real estate investors in

Hammock Beach

* Increased marketing S spent on
promotion of the Hammock

300 30354 09/26/2014

73
314
$3,880,427

2017-2021 $55,144,457
(Using TDC Impact Summary)
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Development Criteria

e Land use

e Setbacks

e Landscaping (screening and buffering)
* Perimeter

e Interior

e Buffers

* Tree Protection

e Signs (and lighting)

e Parking (and traffic)

e Loading dock and waste management
e Architecture (perspectives, elevations, harmony)
e Site Design Principles

e Public Beach Access

e Community Benefits

soseTi 20120084 09/26/2014
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