Michael D. Chiumento III, Esq.
Chiumento Law, PLLC.

145 City Place, Suite 301

Palm Coast, FL 32164

[SPACE ABOVE THIS LINE FOR RECORDING DATA]

VERANDA BAY
AMENDED AND RESTATED
MASTER PLANNED DEVELOPMENT AGREEMENT

THIS AMENDED AND RESTATED MASTER PLANNED DEVELOPMENT
AGREEMENT, (this “Development Agreement”) is made and executed this day of

, 2024 by and between the CITY OF FLAGLER BEACH, a Florida

municipal corporation (the “City”), with an address at 105 S. Second St., Flagler Beach,
Florida, 32136, and the master developer of the Subject Property, PALM COAST
INTRACOASTAL, LLC, a Florida limited liability company with an address at 3129
Springbank Lane, Suite 201, Charlotte, NC 28226 (The “Declarant’).
RECITALS.
A. In 2005, Flagler County adopted Ordinance 2005 -22 recorded at O.R. Book 1429,
Page 19, Public Records of Flagler County, Florida which rezoned and approved the
negotiated PUD Development Agreement (the “2005 Development Agreement”) for a
mixed-use development affecting approximately 1,999 acres of land.
B. As negotiated in the 2005 Development Agreement, the owner conveyed
approximately 1,100 acres of land designated as environmental lands to Flagler County

for the purpose of public services, preservation, conservation, and public recreation for
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the benefit of citizens of Flagler County. In addition, the owner conveyed to the County
two parcels of land for a public boat ramp and for public safety. These lands conveyed
to the County are collectively called the “Public Land”.

C. Asnegotiated in the 2005 Development Agreement, the remaining +/- 899 acres of
land (the “PUD Property”) is permitted to be developed as a mixed-use development
and was annexed into the City of Flagler Beach, Flagler County, Florida, on the
Effective Date of this Agreement (Exhibit “A”).

D. The Declarant also owns two parcels of a land, totaling +/- 54.8 acres, which are
located directly adjacent to the PUD Property (Exhibit “A”) within the City (the
“Declarant Parcel”) and which have a land use designation of residential uses.

E. The Declarant desires to amend the presently approved development plan for the
PUD Property and the Declarant Property (collectively, the “Subject Property; Exhibit
“A”) by creating a single integrated mixed-use community providing for a marina and
other amenities.

F. Subsequent to the effective date of the 2005 Development Agreement, the
Declarant properly developed and conveyed a portion of the PUD Property (the
“Approved Properties”; Exhibit “B”) to third parties for uses including but not limited
to single-family residential lots.

G. The Declarant has the sole authority to amend the terms and conditions of the 2005
Development Agreement as permitted by law.

H. The City’s Comprehensive Plan shows the Subject Property, infra, designated as

Residential and Commercial on its Future Land Use Map.
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I. Based upon the finding of facts and conclusions of law, the City Commission
determines that this Development Agreement is consistent with the City’s
Comprehensive Plan, the City’s Land Development Regulations (2024) (the “LDR”),
and that the conditions, terms, restrictions, and requirements set forth herein are
necessary for the protection of the public health, safety, and welfare of the citizens of
the City.
J.  The City Commission further finds that this Development Agreement is consistent
with an exercise of the City’s powers under the Municipal Home Rule Powers Act,
Article VIII, Section 2(b) of the Constitution of the State of Florida, Chapter 166,
Florida Statutes, the City Charter, other controlling laws, and the City’s police powers.
K. This is a non-statutory Development Agreement which is not subject to or enacted
pursuant to the provisions of Sections 163.3220 -163.3243, Florida Statutes.
L. The Parties, therefore, desire to amend and restate the 2005 Development
Agreement affecting the Subject Property.
NOW, THEREFORE, it is hereby resolved and agreed by and between the City and the
Declarant that the Declarant’s rezoning application for a Master Planned Development is
approved subject to the Development Agreement’s following terms and conditions:

SECTION 1. RECITALS.

The above recitals are taken as true, incorporated herein by this reference and form a
material part of this Development Agreement upon which the City and the Declarant have

relied.

Ordinance No. 2024

Page 3 of 36




SECTION 2. REPRESENTATIONS OF DECLARANT.

The Declarant hereby represents and warrants to the City that the Declarant is an owner
or authorized agent of the Subject Property in accordance with the title opinion or title
certification provided by the Declarant to the City issued by an attorney or title insurance
company licensed to provide services in the State of Florida, with said title opinion or
certification showing all liens, mortgages, and other encumbrances not satisfied or released of
record relative to the Subject Property.

SECTION 3. THE PROJECT & MPD MASTER PLAN.

(@) The Declarant shall continue to develop the Subject Property as a mixed-use
development generally consistent with the MPD Master Plan (Exhibit “C”) hereinafter
referred to as the “Project”.

(b) This Project is a mixed-use, low-density development focused on providing
significant Open Space, including preserved lands. The Project provides for low density
residential development, commercial development along State Road 100 ("SR100") and a
marina village. The residential uses shall include multiple types of housing opportunities such
as low density residential development, medium density multi-family uses, and high density
multi-family uses; none exceeding thirty five feet (35”) in height. Property designated as
Commercial, generally located adjacent to SR100, is intended to provide shopping, office and
other commerce and economic development opportunities for the Project’s residents and the
general public. However, this area may also be developed into a mixed-use center where
residential uses are integrated with the general commercial uses to further the concept of
“work, shop and play”. The commercial area identified adjacent to the Intracoastal Waterway

(“ICW”) is intended to be developed into a commercial or private marina which may include
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a ship store, restaurants, retail uses or other commercial uses integrated with medium density
to high density residential uses. The Project will preserve a minimum of forty percent (40%)
of the Project (+/- 300 acres) as Open Space, which includes, but is not limited to, preserved
lands subject to passive recreation, buffers and wetlands. Recognizing that approximately
1,100 acres of land were previously dedicated to the County for (i) preservation, (ii) access to
the ICW, and (iii) public safety, the Parties agree that the Project benefits the entire Flagler
County community, including the residents of the City of Flagler Beach. The Project’s density

and intensity are provided below.

Project 899 ac.

Residential units 2735 units (3.2 units/ac)
Commercial density _ 480,000 sq ft

Open Space (40%) >300 ac. ]

(c) The MPD Master Plan is conceptual in nature and subject to change as
permitted by this Development Agreement. The locations of improvements are graphical in
nature and will be located as the Project is designed, permitted and approved by the City. For
example, the location of sidewalks, stormwater ponds, and other improvements noted on the
MPD Master Plan are not required to be constructed in the exact locations as shown. The
Parties agree that all such improvements will be engineered and located on each tract, or

portion thereof, as developed and subsequently approved by the City.
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SECTION 4. APPROVAL OF MPD DEVELOPMENT AGREEMENT. MPD

MASTER PLAN APPROVAL, AND DEVELOPMENT REVIEW PROCESS.

(a) The City Commission, at its regular meeting on , 2024 and

pursuant to Ordinance 2024-  , adopted this Development Agreement affecting the Subject
Property.

(b)  The MPD Master Plan generally depicts the layout of the Project and delineates
the approximate property boundaries, Spine Road (as defined below), Project entrances,
general location of Tracts and intended uses, all of which may be further refined in the future
at the discretion of the Declarant. Moreover, the MPD Master Plan satisfies the requirements
of the City’s Comprehensive Plan, the LDR and other City regulations, including but not
limited to City Ordinance 2024-06.

(c) The MPD Master Plan contains a level of detail satisfactory to permit the
Project or portions of it to proceed directly to Preliminary Plat and/or Site Plan approval of any
portion of the Subject Property.

(d This Development Agreement (i) does not affect the entitlements, rights or
responsibilities of any owner of the Approved Properties and (ii) affirms any and all vested
rights of the Approved Properties as provided in the 2005 Development Agreement and the
Approvals as defined by City of Flagler Beach Ordinance 2024-  (the “Pre-Annexation
Agreement”).

(e) The development of the Project has commenced, satisfies all timing or phasing
requirements by the City’s Comprehensive Plan and LDR, and is therefore deemed to be
ongoing. Absent written notice from the Declarant to the City abandoning the Project or

terminating this Agreement, this Agreement shall not expire or lapse.
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® The Parties agree and acknowledge that, in the event, the Declarant obtains title
to any portion of the Public Lands previously dedicated to the County, the Parties shall in good
faith annex such into the City, amend its land use designation and rezone the such property in
a manner that is consistent with adjacent lands owned by the Declarant or its assigns.

SECTION 5. MODIFICATIONS TO THE DEVELOPMENT AGREEMENT & MPD

MASTER PLAN.

Modifications to the exact location of Tracts, roadways, primary sidewalk/pathway
systems, and other improvements generally depicted on the MPD Master Plan are anticipated
to change (“Minor Modifications™) and shall be approved by the City Manager or its designee
(the “Land Use Administrator” or “LUA”) during review of construction documents, site plans,
or Preliminary Plat for the Project or portions thereof, as long as the development standards
contained in this Development Agreement are maintained. Moreover, the Land Use
Administrator shall approve a Minor Modification in writing, without City Commission
approval, for modifications to the Development Agreement, MPD Master Plan and any
construction documents and Preliminary Plat for the Subject Property, provided that: (1) the
maximum building height and maximum number of residential units permitted are not
exceeded; (2) the Project setbacks from adjacent properties or buffers along John Anderson
Highway are not modified; or (3) the approved plans maintain the general development
standards in this Development Agreement. The Declarant may challenge the LUA’s denial of
a Minor Modification and, in writing, request a hearing before the City Commission which
will, in good faith, decide whether the change is deemed a Minor Modification. Only proposed
changes that affect criteria (1) thru (3) above shall require City Commission approval or be

deemed to require a rezoning, as provided by Florida Statutes, Chapter 163, or the City’s
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regulations. Otherwise, a Minor Modification or other change shall be deemed to be de minimis
and shall be approved by the LUA as provided above.

SECTION 6. PERMITTED USES.

The Declarant agrees to fully comply with the following uses and restrictions on the
Subject Property. The Declarant must develop the Project generally consistent with the MPD
Master Plan with the following approved uses on each Tract (Exhibit “D”), as provided by the
table below. The design standards for the permitted use on each Tract shall comply with design

standards provided in Section 12.1, Lot Dimensional Standards, below:

TRACT ZONING APPROVED USES (
DISTRICT
A Residential SFR, Town House and Conservation
B Residential SFR, Town House, Multi-family
C Residential SFR, Town House, Multi-family
D Residential SFR, Town House, Multi-family
E Commercial Mixed-Use, Cpmmgrcial, prn House,
Multi-family, Marina
F Residential SFR, Town House, Multi-family
G Residential SFR, Town House, Multi-family
H Residential SFR, Town House, Multi-family
. Mixed-Use, Commercial, Town House,
I Commercial . .
Multi-family
&7 Commercial Mixed-Use, Comn.lercia.I, Town House,
Multi-family
K Residential SFR, Town House, Multi-family
L Residential SFR
M Residential SFR

(a) SFR: The purpose of the Single-Family Residential (SFR) uses is to provide

areas for detached single-family dwellings and accessory use, including ancillary dwelling
units permitted by State statutes and the Declarant. SFR uses adjacent to the ICW or Bulow
Creek shall be permitted to construct docks in any configuration designated by the Declarant,

subject only to State and Federal permitting requirements.
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(b) Town House: This use permits two or more attached or shared wall single-
family units. Town House may include fee simple or condominium ownership models. Town
House units may be constructed with one car garages, so long as minimum parking standards
are met. In addition, duplex homes under single ownership are permitted.

(¢) Multi-family: The purpose of the multi-family use is to provide areas for
attached housing, and medium-density to high-density apartments or condominiums. These
uses also allow for assisted living or nursing homes.

(d) Commercial: This use is to provide areas for general commercial and office
uses to meet the community-wide demand for retail, services, business, and employment
opportunities. Specific uses are provided by the City Ordinance 2024-06 with additional
permitted uses being amphitheaters, farmers markets, mooring docks and marina facilities.
Commercial uses may also include residential uses to establish mixed-use neighborhood
nodes consistent with Section 16, below.

(e) Mixed-Use: This use supports economic development by providing a specific,
defined location where multiple opportunities for working, shopping, entertainment, lodging,
and living are provided. Recognizing that Tracts may include both commercial and residential
uses, the mixed-use allows for designs to integrate commercial and residential (attached or
detached) uses to achieve this goal. For example, mixed-use allows for buildings to provide
commercial uses on the first floor with residential above.

()  Conservation: This use allows areas within the Project to generally remain in
their natural vegetative state upon which development may proceed with restrictions. The
use permitted to be developed in Conservation areas are restricted to: 1) open space parks,

2) recreation areas, 3) public facilities/utilities, and 4) uninhabitable structures. The
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Conservation use designation shall be permitted on any Tract despite not being designated
in the table above.

SECTION 7. VEHICULAR/NON-VEHICULAR AND PEDESTRIAN ACCESS. AND

INTERCONNECTIVITY.

(a) The MPD Master Plan integrates pedestrian, bicycle, and vehicular traffic
circulation systems within the Project and within adjacent right-of-way(s). All uses shall have
access to a roadway or shared driveway(s) and may, but are not required to, front on a dedicated
road. The City, but not the general public, shall be granted access at all times to all private
roadways to ensure that public safety is maintained.

(b) During the subsequent design and development stage of the Project, the
Declarant shall coordinate with the Flagler County School District for a school bus stop
location.

(¢)  Asdepicted on the MPD Master Plan, the Spine Road (defined below) shall be
a public right-of-way. The MPD Master Plan depicts various Tracts intended for development
accessing the Spine Road, the final location of such is at the sole discretion of the Declarant.
The Spine Road shall be designed and constructed to also accommodate pedestrian traffic for
the benefit of the general public, and as generally depicted on Exhibit “E”.

SECTION 8. LAND DEVELOPMENT CODE PARTIAL NON-APPLICABILITY.

The development of the Project shall proceed in accordance with the terms of this
Development Agreement. In the event of a conflict between the terms of this Development
Agreement and the MPD Master Plan, the provisions of this Development Agreement shall
prevail. In the event of an inconsistency or conflict between the terms of this Development

Agreement and the LDR, the terms and provisions of this Development Agreement shall
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prevail. Where specific requirements are not contained in this Development Agreement, the
LDR shall apply to the extent that it does not conflict with the provisions of this Development
Agreement or the general intent of the MPD Master Plan. Moreover, the Parties agree that the
City’s LDR (2024) shall be applied and any subsequent changes to such shall have no effect
unless the Declarant elects, at its sole discretion, to comply with such change to the LDR.

SECTION 9. FACILITY COMMITMENTS.

(a) Unless provided elsewhere in this Development Agreement or other agreement,
the Declarant agrees that the City is not responsible for the construction or creation of public
facilities or capacity to facilitate the development of the Subject Property. As a material
inducement for entering into this Agreement, the City represents and warrants that it presently
has and shall maintain potable water and wastewater capacity for the Project, each of which is
estimated to be 850,000 gallons per day, and the failure to provide such shall be deemed a
breach of this Agreement subject to damages. Therefore, the City shall reserve sufficient
potable, wastewater, and reuse water capacity for the Project, and if such reservation cannot
be immediately satisfied by the City when requested by the Declarant, the Parties agree that
the Declarant may, at its sole discretion and without objection from the City, construct private

services or obtain such services from other providers including adjacent municipalities.

(b) Private & Public Improvements: The Declarant agrees to construct the
following on-site improvements at the Declarant’s sole and exclusive expense as a condition
of this Development Agreement, and in addition to the payment of all impact fees relating to
the development of the Subject Property, unless otherwise provided for herein:

1. Private Improvements: The parking areas; utilities; master stormwater

system; sidewalks; lighting; recreational facilities, and perimeter buffer landscaping.
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il. The Declarant agrees that the City has shown an essential nexus between
a legitimate City interest and the conditions, if any, imposed herein. The Declarant further
agrees that all proposed conditions are roughly proportional to the impact the development
will have upon the public, based upon an individualized determination by the City that the
required conditions are related in both nature and extent to the impacts of the proposed Project.

iii.  Nothing herein shall be deemed a prohibited exaction under Florida
Statutes, Section 70.45, and Declarant agrees it has not suffered any damages under that
statute.

(©) Sidewalks and Pedestrian Paths: The Declarant shall provide an internal

integrated system of sidewalks to ensure that pedestrians maintain access to all uses. The
Declarant shall require homeowners to construct community sidewalks a minimum of five (5)
feet wide on at least one side of the internal roadway system, as may be determined by the
Declarant. In addition, the Declarant may provide stabilized pedestrian trails in other areas of
the Project, as permitted by governmental permits for the purpose of providing recreational
opportunities, connectivity and open space. Moreover, the Declarant shall construct an eight
foot (8’) multi-use trail along the Spine Road connecting SR100 to John Anderson Highway
as generally depicted on the MPD Master Plan and Exhibit “E”.

(d)  Access: Ingress and egress to the Project shall be provided, constructed, and
dedicated to the City as a public roadway between SR100 and John Anderson Highway, as
generally depicted on the MPD Master Plan (the “Spine Road”). Prior to dedication, at the
Declarant’s sole discretion, Declarant (or its assigns) may reserve an easement over the Spine
Road for purposes of signage, enhanced landscape maintenance, Tract access and construction.

Moreover, the development of Tracts may be gated from the Spine Road and other public rights
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of way. The cost of design and construction of the Spine Road shall be eligible for
transportation impact fee credits on a dollar-for-dollar basis.

(e)  Stormwater System: The Declarant shall be responsible for designing,

permitting, constructing, and maintaining the means of conveyance of stormwater runoff
within the Project including, but not limited to, all stormwater lines, ditches, culverts, and other
stormwater facilities that are necessary to convey and treat stormwater runoff (the “Stormwater
System”), as generally depicted on Exhibit “F”. This is graphical in nature, subject to change
and intended to only provide a conceptual model subject to final permitting including but not
limited to the City’s preliminary plat approvals.

§)) Parks And Recreation: Given (i) the prior conveyance of the Public Lands,

including the public boating facility land to Flagler County, and (ii) the active and passive
recreational obligations found herein, the Project satisfies the City’s Comprehensive Plan and
the City’s recreational level of service. Notwithstanding, the Declarant shall provide one or
more active recreational facilities west of John Anderson Highway for the benefit of the
Project’s residents.

(g) Community Development Districts: The City agrees and acknowledges that

the Annexed Property is subject to the Gardens at Hammock Beach Community Development
District, Flagler County, Florida (“District”), Chapter 190, Florida Statutes, which was
initially established by Flagler County. The City agrees that it shall accept and acknowledge
the powers granted to the District pursuant to State law. The City agrees to execute all
documents that may be necessary or take any action necessary to transfer the local government
jurisdiction to the City, to the extent such may be necessary. In addition, the City agrees and

acknowledges that it will, in good faith, assist the Declarant, at Declarant’s sole discretion, to
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amend the District’s existing boundaries. The City shall, at the request of the Declarant, assist
the Declarant to establish an additional community development district governing that portion
of the Annexed Property west of John Anderson Highway, which shall be permitted to finance,
fund, plan, establish, acquire, construct, enlarge or extend, equip, operate and maintain
projects, systems and facilities for the purposes described in Section 190.012, Florida Statutes,
including but not limited to, any transportation improvements that may be required by this
Development Agreement or other permit.

(h) Agriculture/Silviculture: The Subject Property has been and will continue to

be used for silviculture purposes. Silviculture activities may continue to occur on the Subject
Property until that portion of the Subject Property approved for development obtains all
necessary permits and construction commences. All silviculture activities shall continue to
comply with all Federal and State requirements. All silviculture activities shall comply with
the State of Florida Division of Forestry Best Management Practices. The Subject Property
shall therefore remain eligible for all agricultural exemptions as provided by law.

SECTION 10. DEVELOPMENT STANDARDS.

(@) Parking: Parking requirements for each Tract shall be consistent with the LDR,
unless provided for elsewhere in this MPD Agreement. The calculation of minimum parking
space requirements for the development of any Tract or subsequently platted lot may include
excess parking spaces from another Tract or lot, so long as the aggregate number of parking
spaces required for both is satisfied. Additionally, the Declarant may have shared parking
facilities serving more than one use or Tract, only if the Declarant provides analysis from a
traffic engineer that the different uses or mixed-uses will have different peak hour parking

demands and sufficient parking will be provided as required by the LDR. The calculation of
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minimum parking space requirements for the development of any Tract may be determined by
the Declarant, subject to the recommendation of a duly licensed traffic engineer. Multi-family
developments shall require 1.75 parking spaces/unit or more, as determined by the Declarant.

(b) Open Space: Minimum open space shall be forty percent (40%) of the Project
in its entirety. Tracts may be developed with less open space, so long as the aforementioned
requirement for the Project is maintained. Open space is defined by Ordinance 2024-06 and
the flexibility defined therein shall be approved by the Land Use Administrator. Open space
shall be maintained by either the Community Development District, a property owners
association, a mutually agreeable conservation easement. or other method satisfactory to the
Declarant. Based on the obligations of this Development Agreement and the prior conveyance
of the Public Lands, the City’s open space requirements provided in its Comprehensive Plan,
LDR and other regulations is satisfied.

(c) Water/Wastewater/Reuse: The Declarant shall convey all on site water, waste

water and reuse improvements being served by the City to the City, pursuant to the City’s
standard utility agreement. The City shall not charge fees to a community development district
or a property owners association for the use of City reuse water for common areas.

(d) Transportation: The Parties accept the traffic study performed by Chindalur
Traffic Solutions, Inc. (the “Transportation Study”), including its conclusions which are
incorporated herein by reference. Notwithstanding, the Declarant shall be obligated to comply
with Florida Department of Transportation requirements for its impacts to SR100. As for
impacts to John Anderson Highway, the Declarant shall construct improvements as provided
in the Transportation Study and as depicted on the MPD Master Plan (“Traffic Improvements™)

at such time as deemed necessary in the Transportation Study. The Declarant shall be obligated
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for all the cost of design, permitting and construction of all required Traffic Improvements
identified in the Transportation Study. The Project shall be deemed vested and no additional
off site transportation improvements shall be required to be constructed by the Declarant.

(e) Drainage: The Declarant shall construct and maintain a stormwater
management system that provides treatment and attenuation as required by St. Johns River
Water Management District (SJRWMD) and the LDR. Stormwater piping, swales and ditches
shall be designed to convey a five (5) year, twenty-four (24) hour storm event. Stormwater
detention facilities shall be designed to meet the water quality and attenuation requirements of
SIRWMD. Any impact to a flood zone shall be solely regulated by SRIRMD, FEMA or other
applicable State and Federal agencies. Permits issued by these agencies shall be determinative
that the proposed impact satisfies any and all City regulations, codes and ordinances, including
but not limited to the City’s Comprehensive Plan. As provided in the Pre-Annexation
Agreement and upon request, the City shall timely cooperate with Declarant to obtain a
CLOMBR(s) or LOMAR(s) as issued by FEMA.

® Landscaping. Tree and Vegetation Protection: Landscaping

requirements adjacent to SR100 and John Anderson Highway shall be subject to this
Development Agreement and the LDR. All other landscaping design and requirements shall
be at the sole discretion of the Declarant. No potable water shall be used for irrigation after
sufficient stormwater or reclaimed water source becomes available in adequate quantities.
Efforts to preserve and enhance the Project’s design will be achieved, by the Declarant,
through adjustments of building, parking, roadway and stormwater locations and through
supplemental landscaping that will blend with the natural look yet carefully accentuate the

residential areas, entrances, and other common spaces. General landscaping around parking
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lots, roadways, entrances, residential and commercial buildings, and other common areas will
be landscaped with ornamental and native plant materials when possible. Within residential
common areas, fifty percent (50%) of the total planted vegetation, by aerial extent, shall consist
of native, drought-tolerant or waterwise vegetation. Native or drought-tolerant plants include
those in the SIRWMD’s Waterwise Florida Landscapes, the Florida Native Plant Society’s list
of native landscape plants for Flagler County, A Gardener’s Guide to Florida’s Native Plants
(Osorio 2001), or comparable guidelines prepared by the Florida Department of Agriculture
and Consumer Services, SIRWMD, Florida Fish and Wildlife Conservation Commission or
Florida Department of Environmental Protection. All ornamental landscape beds and lawn
areas will have supplemental irrigation. Flexibility of the MPD Master Plan shall allow for
further refinement of site development, and landscaping.

The Declarant shall require (i) two (2) shade trees for each single-family detached lot
and (ii) a shade tree every eighty (80) feet along each side of the Spine Road. Tree and
vegetation protection, removal, conservation, and mitigation requirements shall be governed
by this Development Agreement. In consideration of (i) the approximately 1,100 acres
previously conveyed to the County, (ii) the forty percent (40%) minimum open space required
for the Project as provided in Section 10(b) above, (iii) the Declarant’s significant commitment
herein to extensive landscaping along the Spine Road, (iv) the Declarant’s commitment herein
to require 2 shade trees for each single-family detached lot, (v) the Declarant’s commitment
herein to incorporate drought-tolerant vegetation and (vi) the Declarant’s commitment to a
significant investment in a reuse water distribution system, the removal of trees and vegetation
shall be allowed to the extent the removal of such is necessary as solely determined by the

Declarant, to provide infrastructure, stormwater, utilities, recreational opportunities, or
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finished lots. Mitigation for tree and vegetation removal shall not be required.

The Declarant, at its option, may erect fences or walls up to eight (8) feet high along
all parts of the perimeter of the Subject Property except, for areas in a conservation easement.
In addition, a Community Development District or Property Owners Association or Home
Owners Association shall be permitted to use temporary wells for the Project’s irrigation until
sufficient reuse is available subject only to permits issued by the state or federal agencies.

(g) Lighting: All lighting, including but not limited to all pole mounted lighting,
shall be designed to minimize light pollution to off-site properties and to comply with the LDR,
unless otherwise agreed to by the LUA.

(h) Fire Protection: The Declarant previously donated to Flagler County a three (3)
acre parcel of land for a fire station to serve the Project and the residents along John Anderson
Highway. Fire protection requirements for the Project will be met through a system of fire
hydrants installed on the Project by the Declarant in accordance with City standards. The
locations of fire hydrants shall be shown on all construction documents, technical site plans,
or preliminary plats. The Project shall comply with the City’s fire protection requirements.
The City will provide fire protection services to the Project in accordance with established
local response agreements.

(1) Utilities: The Declarant shall not be responsible for any costs associated with
the extension of City utilities to the Subject Property that may be required to serve this Project.
Notwithstanding, all City utilities, including water and sewer, constructed in or adjacent to the
Spine Road shall be eligible to receive connection fee credits on a dollar-for-dollar basis.

§) Interconnectivity and Access:  All units within the Project shall be

interconnected by roadways and sidewalks, as called for by the City’s Comprehensive Plan.
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The Project shall provide and maintain the minimum number of access drives onto John
Anderson Highway, as generally depicted on the MPD Master Plan.

k) Wetlands: Wetland permitting, including their impacts and/or mitigation, for
the Project may occur and shall only be subject to Federal and States permits which the City
shall accept. The City agrees that any approval, impact or effect to wetlands, wetland buffers,
and wetland setbacks provided by said permits shall be accepted by the City and deemed
consistent with the City’s Comprehensive Plan. The Project shall therefore be exempt from
Section 4 of the LDR.

1)) Signage: Signs shall comply with the LDR, unless otherwise provided herein.
The design and intent of signage is to ensure adequate means of communication through
signage while maintaining the attractive visual appearance within the Project. Signage shall
meet the following requirements:

(i) Gateway Signage and Entrance Features. Signage located at the

primary entrances to the Project (SR100 and John Anderson Highway) shall have a
maximum height of twenty (20) feet with a maximum signage area of one hundred
sixty (160) square feet. A maximum of two (2) gateway signs shall be permitted for
any primary entrance. An entrance feature may be designed in conjunction with the
entrance signage or it may occur separately. Any entrance feature shall have a
maximum height of twenty (20) feet.

(i1) Thoroughfare Neighborhood Entrance Signs. Signage located along any

internal road or at any neighborhood entrance shall have a maximum height of twelve
(12) feet and a maximum signage area of one hundred (100) square feet. Any entrance

features shall have a maximum height of twenty (20) feet.
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(iii) Commercial Signage. Ground signs shall be permitted for the

commercial area of the Project with a maximum signage area per sign of three hundred
twenty (320) square feet and a maximum height of thirty (30) feet. Additional
commercial signage and wall signage shall be permitted, including signage at the
Marina and Intracoastal Waterway.

(iv)  Signage Area. Signage area shall be calculated using the actual text and,
if applicable, logo graphics area only. Walls or architectural effects shall not count
toward the signage area square feet restriction, but shall meet the height restrictions set

forth above.

(v) Entrance Features. Walls, architectural icons, water features, landforms,
landscaping, or other effects which announce and signify arrival are permitted for the
signage on the Subject Property. Where a sign is incorporated in an entrance feature,
the sign height shall be measured from the bottom to the top of the sign copy area.

(vi)  Ground signage provided for in this section shall be permitted to be
constructed in the public right of way.

(m) Temporary Facilities’Model Homes: Temporary support facilities shall be

permitted for a period of ten (10) years, at which time sales offices, model homes, development

trailers and real estate offices shall be transitioned into a permanent use within the Project.

This time period may be extended for successive periods of three (3) years by the LUA.

Temporary support facility approval and extension shall be processed by the LUA. The initial

application for temporary support facilities will be reviewed and approved by City Staff.

Following City Staff approval, a building permit application will be submitted to the City

Building Department for review and approval. Residential units may be used as model homes
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and sales centers (collectively, “Model Homes™). Up to five Model Homes can be constructed,
occupied, and operated as sales centers for each Tract of the Project. Sales and leasing activities
shall be limited to properties located within the Project. Construction and Certificates of
Occupancies shall be issued consistent with the City and State rules, regulations, and codes for
residential structures. Model homes shall not be deemed commercial activities. The City shall
permit the construction of Model Homes during the development of a Tract so long as a
stabilized subbase of an adjacent roadway is available.

(n)  Rental Program: Developer reserves the right to place all or any portion of the

Project’s residential units in long term, short term, resort residential, or resort condominium
rental programs operated by Declarant, its affiliates or any third-party rental program operators
approved by the Declarant.

(o) Marina: The Marina located on Tract E, shall only be governed by permits
issued by State and Federal agencies. The City agrees that said permits shall be deemed to be
consistent with the City’s Comprehensive Plan, the LDR and other City ordinances. The
development of the Marina shall: (i) participate in the FDEP Clean Marina program, and (ii)
remain exempt from Chapter 22, Art IV of the City Code of Ordinances. The Marina may, at
Declarant’s sole discretion, include wet and dry slips, transient or permanent slips, fueling
facilities, a boat ramp and any uses permitted as a commercial use. Subject to the above, the
design, permitting and construction of the Marina shall be exempt from any City code or
regulation, except its fire and building codes.

(r) Age Restrictions: Nothing in the Development Agreement shall prohibit any

age restriction requirements or use permitted by Federal or State law.

(@)  Accessory Uses: Typical residential accessory uses will be allowed, including
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but not limited to: decks, swimming pools, patios, air conditioning units, walkways and
sidewalks. Accessory uses and structures will be allowed in accordance with this Development
Agreement, provided such uses and structures are of a nature customarily incidental and clearly
subordinate to the permitted or principal use of a structure. Accessory uses or structures
contained within or attached to the building containing the principal use shall be considered a
part of the principal building and not an accessory building and shall meet the same
requirements for setbacks as the main use structure. However, pools, covered pools, patios,
outdoor fireplaces, decks, and gazebos, either attached or detached from the principal use
structure, may be constructed up to a minimum of three (3) feet from the rear or side property
boundary. In no case shall the water's edge of a swimming pool be located closer than five (5)
feet from the side and rear property line. Air conditioning and heating units, pool mechanical
equipment, utility meters and other mechanical or utility service features may be located in any
required side or rear yard up to a minimum two (2) foot setback to the property line. No
accessory structure, excluding yard ornaments, shall be located within the required front yard.

SECTION 11. PHASING OF DEVELOPMENT.

(a) The Project may be developed in multiple phases. Prior to the issuance of any
permit for any phase of the Project (and prior to any construction of any improvement,
building, or structure on the Subject Property), the Declarant shall submit a Preliminary Plat
or Site Plan for the relevant phase. Each Tract of the Project will include infrastructure to
support the proposed uses, including water and wastewater service, drainage, private roads,
vehicular, and pedestrian access facilities. All infrastructure necessary to support each phase
that is constructed on the Subject Property shall be constructed concurrently with, or prior to

construction of that phase of the Project, as approved by the City, and prior to the issuance of
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building permits for that phase. Adequate emergency vehicle access and turnarounds shall be
provided at all times.

(b) Roadways shall be constructed concurrently with development of adjacent lots
to ensure that contiguous roadways are available at all times prior to the issuance of any
building permits for that phase. To avoid unnecessary construction and repair costs, internal
sidewalks shall be constructed adjacent to each residential lot at the time the home is
constructed and prior to the Certificate of Occupancy, and each home’s building permit shall
be conditioned on this requirement. Model Homes shall be exempt from this standard until no
longer being used as such at which time the owner shall construct the required sidewalk.

(¢) The City may issue permits for clearing, grading and earthwork for portions of
the Subject Property before approving final construction plans, however, all Federal and State
permits relating to land clearing, grading and earthwork must be obtained.

SECTION 12. LOT AND BUILDING STANDARDS.

(a) Lot Dimensional Standards: Dimensional standards for each use shall comply

with the LDR except as follows:

Type SF Multi-family | Town House Multi-family
Marina

Min. Distance 10° 10° 10° 10
Between Buildings***

Min. Bldg. Setback to 20° 200 20° 10°

Water
Max. Bldg. Heightr+ 35 35 35 35
Min. Front Bldg. 15° 15° 10° 10°
Setback to Property
Line
Min. Bldg. Rear Yard 10° 10° 10° 10°
Setback
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Type SF Multi-family | Town House Multi-family
Marina
Minimum Front 20° N/A 20° N/A
Setback from Right of
Way - -
Minimum Bldg. Side 10° 10° 10° 10°
Street or Rear Yard
Setback
Min. Lot Size (SF) 4,000 sf N/A 1,600 sf N/A
Minimum Lot Width 40° N/A 16° N/A
Max. Impervious 80% 80% 80%** 80%**
Surface Ratio**

*Except as provided in Section 10, above.
**Maximum Floor Area and Impervious Surface Ratios shall be applicable to each Tract.
*+* Shall be measured as the distance between walls of adjacent structures.

*#x% [ the event the City increases its max building height limitations, the Declarant may elect to increase its maximum building height to
such new limit. Notwithstanding, residential structures presently under construction or constructed may exceed this height limitation.

Commercial or Mixed-Use with Residential Above Commercial
Site Development Requirements

Min. Lot Width 80>***
N Min. Lot Size 12,000 sf
Min. Bldg. Side Setback 0’
Min. Bldg. Street-Side 10°
Setback
Min. Bldg. Front Setback 10°
Max. Bldg. Height***%* 35
Min. Bldg. Rear Setback ) 10°
Minimum Bldg. Setback to 20
_ MPD Property Line
| Maximum Floor Area Ratio* 100%
| Max. Impervious Surface 80%** |
Ratio*

* Maximum Floor Area and Impervious Surface Ratios shall be applicable to each Tract.
**Minimum open space shall be forty percent (40%) of the entire MPD gross area.

*** If Town Houses are developed within a Commercial District, the dimensional standards for Town Houses shall control.
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0% In the even the City increases its max building height limitations, the Declarant may elect to increase its maximum building height to
such new limit.

(b) Mixed-Use Dimensional Standards: If a mixed-use is being developed for both

residential and commercial uses on the same Lot then the dimensional standards for the
dominant use shall be utilized (residential or commercial uses having the most building gross
floor area), unless commercial uses are on the first floor and the residential uses are on above
floor(s), then the standards in the above table shall be used. Any conflict in dimensional or
design standards for a mixed-use development may be resolved by the Land Use
Administrator.

(©) Architecture: All architectural standards and requirements shall be determined,
approved and enforced by the Declarant.

SECTION 13. LIST OF OUTSTANDING PERMITS/APPROVALS AND PROPER

SEQUENCING.

(a) The failure of the Development Agreement to address any specific State or
Federal permit, condition, term, or restriction shall not relieve the Declarant of the requirement
of complying with the law governing said permitting requirements, conditions, terms, or
restrictions.

(b) All required City, County, State, or Federal permits shall be obtained prior to
commencement of construction. This Development Agreement is not a Preliminary Plat
approval, and the Declarant remains responsible for complying with all provisions of the LDR,
unless provided elsewhere in this Development Agreement. The subdivision of the Subject

Property to provide for any Tract shall not require platting as required by Chapter 177, Florida
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Statutes, and therefore the Declarant may convey a Tract by metes and bounds and without
platting.

(c) Open burning during development shall be permitted to the extent such
complies with Florida law and as may be permitted the Florida Department of Agriculture and
Consumer Affairs, Florida Forest Service and the Florida Department of Environmental
Protection

SECTION 14. DEVELOPMENT FEES.

The Declarant acknowledges and agrees that the City has enacted citywide impact fees,
and may in the future increase the amount of those fees. The Declarant acknowledges that the
Project shall be subject to all fees in effect at the time of permitting. Notwithstanding the above,
the Declarant shall not be charged impact fees for the marina wet slips or dry slips.

SECTION 15. COMMON AREAS AND MAINTENANCE.

To ensure the long-term maintenance and control of common areas, the Declarant shall
dedicate such areas to (i) the existing community development district, (ii) a property owners
association or (iii) other entity accepted by the LUA (collectively the “Association”).

SECTION 16. CONVERSION OF USES.

The Declarant may increase or decrease the amount of a particular land use without
modifying or amending this Development Agreement or the MPD Master Plan, but only within
the minimum and maximum standards provided for on the Land Use Conversion Matrix
attached as Exhibit “G”, provided that (i) the changes are consistent with the Land Use
Conversion Matrix and (ii) at the time of election of a land use conversion under the Land Use

Conversion Matrix, the Declarant shall notify the City of the conversion in writing at least
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thirty (30) days in advance of the conversion. Any modification to this Development
Agreement shall incorporate all changes previously made pursuant to the Land Use Conversion
Matrix prior to the filing of such modification. Provided that the conversion is (i) consistent
with the criteria contained in the Land Use Conversion Matrix attached as Exhibit “G”, and
(ii) such converted uses are consistent with the uses allowed under by this Development
Agreement, no additional approvals shall be required for the conversion.

SECTION 17. BREACH, ENFORCEMENT, ALTERNATIVE DISPUTE AND

CONFLICT RESOLUTION.

(a) In the event of a breach of this Agreement by either Party, the other party hereto
shall have all rights and remedies allowed by law, including the right to specific performance
of the provisions hereof.

(b) In the event that a dispute arises between the Parties, the City and Declarant
shall attempt to resolve all disputes informally and if they cannot, the Parties agree to engage
in pre-suit mediation before a certified Circuit Court mediator selected by the Parties within
thirty (30) days of either party making a written request to the other. If the Parties fail to agree
to a mediator, a certified mediator will be selected solely by the City. The Parties shall equally
pay all costs of mediation.

SECTION 18. NOTICES.

(a) All notices required or permitted to be given under this Development
Agreement must be in writing and must be delivered to the City or the Declarant at its address

set forth below (or such other address as may be hereafter be designated in writing by such

party).
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(b) Any such notice must be personally delivered, sent by certified mail, or

overnight courier

(c) Any such notice will be deemed effective when received (if sent by hand

delivery receipt required,) or on that date which is ten (10) days after such notice is deposited

in the United States mail (if sent by certified mail).

(d) The Parties’ addresses for the delivery of all such notices are as follows:

As to the City:

As to the Declarant:

With copies to:

SECTION 19. SEVERABILITY.

City Manager

City of Flagler Beach
City Hall

105 S. 2 Street

Flagler Beach, FL 32136

PALM COAST INTRACOASTAL, LLC,
Attn: Kenneth Belshe

3129 SPRINGBANK LN 201
CHARLOTTE, NC 28226

Michael D. Chiumento II1, Esq.
Chiumento Law, PLLC

145 City Place, Suite 301

Palm Coast, FL. 32164

The terms and provisions of this Development Agreement are not severable. However,

in the event any portion of this Development Agreement shall be found to be invalid or illegal,

then the remaining portions of the Development Agreement shall remain valid and binding on

the Parties.

SECTION 20. SUCCESSORS AND ASSIGNS.

(a) This Development Agreement and the terms and conditions hereof shall be

binding upon and inure to the benefit of the City and Declarant and their respective successors-
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in-interest. The terms and conditions of this Development Agreement similarly shall be
binding upon the Subject Property and shall run with the land and the title to the same.

(b)  This Development Agreement touches and concerns the Subject Property.

(c) The Declarant has expressly covenanted and agreed to this provision and all
other terms and provisions of this Development Agreement.

SECTION 21. GOVERNING LAW, VENUE AND COMPLIANCE WITH LAW.

(a) This Development Agreement shall be governed by and construed in
accordance with the laws of the State of Florida.

b) Venue for any dispute shall be in the Seventh Judicial Circuit Court in and for
Flagler County, Florida, or the Middle District if in Federal court.

(©) The Declarant shall fully comply with all applicable State, and Federal
environmental regulations and all other laws of similar type or nature.

(d) If State or Federal laws are enacted after execution of this Development
Agreement which are applicable to and preclude the Parties’ compliance with this
Development Agreement, this Development Agreement shall be modified as necessary to
comply with the relevant law.

SECTION 22. TERM/EFFECTIVE DATE.

(a) This Development Agreement shall be effective upon approval by the City
Commission and execution of this Development Agreement by all Parties (the “Effective
Date™).

(b) This Development Agreement will expire 30 years from the Effective Date

unless renewed in writing by the Parties.
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SECTION 23. RECORDATION.

Upon approval by the City Commission and execution of this Development A greement
by all Parties, this Development Agreement and any and all amendments hereto shall be
recorded by the City with the Clerk of the Circuit Court of Flagler County within fourteen (14)
days after its execution by the City, and the Development Agreement shall run with the land.
The Declarant shall pay the costs to record this Development Agreement.

SECTION 24. THIRD PARTY RIGHTS.

This Development Agreement is not a third-party beneficiary contract, and shall not in
any way whatsoever create any rights on behalf of any third party.

SECTION 25. SPECIFIC PERFORMANCE / TIME IS OF THE ESSENCE.

(a) Strict compliance shall be required with each and every provision of this
Development Agreement. The Parties agree that each has the remedy of specific performance
of these obligations.

(b)  Time is of the essence to this Development Agreement and every right or
responsibility required herein shall be performed within the times specified.

SECTION 26. ATTORNEYS’ FEES.

In the event of any action to enforce the terms of this Development Agreement, the
prevailing party shall be entitled to recover reasonable attorneys’ fees, paralegals’ fees, and all
costs incurred, whether the same be incurred in a pre-litigation negotiation, litigation at the

trial, or appellate level.
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SECTION 27. FORCE MAJEURE.

The Parties agree that in the event that the failure by either party to accomplish any
action required hereunder within a specific time period (“Time Period”) constitutes a default
under terms of this Development Agreement, and if any such failure is due to any unforeseeable
or unpredictable event or condition beyond the control of such party, including, but not limited
to: acts of God, acts of government authority (other than the City’s own acts), acts of public
enemy or war, terrorism, riots, civil disturbances, power failure, shortages of labor or materials,
injunction or other court proceedings beyond the control of such party, or severe adverse
weather conditions (“Uncontrollable Event”); then notwithstanding any provision of this
Development Agreement to the contrary, that failure shall not constitute a default under this
Development Agreement and any Time Period prescribed hereunder shall be extended by the
amount of time that such party was unable to perform solely due to the Uncontrollable Event.

SECTION 28. INDEMNIFICATION.

The Declarant shall indemnify and save the City harmless from and against any and all
damages caused solely by the Declarant’s development of the Subject Property as provided in
this Development Agreement. This provision shall exclude any damages arising out of a third
party challenging this Development Agreement or any subsequent development order issued
by the City affecting the Subject Property as defined by State statute.

SECTION 29. ENFORCEMENT: CITY’S RIGHT TO TERMINATE DEVELOPMENT

AGREEMENT.

(a) This Development Agreement shall continue to be enforceable, unless lawfully
terminated, notwithstanding any subsequent changes in any applicable law.
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(b) The failure by the Declarant to perform its material obligations hereunder shall
constitute a default, entitling the City to pursue whatever remedies are available to it under
Florida law or equity, including, without limitation, an action for specific performance and/or
injunctive relief, or alternatively, the termination of this Development Agreement. Prior to the
City filing any action or terminating this Development Agreement as a result of a default under
this Development Agreement, the City shall first provide the Declarant written notice of said
default. Upon receipt of said notice, the Declarant shall be provided a ninety (90) day period
in which to cure the default to the reasonable satisfaction of the City prior to the City filing an
action or terminating this Development Agreement. If ninety (90) days is not considered by
the Parties to be a reasonable period in which to cure the default, the cure period shall be
extended to such cure period acceptable to the City, but in no case shall that cure period exceed
one hundred and eighty (180) days from initial notification of default. Upon the judicial
termination of the Development Agreement, the Declarant shall immediately be divested of all
rights and privileges granted hereunder.

SECTION 30. CAPTIONS.

Sections and other captions contained in this Development Agreement are for reference
purposes only and are in no way intended to describe, interpret, define, or limit the scope,
extent or intent of this Development Agreement, or any provision hereof.

SECTION 31. EXHIBITS.

Each exhibit referred to and attached to this Development Agreement is an essential

part of this Development Agreement. The exhibits and any amendments or revisions thereto,
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even if not physically attached hereto, shall be treated as if they are part of this Development
Agreement.

SECTION 32. INTERPRETATION.

(a) The Declarant and the City agree that all words, terms and conditions contained
herein are to be read in concert, each with the other, and that a provision contained under one
(1) heading may be considered to be equally applicable under another in the interpretation of
this Development Agreement.

(b) This Development Agreement shall not be construed more strictly against either
party on the basis of being the drafter thereof, and both Parties have contributed to the drafting
of this Development Agreement.

SECTION 33. FURTHER ASSURANCES.

Each party agrees to sign any other and further instruments and documents consistent
herewith as may be necessary and proper to give complete effect to the terms of this

Development Agreement.

SECTION 34. COUNTERPARTS.

This Development Agreement may be executed in any number of counterparts, each of
which shall be deemed an original, but all of which, taken together, shall constitute one (1) and

the same document.

SECTION 35. MODIFICATIONS, AMENDMENTS AND NON-WAIVER.

(a) Unless provided for in Section 5, above: (1) Amendments to and waivers of the

provisions herein shall be made by the Parties only in writing by formal amendment, and (2)
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This Development Agreement shall not be modified or amended except by written agreement
executed by all Parties hereto and upon approval of the City.

(b) Failure of any party hereto to exercise any right hereunder shall not be deemed
a waiver of any such right and shall not affect the right of such party to exercise at some future
date any such right or any other right it may have.

SECTION 36. ENTIRE AGREEMENT AND EFFECT ON PRIOR AGREEMENTS.

This Development Agreement constitutes the entire agreement between the Parties and
supersedes all previous oral discussions, understandings, and agreements of any kind and

nature, as between the Parties relating to the subject matter of this Development Agreement.

(SIGNATURES INTENTIONALITY TO NEXT PAGE)
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IN WITNESS WHEREOF, the Parties have executed this Development Agreement on
the dates set forth below.

CITY OF FLAGLER BEACH, FLORIDA

, Mayor

ATTEST:

, City Clerk

APPROVED AS TO FORM AND LEGALITY:

, Bsq.

City Attorney
The foregoing instrument was acknowledged before me by means of [ ] physical
presence or [ ] online notarization, this day of ,2024,by

Mayor of the CITY OF FLAGLER BEACH, who is personally known to me.

Notary Public — State of Florida
Print Name:
My Commission expires:
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WITNESSES: “DECLARANT”
PALM COAST INTRACOASTAL, LLC

By:
William G. Allen, Jr., Manager

(print)

(print)

STATE OF

COUNTY OF

The foregoing instrument was acknowledged before me by means of [ ] physical

presence or [ ] online notarization, this day of , 2024, by William

G. Allen, Jr., Manager, of Palm Coast Intracoastal, LLC, a Florida limited liability company,
(check one) [ ] who 1is personally known to me or [ ] who produced

as identification.

Notary Public — State of Florida
Print Name:
My Commission expires:
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PUD Property
Declarant Parcel

Exhibit "A"
Date: 6-20-24 Subject Property \,\»
0 700 1,400 @ Veranda Bay VEF%A);[tl DA
E——— Feet Flagler County, Florida




SUBJECT PROPERTY

APORTIONOFLOTS 1,3,7, 8 AND 9, AND ALL OF LOTS 4, 10, 11 AND 12, BLOCK C, BUNNELL
DEVELOPMENT COMPANY’S LAND AS RECORDED IN PLAT BOOK 1, PAGE 1, IN THE PUBLIC
RECORDS OF FLAGLER COUNTY, FLORIDA, TOGETHER WITH A PORTION OF GOVERNMENT
SECTION 14, 38, AND 39, TOWNSHIP 12 SOUTH, RANGE 31 EAST, FLAGLER COUNTY,
FLORIDA, SITUATED IN GOVERNMENT SECTIONS 11, 14, 38 AND 39, TOWNSHIP 12 SOUTH,
RANGE 31 EAST, FLAGLER COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED
AS FOLLOWS:

COMMENCE AT THE INTERSECTION OF THE EAST RIGHT OF WAY LINE OF JOHN
ANDERSON HIGHWAY (STATE ROAD 201) AND THE NORTH LINE OF SAID SECTION 38-12-
31; THENCE SOUTH 71°47°17” WEST, A DISTANCE OF 100.00 FEET TO A POINT ON THE WEST
RIGHT OF WAY LINE OF JOHN ANDERSON HIGHWAY (STATE ROAD 201), ALSO BEING THE
POINT OF BEGINNING; THENCE ALONG SAID WEST RIGHT OF WAY LINE THE FOLLOWING
THREE COURSES: SOUTH 18°10°26” EAST, A DISTANCE OF 3,184.36 FEET TO A POINT OF
CURVATURE OF A NON-TANGENT CURVE CONCAVE NORTHEASTERLY HAVING A RADIUS
OF 1,196.28 FEET, A CENTRAL ANGLE OF 22°09°26” AND A CHORD DISTANCE OF 459.74 FEET
WHICHBEARS SOUTH 29°14°21” EAST; THENCE SOUTHEASTERLY ALONG THE ARC OF SAID
CURVE A DISTANCE OF 462.62 FEET; THENCE SOUTH 40°21°41” EAST, A DISTANCE OF 776.28
FEET; THENCE DEPARTING SAID WEST RIGHT OF WAY LINE SOUTH 69°18°47” WEST, A
DISTANCE OF 1,433.82 FEET, THENCE NORTH 20°41°22” WEST, A DISTANCE OF 995.98 FEET,
THENCE NORTH 24°04°44” WEST, A DISTANCE OF 1,618.01 FEET; THENCE NORTH 86°17°06”
WEST, A DISTANCE OF 2,604.28 FEET; THENCE NORTH 60°37°10” WEST, A DISTANCE OF
341.50 FEET; THENCE NORTH 43°23°02” WEST, A DISTANCE OF 2,172.87 FEET, THENCE
NORTH 30°47°31” EAST, A DISTANCE OF 1,526.35 FEET; THENCE NORTH 45°31°15” EAST, A
DISTANCE OF 902.38 FEET; THENCE NORTH 40°14°18” WEST, A DISTANCE OF 1,732.75 FEET;
THENCE NORTH 06°10°40” WEST, A DISTANCE OF 189.68 FEET; THENCE NORTH 00°15°33”
WEST, A DISTANCE OF 614.90 FEET; THENCE NORTH 88°32°16” EAST, A DISTANCE OF 257.93
FEET; THENCE NORTH 01°27°08” WEST, A DISTANCE OF 1,087.72 FEET TO A POINT ON THE
SOUTH LINE OF STATE ROAD NO. 100; THENCE ALONG SAID SOUTH RIGHT OF WAY LINE
SOUTH 89°29°03” EAST A DISTANCE OF 959.81 FEET; THENCE DEPARTING SAID SOUTH
RIGHT OF WAY LINE SOUTH 00°30°57” WEST, A DISTANCE OF 210.00 FEET; THENCE SOUTH
89°29°03” EAST, A DISTANCE OF 210.00 FEET; THENCE SOUTH 00°30°57” WEST, A DISTANCE
OF 389.92 FEET; THENCE SOUTH 89°28°38” EAST, A DISTANCE OF 822.42 FEET, THENCE
SOUTH 00°06°48” EAST, A DISTANCE OF 1,704.61 FEET; THENCE NORTH 88°51’12”EAST, A
DISTANCE OF 1,350.55 FEET; THENCE SOUTH 01°10°32” EAST, A DISTANCE OF 660.84 FEET;
THENCE NORTH 88°37°17” EAST, A DISTANCE OF 158.75 FEET; THENCE SOUTH 18°14°40”
EAST, A DISTANCE OF 330.09 FEET; THENCE NORTH 88°50°11” EAST, A DISTANCE OF 330.04
FEET TO A POINT ON THE WEST RIGHT OF WAY LINE OF JOHN ANDERSON HIGHWAY
(STATE ROAD 201); THENCE ALONG SAID RIGHT OF WAY LINE SOUTH 18°15°00” EAST, A
DISTANCE OF 1,788.60 FEET TO THE POINT OF BEGINNING.

TOGETHER WITH:

A PORTION OF SECTIONS 13, 14 AND 38, TOWNSHIP 12 SOUTH, RANGE 31 EAST, FLAGLER
COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE EAST RIGHT OF WAY LINE OF JOHN ANDERSON
HIGHWAY (STATE ROAD 201) AND THE NORTH LINE OF SAID SECTION 38-12-31; THENCE
ALONG SAID EAST RIGHT-OF-WAY LINE NORTH 18°15°00” WEST, A DISTANCE OF 2,087.53
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FEET; THENCE DEPARTING SAID EAST RIGHT OF WAY LINE NORTH 88°47°52” EAST, A
DISTANCE OF 710.35 FEET TO A POINT ON THE WEST LINE OF SECTION 13-12-31; THENCE
ALONG SAID WEST SECTION LINE NORTH 01°13°40” WEST, A DISTANCE OF 661.23 FEET TO
A POINT ON THE NORTH LINE OF SECTION 13-21-31; THENCE ALONG SAID NORTH SECTION
LINE NORTH 88°36°’18” EAST, A DISTANCE OF 1,890.40 FEET TO THE POINT ON THE WEST
RIGHT OF WAY LINE OF FLORIDA INTRACOASTAL WATERWAY; THENCE ALONG SAID
WEST RIGHT OF WAY LINE THE FOLLOWING TWO COURSES: SOUTH 13°59°25” EAST, A
DISTANCE OF 2,750.14 FEET; THENCE SOUTH 21°17°55” EAST, A DISTANCE OF 1,265.83 FEET;
THENCE DEPARTING SAID WEST RIGHT OF WAY LINE AND ALONG A WESTERLY LINE OF
THE HISTORIC CHANNEL OF HAW LOVER CREEK, SOUTH 03°54°35” WEST, A DISTANCE OF
148.38 FEET; THENCE SOUTH 19°27°08” EAST, A DISTANCE OF 643.95 FEET; THENCE SOUTH
68°38°53” EAST, A DISTANCE OF 113,53 FEET TO A POINT ON THE AFORESAID
INTRACOASTAL RIGHT OF WAY, THENCE SOUTH 21°17°55” EAST, A DISTANCE OF 647.80
FEET; THENCE DEPARTING SAID RIGHT OF WAY SOUTH 69°10°09” WEST, A DISTANCE OF
2,520.12 FEET TO A POINT ON THE EAST RIGHT OF WAY LINE OF JOHN ANDERSON
HIGHWAY (STATE ROAD 201); THENCE ALONG SAID EAST RIGHT OF WAY LINE THE
FOLLOWING THREE COURSES: NORTH 40°21°41” WEST, A DISTANCE OF 74.31 FEET TO A
POINT OF CURVATURE OF A NON-TANGENT CURVE CONCAVE NORTHEASTERLY HAVING
A RADIUS OF 1,095.28 FEET, A CENTRAL ANGLE OF 22°09°21” AND A CHORD DISTANCE OF
421.29 FEET WHICH BEARS NORTH 29°14°17” WEST; THENCE NORTHWESTERLY ALONG THE
ARC OF SAID CURVE A DISTANCE OF 423.92 FEET; THENCE NORTH 18°10°26” WEST, A
DISTANCE OF 3,184.44 FEET TO THE POINT OF BEGINNING.

FORMERLY KNOWN AS GARDENS AT HAMMOCK BEACH, ACCORDING TO THE PLAT
THEREOF, AS RECORDED IN PLAT BOOK 35, PAGES 80 THROUGH 100, PUBLIC RECORDS OF
FLAGLER COUNTY, FLORIDA.

LESS AND EXCEPT: THE LAND CONTAINED IN THE QUIT CLAIM DEED TO EAST FLAGLER
MOSQUITO CONTROL DISTRICT RECORDED IN OFFICIAL RECORDS BOOK 1620, PAGE 434,
PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. CONTAINING 0.89 ACRES, MORE OR
LESS.

LESS AND EXCEPT: THE LAND CONTAINED IN THE SPECIAL WARRANTY DEED TO
FLAGLER COUNTY RECORDED IN OFFICIAL RECORDS BOOK 1636, PAGE 1694, PUBLIC
RECORDS OF FLAGLER COUNTY, FLORIDA. CONTAINING 81.32 ACRES, MORE OR LESS.

LESS AND EXCEPT: THE LAND CONTAINED IN THE SPECIAL WARRANTY DEED TO
HIGHWAY 100 COMMERCIAL LLC RECORDED IN OFFICIAL RECORDS BOOK 1789, PAGE 750,
PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. CONTAINING 18.94 ACRES, MORE OR
LESS.

LESS AND EXCEPT: TRACTS PL-2 AND PL-3, OF THE VACATED PLAT OF GARDENS AT
HAMMOCK BEACH, ACCORDING TO THE PLAT THEREOF AS RECORDED IN PLAT BOOK 35,
PAGES 80 THROUGH 100, PUBLIC RECORDS OF FLAGLER COUNTY, FLORIDA. CONTAINING
A TOTAL OF 13.17 ACRES, MORE OR LESS.

TOGETHER WITH:
A PORTION OF TRACT "FD2", GARDENS AT HAMMOCK BEACH, AS RECORDED IN MAP

BOOK 35, PAGES 80 THROUGH 100 OF THE PUBLIC RECORDS OF FLAGLER COUNTY,
FLORIDA AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:
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FOR A POINT OF BEGINNING COMMENCE AT THE NORTHWESTERLY CORNER OF SAID
TRACT "FD2", SAID POINT ALSO BEING ON THE SOUTHERLY RIGHT OF WAY LINE OF STATE
ROAD 100 (A 200 FOOT RIGHT OF WAY AS ESTABLISHED); THENCE SOUTH 89 DEGREES 29
MINUTES 03 SECONDS EAST, ALONG SAID SOUTHERLY RIGHT OF WAY LINE, A DISTANCE
OF 382.15 FEET TO THE INTERSECTION WITH SOUTHWESTERLY RIGHT OF WAY LINE OF
VILLA DRIVE WEST (A VARIABLE WIDTH PRIVATE RIGHT OF WAY AS ESTABLISHED), SAID
POINT BEING THE POINT OF CURVATURE OF A CURVE CONCAVE SOUTHWESTERLY AND
HAVING A RADIUS OF 3500 FEET;, THENCE ALONG SAID CURVE AND SAID
SOUTHWESTERLY RIGHT OF WAY LINE AN ARC DISTANCE OF 51.49 FEET TO THE POINT OF
TANGENCY OF SAID CURVE, SAID CURVE BEING SUBTENDED BY A CHORD BEARING OF
SOUTH 41 DEGREES 37 MINUTES 50 SECONDS EAST, AND A CHORD DISTANCE OF 46.97
FEET; THENCE SOUTH 00 DEGREES 30 MINUTES 47 SECONDS WEST, A DISTANCE OF 29.81
FEET TO THE POINT OF CURVATURE OF A CURVE CONCAVE NORTHEASTERLY AND
HAVING A RADIUS OF 470.00 FEET; THENCE ALONG SAID CURVE AN ARC DISTANCE OF
578.46 FEET TO THE POINT OF TANGENCY OF SAID CURVE, SAID CURVE BEING
SUBTENDED BY A CHORD BEARING OF SOUTH 34 DEGREES 44 MINUTES 45 SECONDS EAST,
AND A CHORD DISTANCE OF 542.64 FEET; THENCE SOUTH 70 DEGREES 00 MINUTES 17
SECONDS EAST, A DISTANCE OF 190.75 FEET TO THE POINT OF CURVATURE OF A CURVE
CONCAVE SOUTHWESTERLY AND HAVING A RADIUS OF 360.00 FEET; THENCE ALONG
SAID CURVE AN ARC DISTANCE OF 364.42 FEET TO THE POINT OF TANGENCY OF SAID
CURVE, SAID CURVE BEING SUBTENDED BY A CHORD BEARING OF SOUTH 41 DEGREES 00
MINUTES 17 SECONDS EAST, AND A CHORD DISTANCE OF 349.06 FEET; THENCE SOUTH 12
DEGREES 00 MINUTES 17 SECONDS EAST, A DISTANCE OF 170.79 FEET TO THE POINT OF
CURVATURE OF A CURVE CONCAVE WESTERLY AND HAVING A RADIUS OF 260.00 FEET;
THENCE ALONG SAID CURVE AN ARC DISTANCE OF 48.62 FEET, SAID CURVE BEING
SUBTENDED BY A CHORD BEARING OF SOUTH 06 DEGREES 3B MINUTES 50 SECONDS EAST
AND A CHORD DISTANCE OF 48.55 FEET; THENCE SOUTH 88 DEGREES 37 MINUTES 36
SECONDS WEST DEPARTING THE AFOREMENTIONED SOUTHWESTERLY RIGHT OF LINE OF
VILLA DRIVE WEST, A DISTANCE OF 471.38 FEET; THENCE SOUTH 88 DEGREES 28 MINUTES
30 SECONDS WEST, A DISTANCE OF 589.08 FEET; THENCE NORTH 33 DEGREES 37 MINUTES
07 SECONDS WEST, A DISTANCE OF 50.65 FEET; THENCE NORTH 38 DEGREES 07 MINUTES
37 SECONDS WEST, A DISTANCE OF 95.67 FEET TO A POINT ON A WESTERLY LINE OF THE
AFOREMENTIONED TRACT "FD2, GARDENS AT HAMMOCK BEACH"; THENCE NORTH 01
DEGREES 27 MINUTES 08 SECONDS WEST, A DISTANCE OF 968.01 FEET TO THE POINT OF
BEGINNING.

ALSO, TOGETHER WITH: A PARCEL OF LAND IN THE SOUTH 1/2 OF SECTION 11,
TOWNSHIP 12 SOUTH, RANGE 31 EAST, FLAGLER COUNTY, FLORIDA, MORE
PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCE AT THE SOUTHWEST CORNER OF GOVERNMENT SECTION 11, TOWNSHIP 12
SOUTH, RANGE 31 EAST AS MONUMENTED BY A 4” X 4”7 CONCRETE MONUMENT
INSCRIBED WITH A “T”; THENCE ALONG THE SOUTHERLY LINE OF SAID SECTION 11
NORTH 88°51°19” EAST A DISTANCE OF 2,591.75 FEET TO THE POINT OF BEGINNING;
THENCE NORTH 00°06°41” EAST A DISTANCE OF 1,287.36 FEET, THENCE NORTH 88°28°36”
EAST A DISTANCE OF 680.27 FEET; THENCE SOUTH 01°24°50” EAST, A DISTANCE OF 345.10
FEET; THENCE SOUTH 88°36°24” WEST, A DISTANCE OF 150.00 FEET; THENCE SOUTH
01°28°15” EAST, A DISTANCE OF 300.30 FEET; THENCE NORTH 88°36°24” EAST, A DISTANCE
OF 150.00 FEET; THENCE SOUTH 01°08°43” EAST, A DISTANCE OF 24.77 FEET; THENCE
NORTH 88°54°22” EAST, A DISTANCE OF 749.54 FEET TO A POINT ON THE WESTERLY RIGHT
OF WAY LINE OF STATE ROAD 201, (ALSO KNOWN AS JOHN ANDERSON HIGHWAY);
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THENCE ALONG SAID WESTERLY RIGHT OF WAY LINE, SOUTH 18°11°55” EAST, ADISTANCE
OF 401.46 FEET; THENCE DEPARTING SAID RIGHT OF WAY LINE, SOUTH 77°14°08” WEST, A
DISTANCE OF 99.57 FEET; THENCE SOUTH 01°16°02” EAST, A DISTANCE OF 216.94 FEET;
THENCE SOUTH 88°50°35” WEST, A DISTANCE OF 12647 FEET TO A POINT ON THE
SOUTHERLY LINE OF AFORESAID SECTION 11; THENCE ALONG SAID SOUTHERLY LINE
SOUTH 88°51°19” WEST, A DISTANCE OF 1,350.55 FEET TO THE POINT OF BEGINNING.

ALSO. TOGETHER WITH: A PARCEL OF LAND IN SECTION 12, TOWNSHIP 12 SOUTH,
RANGE 31 EAST, FLAGLER COUNTY, FLORIDA, MORE PARTICULARLY DESCRIBED AS
FOLLOWS:

BEGIN AT THE SOUTHWEST CORNER OF SAID GOVERNMENT SECTION 12, THENCE
DEPARTING SAID SOUTHERLY LINE NORTH 01°3023" WEST A DISTANCE OF 1,203.23 FEET
ALONG THE WESTERLY LINE OF SAID SECTION 12; THENCE NORTH 88°52'15" EAST, A
DISTANCE OF 649.96 FEET; THENCE SOUTH 19°00'52" EAST, A DISTANCE OF 1,265.64 FEET;
THENCE SOUTH 88°56'30" WEST, ALONG SAID SECTION LINE, A DISTANCE OF 1,030.73 FEET
TO THE POINT OF BEGINNING.
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Approved Properties
Exhibit “B”

Phase 1A

4 PCRTION OF SECTIOKS 13,14 AND 38, TOWNSHP 12 SOUTH, RANGE 31 EAST, FIACGLER COUNTY, F.ORIDA, AND BEING MDR: FARTICLLARLY
DESCRIBED AS FOLLOWS: FOR A POINT OF BEGINNING, COMWENCE AT THE INTERSECTION OF THE EAST RGHT OF WaY LNE OF JOHN ANDERSON
HIGKWAY (COUNTY ROAD 201) ANk THE RORTH UNE OF SAD SECTION 38; THENCE NORTH 181520° WEST A_ONG SAID CAST RIGHT 07 WAY LINE,
A DISTANCE OF 228,50 FEET; THIWNCE NOR™H 71°44°% 0" FAST, DEPARTING FROYM SAID RIGHT 07 WaY LINT, A DISTANCE OF 225G FEET; THENCE
SOLTH 18715720 EAS™, & OISTANCE (5 85,01 FEET, THENCE NORTH 7i°54'56° EAST, A DISTAMNCE OF 50.00 “EET TO A POINT O CURVE {F A
CJRVE CONCAVE TO THE NORTHEAST AND  -AVING & RADIJS OF 25.00 FEET AND A CENTRAL ANGLE OF 89°5430% THENCL SOUTHEASTERLY
ALONG S&ID CURVE AN ARC DISTANCE OF 39,23 FEET AND SUBTENCED 3Y A CHORD BEARING OF SOUTH B212%3” EAST AND A GHORD
DSTARGS OF 3533 FEET TD THE POINT OF TANGENCY OF SAIR CURVE; TBENCE NORTH 71°¢546° ZAST, A DISTANCE {7  445.00¢ FEET TO THE
BOINT OF CURVE OF & CURVE CONCAVE THE NORTHWEST AND HAVING A RADIVS OF 25.00 FEET AND A CENTRAL AMGLE OF 8070407 THENCE
NORTREASTESLY ALONSG SAID CURVE AN ARC DISTANCE OF 39,30 FEET AMD SUBTENLRED BY A CHORD BEARNG OF MORTE 26'47'43" EAST aND A
CHORD DISTAMGE OF 2538 FEET TO A PONT ON SAD CURVE; THENCE NORTH 71°44G* EAST, A DISTANCE CF 50,00 FEET, THENCE SOUTH
181520 LAST, A DISTANCE OF 2004 FEET TO THE 20INT OF CURVE OF A CURVE CONCAVE TO THE NORTHEAST AND HAVING A RADIUS OF
25,00 FEET anD A CENTRAL ANGLE OF 11°2707% THENCE SOUTHEASTERLY ALONG SAD CURVE AN ARC DISTANCES OF S5.00 FEZT AND
SURTENDED BY & CHORD BEARNG DF SOUTH 23'53'54° EAST AND A CHORD DISTANCE OF A4.98 FEET T2 A POINT ON SalD CURVE; THENCE
NORT= 71°49'46" EAST, A QISTANCE OF 138.5C FEET; THENCE NORTH 184520" WEST, A DISTANCE OF 260 48 FEET, THENCE SOUTH 714440
WEST, A DISTANGE OF 140.00 FEET; THENCE RORTF 1375°20" WEST, A JISTANCE OF 20.00 FEET; THENCE NORTH 71°44'40" EAST, A DISTAMNCE OF
145.00 FEET: THENCE NORTH 18'15720" WEST, A D'STANGE 980 00 FELT, THENCE SOUTH 71%44°4D° WEST, A DISTANCE OF 140.00 FEET; THENCE
NORTH 1871520 WEST, A [KSTANCT OF 20.00 FEET;, THINCE NORTH 7i’44'4D™ EAST, A QISTANCE OF 140.00 FEET; THENCE NORTH 181520
WEST, A DISTANCE OF 244.38 FEET; THEMGE SOUTH 7B03728" WEST, A DISTANCE OF 137.96 FEET TC A POINT ON A CURVE OF & CURMVE
CONCANE IO THE EAST AKD RAVING & RADWS OF 475,00 FEET ANC A CENTRAL ANGLE QF 10°4720% THENCE NORTHEASTER.Y ALONG SAD
CURVE AN ARC DISTANCE CF 85.44 FEET AND BE'NG SUBTERDED BY A CHORD BEARING OF NORTH 05°3252" WrST, AND CHORD DISTANCE OF
£3.31 FEET T A 20INT ON SAID CURME; THENCE NORTH S6°9'%4* EAST, A DISTANCE OF t40.07 FEET, THENCE NORTH Q1°0B72* WEST, A
DISTANCE OF 568,36 FEET; THENCE HORTH £8°50'48° EAST, A DISTANGCE ¢F BI.B2 FEET; THENCE NORTA 01°0710" WEST, A DISTANCE OF 161,55
FEET; THEMNCE NORTH 86'5424* EAST, A DISTANCE OF 176.36 FEET, THENCE NORTA 11°52710° EAST, A DISTANCE OF 25.2¢ FEET, THENCE NORTH
13305 EAST, A DPSTANCE OF 0.37 FEET; TO THE INTERSECTION WiTH THE NORTH LINE OF BAll SECTIDN 13 AND SAID LINE ALSD BEING THE
NORTHERLY LINE OF THOSE LANDS AS DESCRIBED IN OFFIC. AL RECORDS BOSK 2281 PAGE 1643 AND RECORDED IN THE PUBLIC RECORDS GF
SAD COUNTY; THENCE NORTH B8'5474* EAST, ALONG SAD NORTHERLY L'NE, A DISTANCE OF 1304.54 FEET TO THE FOINT ON THE WEST
RIGHT G5 WAY LIME OF FLORIDA INTRACOASTAL WATERWAY; THENCE ALCNG SAID WEST RIGMYT OF wWaY LINE SOUTK 130825° EASE, A DISTANCE
OF 1850.55 FEXT.  YRENCE SOUTHM 71°49°48° WLST, DEPARTING FROM SAID RISHT OF WAY LINE, A DISTANCE OF 33412 FEET: TMENCE NOSTH
15401 2° WEST, A DISTANCE OF 3.02 FEEYT TG THE POINT OF CURVE OF A CURVE CONCAVE TOD THE SOUTHWEST AND HAVING A RADILS OF
25.00 FEET AND A CENTRAL ANGLE 0F 20°0002% THENCE NORTHWESTERLY ALONG SAID CURVE AN ARC DISTAKCE OF 39.27 FEET AND
SUSTENDED BY & CHORD BEARING OF NORTH 83"1013* WEST AND A CHORD OISTANCE OF 35.36 FEET TQ THE POINT OF TANGEMCY OF SaID
CURVE: THENCE SOUTH 71°49%46" WEST, A DISTANCE OF 14955 FEET; THENCE SQUTH 18M1014" EAST, & DISTANCE OF 50.0C FEET; THENCE
SCUTE 71°48%8™ WEST, A DISTANGE OF SC.00 FEET; THENCE MORTH 18M0%4" WEST, A DISTANCE OF 50.00 FEET; THENCE SOUTH 71'9946° WEST.
A DISTANCE OF 13458 FEET 1O THE FOMY O CURVE OF A CURVE CONCAVE TO THE SOUTHEAST AND HAVING A RADIJUS OF 2500 FEET AND A
CENTRAL ANGLE OF 90'00°0C% THENCE SOUTHWESTERLY ALONG SAID CURVE AN ARC DIST1ANCE OF 38.27 FEET AND BEZING SUBYENDEL BY A
CHCRD BZARING OF SDUTH Z6'49°46" WLST aND A CHORD CISTANCE OF 35.36 FEET TD 4 POMT OW SAID CURVE, THENCE SOUTH 7174B'46"
WEST, & DISTANSE OF 70.00 FEET TC A FOINT €N & CURVE OF A CURWE CONCAYE TO THE SOUTHWEST AND HAVING A RADIUS OF 5.00 FEEY
ARG & CENTRAL ANGLE OF 30°00UD% “HENCE NORTHWESTERLY ALONG SAI0 CURVE AM ARC DISTANCE OF 785 FEET AND SUBTENGED 8Y A
CHORD BIARING OF MORTH 6531074 WEST aRD A CHORD CISTANCE OF 7.07 FEET TO THE PONT OF TANGERCY CF SAID CURVE; THENCE SOUTH
71°45°48° WEST, A DISTANCE OF 55717 FEE™: THENCE SOUTH 181074 EAST, A DISTANMCE OF 40,00 FEET; THMENCE SOUTH 71°48%6° WEST, A
DISTANCE OF 25.00 FEET, THENCE NORTH 1841044° WEST, A DISTANCE 40.00 FEET, THENZE SOUTH 71°49°45” WEST, A DISTANCE OF 337.60 FE£T
TO A PONT ON A CURVE OF A TURVE CONCAVE TG THE SOUTHEAST AND HAVING A RADRIUS OF 25.00 FEET AND A CENTRAL ANGLE OF
11°3214% THENCE SOUTHWESTERLY ALONS SAID CURVE AM ARC DISTAMCE OF 5,03 FEET AND SUBTENDED 8Y A CHORD BEARNG OF SOUTH
12°2408" EAST aKND A CHORD DiSTANCE OF 503 FEET TO THE POINT OF TANGENCY OF Salh CURVE; THEMCE SOUTH 18"1074" EAST, A DISTANCE
OF 20.01 FZET: THENCE SOUTH 71748%6" WEST, A DISTANCE GF 50,00 FEET; THENCE SOUTH 1840474 EAST, A DISTANCE OF 32500 FEET;
THENCE SOUTH 714Q4E" WESY, A DISTANCE OF 770.00 FEET TO THE INTERSECTION WITH THE AFOREMENTIONED WEST RIGHT G WAY LINE OF
JOHN ARDERSON KIGHWAY: THENCE NORTH 1840“4° WEST, ALONG Sal0 RIGHT OF WAY LINE, & DISTANCE GF 331.23 FEET 70 THE POINT &
DEGMNMING. CONTAINNG 80.40 ACRES, MORE OR LESS.

Together with



Phase 1B

A PORTION OF SECTION 13, TOWNSHI® 12 SOUTH, RANGE 31 EAST, FLAGLER COJNTY, FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS
FOLLOWS: COMMENCE AT THE INTERSECTION OF THE EAST RIGHT OF WAY LINE OF JOHN ANDERSON RIGHWAY (COUNTY ROAD 203 aND 100 FOOT
RIGHT OF WAY) AND THE SOUTH LINE GF SECTION 14 OF SAID TOWNSHIP 12 SOUTH, RANGE 31 EAST AND SAID FOINT ALSO LIES ON THE
WESTERLY LINE TRACT iA~-1 OF VERANDA BAY PHMASE 1A AS RECORDED IN PLAT BOOK 40, PAGES 58 THROUGH 64 OF THE PUBLIC RECGORDS OF
SAID COUNTY: THENCE NORTH 1875720 WIST ALONG SAID WESTERLY UNE OF VERANDA BAY PHASE 1A, ALSO ALONG SAID EAST RIGNT OF WAY
UNE, A DISTANCE OF 22B.50 FEET TO THE NORTHWEST CORNER OF IRACT 1A=2 OF SAID VERANDA @AY PHASE 1A ; THENCE NORTH 71°44'40D°
EAST, DEPARTING FROM SAID RIGHT OF WAY LINE AND ALDNG THE NGRTHERLY LINE OF SAID TRACT 1A-2, A DISTANCE OF 22500 FEEY TC THE
NORTHEAST CORNER OF SAID TRACT 1A-~2: THENCE SOUTH 18457320 EAST ALONG THE EASIERLY UNE GF SA'D TRACT 1A=2, A DISTANCE OF
85,01 FEET;, THENCE ALONG A NORTHERLY LINE OF SAID TRACT 1A-1 THE FOLLOWING THREE COURSES: NORTH 71°5456° EAST, A DISTANCE OF
50.00 FEET TO A POINT ON A CURVE OF A CURVE CONCAVE TO THE NORTHEAST AND HAVING A RADIUS OF 25.00 FEET AND A CENTRAL
ANGLE OF B9°54'30% THENCE SOUTREASTERLY ALONG SAID CURVE AN ARC DISTANCE OF 38.23 FEET AND SJBTENDED BY A CHORD BEARING OF
SOUTH 631258~ EAST AND A CHORD DISTANCE OF 35.33 FEET TO THE POINT OF TANGENCY OF SAID CURMVE; THENCE NORTH 71°49'46" £AST, A
BISTANCE OF 330.04 FEET TC TRE POINT OF BEGINNING, THENCE DEPARTING FROM SAID NORTHERLY LINE OF TRACT 1A~1, NORTH 18715720°
WEST, A DISTANCE OF 259.99 FEET; THENCE NORTH 71°44'40° £AST, A D'STANCE OF 140,00 FEET; THENCE NORTH 1871520" WEST, A DISTANCE
OF 20.00 FEET: THENCE SOUTH 71°44'30" WEST, A DISTANCE 05 140.00 FEET; THENCE NORTH 18715%20° WEST, A DISTANCE OF 960.00 FEET:
THENCGE NORTH 71°44°a0° EAST, A DISTANCE OF 140.00 "EET; THENCE NORTA 189520 WEST, A DISTANCE 20.00 FEET, THENCE SOUTH 71°4440°
WEST, A DISTANCE OF 140.00 FEET; THENCE NORTH 181520" WEST, A DISTANCE OF 309.49 FEET, THENCE NORTH 11°30'49° WEST, A DISTANCE
OF 50.00 FEET TO A POINT ON A CURVE OF A CURVE CONCAVE SCUTHERLY AND HAVING A RADIUS OF 325.00 FEET AND A CENTRAL ANGLE OF
02°0745% THENCE EASTERLY ALONG SAID CURVE AN ARC DISTANCE OF 12.08 FEEY AND SUBTENDED BY A CHORD BEARING OF NORTH 79°33%04"
EAST AND A CHORD DISTANCE OF 12.08 FEET TO A POINT On SAID CURVE; THENCE NORTH 06'5548" WEST, A DISTANCE OF 122,14 FEET;
THENCE NORTH 01°09%2” WEST, ALOKG THE EASTERLY LINE AND IT'S SOUTHERLY PROLONGATION OF SAID LANDS AS DESCRIBED IN OFFICIAL
RECORDS BOOK 927, PAGE 1938 OF THE PUBLIC RECORDS OF SAID COUNTY AND ALSO ALONG YHE EASTERLY LINE OF THOSE LANDS AS
DESCRIBED IN OFFICIAL RECORDS BOOK 801, PAGE 1414 OF SAID PUBLIC RECORDS, A D STANCE OF 685,12 FEET TO THE NORTHEAST CORMER 07
SAID LANDS AND SAID POINT ALSO BEING THE NORTHWEST CORNER OF THOSE LANDS AS DESCRIBED IN OFFICIAL RECORDS BOOK 2283, PAGE
1643 OF SAID PUBLIC RECORDS AND SalD POINT ALSO BEING ON THE NORTH LINE OF SAID SECTION 13; THENCE NORTH 8B°54:24" EAST, ALONG
10 NORTHERLY LINE OF SAID SECTION 13 AND ALSD ALONG THE NORTHERLY LINE OF SAID LANDS AS DESCRIBED IN OFFICIAL RECORDS BOOK
2281, PAGE 1643, A DISTANCE OF 58586 FEET TO THE NORTHWEST CORNER OF TRACT 14—5 OF SAID VERANDA BAY PHASE 1A; THENCE AONG
THE WESTERLY LINE OF SAID TRACT tA=~5 THE FOLLOWNG TWD COURSES: SOUTH 1313'D8” WEST, ALSO DEPARTING FROM SAID SECTROK 13, A
DISTANCE OF 0.37 FEET: THENCE SCUTH 11°52110" WESY, A DISTANCE OF 25.29 FEET TO THE NORTHEAST CORNER CF TRACT 1A-4 OF SaD
VERAMDA BAY PHASE 1A; THENCE ALONG THE WESTERLY LINES OF SAD TRACT 1A-4 THE FOLLOWING TWELVE COURSES: THENCE SOUTH
BES424° WEST, A DISTANCE OF 176,36 FEET, THENCE SQUTH O1°07110" EAST, A DISTANCE OF 161.55 FEET, THENCE SOUTH 88°50'8" WEST, A
DISTANCE OF £3.62 FEET; THENCE SOUTH 01709412 EAST, A DSTANCE OF 56B.36 FEET; THENCE SOUTH BE'59'44* WEST, A DISTANCE OF 140.07
FEET TO A POINT ON A CURVE OF A CURVE CONCAVE TC THE EAST AND HAVING A RADIUS OF 475.00 FEET AND HAVING A CENVRAL ANGRE OF
104720 THENCE SOJTHWESTERLY ALONG SAID CURVE AN ARC DISTANCE OF 89.44 FEET AND SUBTENDED BY A CHORD BEARING OF SCUTH
06°32%52° EAST AND A CHORD DISTANCE OF 89.31 FEET TD A POINT ON SAID CURVE; THENCE NORTH 78°0372B° EAST, A DISTANCE OF 137.95
FEEY, THENCE SOUTH 18%5720° EAST, A DISTANCE OF 244,38 FEET; THENCE SOUTH 71'440° WEST. A DISTANCE OF 140.00 FEET; THENCE
SOUTH 18415720° EAST, A DISTANCE OF 20.00 FEET; THENCE KORTH 71"44'4D° EAST, A DISTANCE OF :40.00 FEET; THENCE SOUTH 18M5720° EAST,
A DISTANCE OF 960.00 FEET; THENCE SOUTH 71°44%40° WEST, A DISTANCE OF 140.00 FEET; THENCE SOQUTH 1B"1520° EAST, A DISTANCE OF
20.00 FEET, THENCE NORTH 71'44'40~ £AST, A DISTANCE OF 140.00 FEET; THENCE SOUTH 18M520° EAST, A DISTANCE OF 260.48 FEET 7O
SOUTHWEST CORNER OF SAID TRACT 1A—4; THENCE SOUTR 71°48°46° WEST, ALONG THE NORTHERLY LUNE OF TRACT 1A-13 OF SAID VERANDA
BAY PHASE 14 , A DISTANCE OF 138,50 FEET TO THE NORTHWEST CORNER OF SAID TRACT fA~11 AND SAID POINT ALSO IS A POINT ON A
CURVE DOF A CURVE CONCAVE TO THE EAST AND HAMING A RADIUS OF 25.00 FEET AND A CEINTRAL ANGLE DF 11°26'00% THENCE NORTHERLY
ALONG SAID CURVE AND ALONG THE NORTHERLY LINE OF SAID TRACT 1A—1, AN ARC DISTANCE OF 4,99 FEET AND SUBTENDED BY A CHORD
BEARING OF NORTH 2359727 WEST AND A CHORD DISTANCE OF €.98 FEET TO THE POINT OF TANGENCY OF SAID CURVE; THENCE CONTINUING
ALONG SAID NORTHERLY LINES THE FOLLOWING FOUR COURSES: NORTH 181520 WEST, A DISTARCE OF 20.15 FEET, THENCE SOUTH 71°4440°
WZST, A DISTANCE OF 50.00 FEET TD A POINT ON A CURVE OF A CURVE CONCAVE TO THE NORTHWEST AND HAVING A RADIUS OF 25,00 FEET
AND HAVING A CENTRAL ANGLE OF S00406% THENCE SOUTHWESTERLY ALONG SAID CURVE AN ARC DISTANCE OF 39.30 FEET AND BEING
SUBTENDED BY A CHORD BEARING OF SOJTH 26°4743" WEST AND A CHORD D STANCE OF 3538 FEET YO THE POINT OF TANGENCY OF SalD
CURVE; THENCE SOUTH 71"4D46" WEST, A DISTANCE OF $14.96 FEET YO THE POINT OF BEGINNING.

CONTAINING 18.02 ACRES, MORE OR LESS.

Together with

Phase 1C

A PORTION GF SECTIONS 13 AND 4, TOWNSHIP 12 SOUTH, RANGE 31 £ASE. FLAGLER COUNTY, FLORDA, AND BEING MORE PART.CULAR.Y
DESCRBED AS FOLLOWS: COMMENCE AT THE INTERSECTION OF THE EAST RGHT OF WAY LINE OF JOHN ANDERSON HGHWAY {COUNTY RQAD 201
AND 100 FOOT RIGHT OF WAY) AND THE SQUTH L'NE OF SECTICN 14 ©F SAID TOWNSHIF 32 SOUTH, RANGE 31 EAST AND SAID POINT ALSO LIES
8N THE WESTERLY LINE TRACT 1a—1 OF VERANDA BAY PHMASE 1A AS RECORDED IN PLAT BOOK 40, PAGES 59 THROUGH 64 OF THE PUBLIC
RECORDS OF SAID CCUNTY:; THENCE NORTH 18715720 WEST ALONG SAID WESTERLY LINE OF VERANDA BAY PHASE 1A~:, ALSO A_ONG SA'D EAST
RIGHT Of WAY UNE, A DISTANCE OF 228.5¢ FEET TO THE NORTHWEST CORMNER OF TRACY 1A4-2 OF SAID VERANDA BAY FHASE tA AND ALSO
70 THE POINT OF BEGINMING; THENCE OONTINUE NORTH 1875720° WEST ALONG SAID EAST RIGHT OF WAY UNE, A DISTANCE OF 1858.74 FEET 10
TRE SOUTHWEST CORNER OF THOSE LANDS AS DESCRIBED IN O°FICIAL RECORDS BOOK 927, PAGE 1938 OF THE FUBLIC RECORDS OF SAID
COUNTY AMD SAID POINT ALSC BEING A NORTHWEST CORNER OF THOSE LANDS IN OFFICIAL RECORDS BDOK 2281, PAGE 1643 UF SAID PUB.IC
RECGRDS, THENCE NCRTH 88°4724° EAST, ALONG THE SOUTHERLY LINE OF SA:D LANDS AS DESCRIBED IN OFFiCiAL RECORDS HOOK 827, PAGE
18358 AND ALSD ALONG A NORTHERLY UNE OF SATD LANDS DESCRIBED IN OFFIC.AL RECORDS BOOK 2281, PAGE 1643, A DISTANCE OF 710.39
TEET T2 THE SOUTHEAST CORNER OF SAID LANDS DESCRIBED IN OFFICIAL RECCRDS BOOK 827, PAGE 1938; THENCE SOUTH 01°0S'12° EAST, A
DISTANSE OF 25.00 FEET, THENGE SOUTH CGE'S548" EAST. A DISTANCE OF 122.14 FEET TO A PONT QN A CURVE OF A CURVE CONCAVE
SOUTHERLY AND HAVING A RADIUS OF 325.00 FEZT AND & CENTRAL ANGLE OF 020745% THENCE WESTERLY ALONG SAID CURVE AN ARC
DISTANCE OF 12.08 FEET AND SUBTENDED BY A CFORD BEARING DF SOUTH 7973304 WEST AND A CRORD DISTANCE OF 12.08 FEET TO A POINT
o8 SALC CURVE; THENCE SOUTH 11°30°69* EAST, A DISTANCE OF 50.00 FEET; THENCE SOUTH 1871520 EAST, A DiSTANCE OF 303.48 FEET,
TRENCE NORTH 71°%4°40° £AST, A DISTANCE OF 140.C0 FEET; THERCE SOUTH 1815720° EAST, A DISTANCE OF 20.00 FEET, THENCE SOUTH
Trasd0” WEST, A DISTANCE OF 140.00 FEET; THENCE SOUTH 381520 EAST, A DISTANGCE OF $60.00 FEET, THENCE NORTH 71°44'40° EAST, A
DISTANGE OF 140,00 FEET, THENCE SOUTH 1835720 EAST, A DISTANCE OF 25.00 FEET, THENCE SOUTH 71°¢44G° WEST, A DISTANCE OF 140.0C
FEET; THENCE SOUTE 18'1520° EAST, A DISTANCE OF 259,89 FEET TO A NORTHERLY DNE OF SAID TRACT 1A~3; THENCE WESTERLY ALONG SAID
NORTHERLY LINE THE FOLLOWING THREE COURSES:  SCUTH 71°49'46° WEST, & DISTANCE OF 33C.04 FEET TO THE ZOINT OF CURVE OF A
CURVE CONCAVE TO THE NORTHEAST AND HAVING A RADIUS OF 25.00 FEEY AND A CENTRAL ANG.E OF 8955047 THENCE WESTERLY ALONG
SAID CURVE AN ARC DISTANCE OF 38.23 FEEY AND BEING SUBTENDED 8BY A CHORD BEARING OF NORTH 83712'41° WEST AND A CHORD
DISTANCE OF 35.33 FZST TO A “OINT ON SAID CURVE; THENZE S3JUTH 705456 WEST, A DISTANCE OF S0.00 FEET TO0 THE EASTERLY UNE OF
AFOREMENTIONED TRALCT 1A-2: THENCE NORTH 1B'1520° WEST ALONG SAID EASTERLY UNE, A DISTANCE OF 85.01 FEET 10 THE NORTHEAST
CORNER OQF SAID TRACT 14-2; THENCE SCUTH 71°4440° WEST ALCONG THE NORTHERLY UNE OF SAID TRACT tA-2, A DISTANCE OF 223.D0 FEET
TQ THE POINT OF BEGMNNMING. CONTAINING 26.73 ACRES, MORE OR LESS



Together with

Phase 2A

& PORTION OF SLCTIENG 13 ANO 3B, 1GANSHIP 12 5DU A, RASGE M ERST, FLASLER COUMIY, FLOR L&, AND EZ NG MORZ
FARTIGJLARLY SESCRIBLD &S FOLLUWS. SOMMENCT aT THE INTERSECTIGN OF THE EAST RCAT CF WAY LINE OF JOHM ANDERSCN
HGAWAY (COUNTY ROAL 20 AND A 10 S5OT AIGHT OF WAY) AND TRE NORTH LHE OF SAID SECTON 38, THENCE SOUTH
1810 4" EAST SLONG Sl EAST R GHT OF wav LME, & DIETENCE QF 2:31,23 FEIT. TO TRE FONT OF BEGKRMG, THEMCE
NORTH 71°45'%E° EAST, DEPARTING FROM S4ID RIGHT OF '8AY UNZ, & DISTANGE OF 225.0C FEET; THENCE SOLTH 184C44" EAST,
B OUSTANCE OF B7.31 FEET. THIWIE NORTH 7291712 EAST. A DISTANCE OF S0.0Q FEZT 30 £ PQINT OW A CURVE OF & CLIRVE
LONCAVE TD THF AQRTREAST ANE HAVING A RADIUS OF 2500 EET AND A CENYRAL ANGLE OF 10°55%26% HENCE
ENUTHERSTERLY ALONG Sa'T CURVE AN ARC DJSTANCE OF 4,77 “ZET 4NDJ SUITEMDID BY & CHORD BEARXG OF SOJTH
23"37%8" EAST AND A CHORD DISIAKCE 5F 4.25 FEET TG & FOINT ©ON A SURVE OF & CJRVE CONCAVE TO SCUTH AND HAVKG
& RALUS OF 435.00 FIET 4ND A CINTIAL ANGLE OF 14°3252% THENGE EASTERLY ALONG SAID GJIVE AY ARG [MSTANCE O°
12568 FLET AND SWBTENDEC BY A CHORD SEARIMG OF NORIH 781807 £EAST AND A CHORD DISTANCE OF 125.35 FEET 70 A
POINT ON SAID CURVE; THENCE MORTH SE™012* WEST, & DISTSNCE OF 106.48 FEZT; THEWCT NORTH 71'49'46" EAST, & DISTANCE
OF 80,00 FEET; THENGE SCUTH 1871C714° £257, A DISTANCE OF S0.30 FERD; TAENZE SOUTH QRG2U7T° Wis™, 4 JISTANCE OF
77.22 FEET 10 A POINT ON A CURVE OF 4 SURNVE CONCAVE 7O THE SCWTH aND HAVIMG & ReOIUE OF 48500 FEET AND 4
CENTRAL ANG.E ¢ '£°23724% YHENCE BAS™ISLY ALDNG SAI0 CURVE AN ARC DISTANCE OF 14761 FEE1 AND SUBTENDED B~ A
CHORD BEARIMG OF SOJUTH 794547 EAST ANMD & CHCRD DISTANCE OF 141,93 FEET TO A POINT ON S4D QURVE AND ALSC oW
5 CURYE OF A CURYE CONCAVE TO ThE MORTHWEST AND HAWNG & RADIUS OF 2500 FEET AND A CEMTRAL ANGLE DF 11°8536%
THENSE MORTHERSTIRLY ALONS ©410 QURVE Ak ARL DISTANGE OF 5.20 FEET AND SURTFRDEQ BY A CHORD BEARING QF NORTH
22'34'24" EAST AND A CHORD BISTANCE OF 5.0 FEET TO A POINT O %A CURVE: THENEE SOUTH h32B%1' EASI, A DISIANCE
OF 5C.00 SEET TG & POINT ON 2 CURVE OF A GURVE CONCAVE TO THE EAST AND HAVING A RADIUS OF 25.00 FEET &KD A
CENTRAI ANG.E OF :178213% THENCE SDUTHERLY A_ONG SAID CURVE AN ARC DSTANCE OF B.03 AND SUBTENOFD BY A CHORD
BEARING DT SDUTH 10°5025° WEST AND & THORD DISTANCE OF 5,03 FEET T 4 PONT (N 5410 CURWVE: THENCE SOUTH
yRE24* 1257, A DISTANGE OF 139.48 FEET: THENCE NORTS 16°36°36% EAST, A DISTANCE OF 1872 FEET TO A POINT ON &
CURYE OF A CLIVE CONCAVE WESTERLY AND MAVIKG A RADIUS QF 365 GO FELT AND A CENTRAL ANGLE DF J4™8'W0% THENCE
KORTRERLY ALOKG SAID CJIVE AN ARC DISTANCE OF 221.57 FEIT AND SJBTENDID BY A CHORD ETAR NG OF NOITH C04E49°
WEST 440 A CHORD [ STAMCE OF 2ME.18 FEET T2 THL POMNT DF TANGENCY OF SAID QURWE: THENCT NORTH 181974" WEST, A
CISTANCE OF 24.42 FEE], THERCE SOU™R 2179846° WIST, & DISTANCE OF 140.00 ¢EET; THENCE NDRTH TEMICT4" WEST, A
BISTANGE OF 2500 FEET, THEKCE “ORT: 71'4848* CaST, » DISTANCE OF 140.00 FEET. THESCE NORTH 13410147 WEEBT, A
DsSTAKCE OF 935 73 FELT; THERCE MORTH Q13275 WSt & DISTANGE OF 584,85 FEET: THENCE SOJTH 88727734 WEST, A
DISTANCE OF 143.00 FEET; THENDE NORTH V3278 WEST, A DISTANCE OF 20.00 FEET: THEWOE NORTH 8B°2734° EAST, &
DISTAKGCE OF 140.08 FEET. THENEE NCARTH ©V'3228° WEST, 4 DISTANCE OF 48.29 FEET, THENCZ NORTH 181014 WEST, A
DSTAKCE OF BOS.3% TEET TAENCE MORTH 71%48°46° EAST, & [STAKCE OF 25841 FESY, THENCZ SOUTH 18104M4' EAST, A
[FSTARCE OF 40,00 FEET; HORTH 71°49'48" EAST, & DISTANCE OF 25.00 FELT, THENGE NCRTH 1B8%074" WEST, A DISTARCE
OF 40.00 TEET. THINCE NORTH 71°4D4B™ EAET, A D'ETAMCE OF §57.17 FEET TQ YWD PQINT QF CURVE QF A QURVE
CONGAVE TG THE SOUTHWEST AND HAVING A RADIUS OF 506 FEET &NC A CENTRAL ANGLE OF 800007 “HENCE
SOUTHEASTERLY ALOHG SAsD CLRYE AN ARC QISTANCE OF 7.85 FEST AND SUBTENDED EY A CHORD BEARING OF SOUTH
B3 014" EAST &3 A CHGID DISTANCE OF 7.07 FEET 70 A PDNT GH SAD CURVE; THENCE WORTH 71°4846" EAST, A
MISTANGE ©OF 70,00 FECT TO A SONT ON & CURV: QF A CURVE GONGAVE 10 THL SQUTHEAERT 4KD HAWING & RADIUS OF
5.0 AND A CONTRAL ANGE OF SCC0D0% THENCE “DRTHEASTERLY ALONG SAD CURVE AM ARC DISTANCE OF 3827
FEET aNbD SLETENDED B~ A C-0RD ZIARING OF NORTH 25'4948* EAST AND A CHORD DISTAKCE CF 35.3E FEET TO THE
POINT OF TANGENSY OF Sa13 CURWE; THENCE NORTA 71°49'46° £pST, 4 DISTAMCE OF 134.58 FZET, THENCE B0UTH 181014
EAST. A DISTAMCE OF 500G EET, THENCE NORTH 71%0%6' EAST, & DISTANCE OF 50.00 FFET; 7HENCE AQRTH IRMOM&*
WEST, A DISTALGE D7 50.07 FECT; THENDE MORTH 71°48%4E" [AST, A DISTAMNCL OF 142.59 FEET TQ THE POINT OF CURVE
OF A CURVE CDNCAVL TO THE SOLI4WEST ARG HAVING A RADIUS OF 25.00 FEET AhD A CEWTRAL ANGLE OF $0°d002%
THENCE SZ2=-EASTERLY ALONG Sal CURVE Al aRC TISTANCE GF 28.27 FEE™ AMD SOBTENDED 3v & CHORD BIARING OF
SOUTF &390%3* EAST AhD & CHORD DISTAMCE OF 35.35 FEET TO THE PDINT OF TANGEMCY OF SAID TUIVE: VSEMCE SCUTH
“84042" EAST A DISTANCE OF 3.02 FEET, THENZE NORTH 77°94B™ EAST, A USTANCE QF 334,12 FEET T0 A POINT ON THE
WEST RIGHT GF WAY LIME OF FLORIDA INTRACOASTA. WATERWAY: “HENCE ALONG SAID WLST ®RGHT OF WaY LINE 1HE
FOLLOWING THREE COURSES: SCGUTH 13587257 €4ST, & DISTANCE OF 799.39 FER]; THERCE SCUTH 2i 1385 EAST, A
GISTANCE ©F 1265.37 FEET;, THENCE §5J47H 03%5438° WEST, & DISTAMLS OF 90.51 FEZET; THINCE SCUTH 88°D0'58° WEST,
DEPARTING RCM SAD WEST R.GHT OF WAY LINE, & DISTANCE OF 250.79 FEET TO THE FONT OF QURVE OF A CURMVE
CONCAVE TO ~HE NDRTHIAS™ AND HAVING A RADIUS OF €5.00 FEET AND & CINIRAL ANGIF OF 140°24730% T«ENCF
MORTHWESTERLY ALONG SAD CURVE Al ARS DISTANZE OF !B9.2¢ FEET AND SUBTEMDE] BY A CHORE BEARING OF NCGRTH
41678 WEST ANI A CHORD DISTAMCE OF 122.32 FEET TO & POIMT ON SAID CURVE; THINCE SOUTH S30006° WEST, A
CISTANCE ©F B5.08 FEST THEMCE NORTH Z0'S4'52' WIST, 4 DISTANCE OF 150.00 FEET, THEKCE SOUTH 59'001D6° 'WEST, A
DISTAMCE ©F 50311 TEET T2 THE PGINT OF CURYE OF 4 CURVE CONCAVE 70 THE SQUTHEAST AND HaWING A RADIUS GF
500 FEET AND A CENTRAL ANGLE &F BO0002% THENCE SOUTHWESTIREY ALONG SAID CGURVE AM ARC DISTANCE OF 7,85
FEET AND SUBTENDED SY A CHORD BEARING Of S0UT- 24°00D6* WES1 AND A CHORD JISTANCE OF 7.7 FEET 10 THE
POINT OF TANGENDY OF SaIl CoRVE; THEMIE SDJTH 20°59'S4* EAST, A DISTANCE OF 822.65 FEET TO A PONT ON 4
CURVE OF A CURVE CONCAVE TC THE NORTHEAST AKD HAVING A RADIUS OF 235,00 FEET AWDR A CEnTRAL ANGLE O
140N THENCE SOUTHIASTERLY ALONG SAID CORVE AN ARC DISTANCT OF 4.B7 FEET AND SUBTENDER ZY A CHORD
BEAR NG OF MORTH 745794 E£ST AN A CHORD DISTRMCL OF 4.87 tLET YD A POIKT ON Sald CORVE: THENCE SSUTH
FUPISE" EAST. A DISIANCGE OF 80,00 FEET TO A POINT ON A CURVE OF & CURMVE COMCAVI TO T-E SOUTHEAST AND
HAVING & RADIUS OF 25.00 FEET AKD A CEATRAL ANWGE OF 80°2202% THEMCE SOJTHWESTERLY ALONG SaID CURVE &N
&RC JISTANCE OF 32.43 FZET AND SUBTENDJE2 BY £ CHORD BEARING OF SOUTH Z4'°T77 WEST AND A CHOID JISTANCE
OF 35.47 FEET 70 & PORT Gn SAID CUBWE; THENGE SOUTH G9°44%0" WEST, A DISTANGE DF S0.00 FEET TO A FOINT ON &
CURVE CF & CLRYE TO THI SDATAWSST AKD HaVING A RADIUS OF 25.00 FEET AND A CENTRAL AMGLE 26 1110717
THEACE NORIHWESTERLY ALDNG SAID CURME AN ARC DISTANCE OF 4.87 FETT AND SUBTENDED BY A CHORD BEASRING OF
NORTH 26'3450" WEST AND & C~DRD DISTENCE OF 4,B7 FEET TO A POINT ONW SAID CURVE: THENCE SOUTH 6972208 WEST,
4 DSTEMCE OF 129.58 FEET; THEYSE SOUTH 7005144 TAST, A DISTAWCE OF *15.00 FEET; THENGE SQUTH 652208 WEST,
2 DSTEMCE OF 23245 FEET THERCE SO0 1a 24730937 EAST, A DISTANCE OF 127.28 FEET: THENCE S0UTH 1074145° vAST,
A D STANCE OF 133.2% FEEY: THEMCE SOUTH 204272 WEST, A DISTANZE OF 202.16 FEST, THENCE NORTH J2*58'3&" WIST,
3 D STANCE OF 35754 THENCT MCRTH 12724%¢* WEST. A DISTANCE OF 43,38 FEET, THENCE SOUTE 717486 WEST, A
DISTANCE OF E8.04 FETT, THEACE NCRTH B11074° WEST, & DASTANCE OF 15262 FEET: THENCE NORTH 14°36.36° EAST, &
DISTANCE 2F 82,23 FELT, THEADE NORTI 73237247 WEST. & DISTANCE OF 130.42 FZET TO A PCINT QN A& CURVD OF &
CURVE CONGAVE TO THE SCUTHEAST AMD HAMING A RAJUS OF 25.00 Pkl AND A CERTRA. ANGLE OF 11°32737 TRENCE
SOUTHEASTEXLY ALDNG SAID CURYE AH ARD DISTaNCEI OF 5.03 FECT 2MD SUATENDED EY A CHORD BEARISG OF SOUTH
2272242* WEST AND A CHORD DISTANCE OF 503 FEET 70 A PONT CN SAID CURVE: "HENGE NORTH 73°23°247 WLST, A
DISTANCE OF 5000 FEET TC & POINT 0N & fURVT OF A CURVE COMIEVF 7O THF WEET &NC HAVING A RADIUS OF 25 QG
FEST AND & CENTRAL AMGLE DF 117377957 YHWENSE NORIHFR Y AIONS SAI0 CURVE AN ARG INSTANCE OF 5.03 AND
SUBTENDED BY A CHDRD BEARING OF WORTA T3°5C28" £AST AND A CADR3 DISTANCE OF B.03 FEET TO A POINT DN 3alD
EURVE; THEHZE NORTH 730224 WES™, A DISTANCE ©F 1389.49 FEET, THENCE SOJTH 15°36'36° WEST, A JISTANIE OF
£2.75 FEET; THENCE 30UTH 7¥'4§92€" WEST. & [.5TANCE OF 19007 FIET; THIMCE NOR™ 18%0%e” WEST, A DISTANCE OF
150,73 FEE™ TO & FOINT ON A GURVE COMCAVF TQ THE SCUTH AND HAMING A RADIUS CF 355.00 FEET ANC A CENTRAL
ESGE OF 04°50036% THRENCE WESTER.Y ALONG SaAlD SURVE AR ARC DISIANCE ©F 3D.01 FEE™ AMD SUBTENCED EY A
oHERD FEARIMG OF SOUVH 747 5T4" WEST aND A CHORD DISTANCE OF 3C.00 FEET 7O THE FONT OF TANGENCY OF SAID
U%VE: THENCE SOUTH 7i49%4€" WEST, A [ STANCE OF 92,52 FEE™ T0 A S0INT OM A CLRVT OF & CURVE CONCAVE TG
THE EAST AND HAWING A RADILS OF 25.00 FEI™ AND A GENTR&L AMC.E OF SOUTH 11°320B° LAST: THENCE SOJHERLY
L.DNG SAID CJRVE AN SRT QISTANCE OF £.0% FEET AND SJETENDED 8Y A IGORD BTARING OF SGUTH 1272405 EAST AND
& CHOREC CISTASCE CF 5.02 FEED 10 & POINT DN Seilr CURVE, THEARESE SOUTH 7i'4&48* WEST, & DISTANCE OF £0.00 FEE™
. TENSE SOUTH 187074 £AST, A DISTANCE OF 67.00 FEET, THEACE SOUTH 71°4G#€* WEST, A DISTANCE OF 225.00 fEET
TO IFE 'NTERSECTION wiT= THE ATCRIMEINTIONED EAST RCHT :OF WAY UKE OF JOHN ANDERSON HGHWAY, THINCE NORTH
1R1074* WEST, ALONG SAID RABHT OF WAY UKE. & TiSTANSE OF 304 31 FEET; TQ TL PQINT OF BEGINNING

CONTAINING 97.68 ACRLS, MORF OR LISS




Together with

Phase 2B

A PORTION OF SECTIONS 13 AND 38, TOWNSHIP 12 SOUTH, RANGE 31 EAST, FLAGLER COUNTY,
FLORIDA, AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCE AT THE
INTERSECTION OF THE EAST RIGHT OF WAY LINE OF JOHN ANDERSON HIGHWAY (STATE ROAD 201
AND A 100 FOOT RIGHT OF WAY) AND THE NORTH LINE OF SAID SECTION 38; THENCE SOUTH
18°10°14” EAST ALONG SAID EAST RIGHT OF WAY LINE, A DISTANCE OF 331.23 FEET; THENCE
NORTH 71°49°46” EAST, DEPARTING FROM SAID RIGHT OF WAY LINE, A DISTANCE OF 400.00 FEET
TO THE POINT OF BEGINNING; THENCE CONTINUE NORTH 71°49°46” EAST, ADISTANCE OF 370.00
FEET; THENCE NORTH 18°10°14” WEST, A DISTANCE OF 325.00 FEET; THENCE NORTH 71°49’46”
EAST, A DISTANCE OF 50.00 FEET; THENCE NORTH 18°10’14” WEST, A DISTANCE OF 20.01 FEETTO
THE POINT OF CURVE OF A CURVE CONCAVE TO THE EAST AND HAVING A RADIUS OF 25.00 FEET
AND A CENTRAL ANGLE OF 11°32’14”; THENCE NORTHERLY ALONG SAID CURVE AN ARC
DISTANCE OF 5.03 FEET AND SUBTENDED BY A CHORD BEARING OF NORTH 12°24’08” WEST AND
A CHORD DISTANCE OF 5.03 FEET TO A POINT ON SAID CURVE; THENCE NORTH 71°49°46” EAST,
A DISTANCE OF 119.50 FEET; THENCE SOUTH 18°10’14” EAST, A DISTANCE OF 809.39 FEET;
THENCE SOUTH 01°32°26” WEST, A DISTANCE OF 49.29 FEET; THENCE SOUTH 88°27°34” WEST, A
DISTANCE OF 140.00 FEET; THENCE SOUTH 01°32°26” EAST, A DISTANCE OF 20.00 FEET; THENCE
NORTH 88°27°'34” EAST, A DISTANCE 140.00 FEET; THENCE SOUTH 01°32°26” EAST, A DISTANCE
OF 384.95 FEET; SOUTH 18°10°14” EAST, A DISTANCE OF 935.73 FEET; THENCE SOUTH 71°49°46”
WEST, A DISTANCE OF 140.00 FEET; THENCE SOUTH 18°10°14” EAST, A DISTANCE OF 20.00 FEET;
THENCE NORTH 71°49’ 46” EAST, A DISTANCE OF 140.00 FEET; THENCE SOUTH 18°10°14” EAST, A
DISTANCE OF 24.44 FEET TO THE POINT OF CURVE OF A CURVE CONCAVE TO THE WEST AND
HAVING A RADIUS OF 365.00 FEET AND A CENTRAL ANGLE OF 34°46’50”; THENCE SOUTHERLY
ALONG SAID CURVE AN ARC DISTANCE OF 221.57 FEET AND SUBTENDED BY CHORD BEARING OF
SOUTH 00°46°49” EAST AND A CHORD DISTANCE OF 218.18 FEET TO THE POINT OF TANGENT OF
SAID CURVE; THENCE SOUTH 16°36'36" WEST, A DISTANCE OF 18.72 FEET; THENCE NORTH
73°23°24” WEST, A DISTANCE OF 139.49 FEET TO A POINT ON A CURVE OF A CURVE CONCAVE TO
THE EAST AND HAVING A RADIUS OF 25.00 FEET AND A CENTRAL ANGLE OF 11°32'13”; THENCE
NORTHERLY ALONG SAID CURVE AN ARC DISTANCE OF 5.03 FEET AND SUBTENDED BY A CHORD
BEARING OF NORTH 10°50°29” EAST AND A CHORD DISTANCE OF 5.03 FEET TO A POINT ON SAID
CURVE; THENCE NORTH 73°28’41” WEST, A DISTANCE OF 50.00 FEET TO A POINT ON A CURVE OF
A CURVE CONCAVE TO THE NORTHWEST AND HAVING A RADIUS OF 25.00 FEET AND A CENTRAL
ANGLE OF 12°16’44”; THENCE SOUTHWESTERLY ALONG SAID CURVE AN ARC DISTANCE OF 5.36
FEET AND SUBTENDED BY A CHORD BEARING OF SOUTH 22°44’58” WEST AND A CHORD
DISTANCE OF 5.35 FEET TO A POINT ON A CURVE OF A CURVE CONCAVE TO THE SOUTH AND
HAVING A RADIUS OF 495.00 AND A CENTRAL ANGLE OF 16°23'29”; THENCE WESTERLY ALONG
SAID CURVE AN ARC DISTANCE OF 141.61 FEET AND SUBTENDED BY A CHORD BEARING OF
NORTH 79°46°17” WEST AND A CHORD DISTANCE OF 141.13 FEET TO A POINT ON SAID CURVE;
THENCE NORTH 02°02’07” EAST, A DISTANCE OF 77.22 FEET; THENCE NORTH 18°10’14” WEST, A



DISTANCE OF 50.30 FEET; THENCE SOUTH 71°49°46” WEST, A DISTANCE OF 80.00 FEET; THENCE
NORTH 18°10°14” WEST, A DISTANCE OF 1800.00 FEET TO THE POINT OF BEGINNING.
CONTAINING 21.82 ACRES, MORE OR LESS.

Together with

Phase 2C

A PORTION OF SECTION 38, TOWNSHIP 12 SOUTH, RANGE 31 EAST, FLAGLER COUNTY, FLORIDA,
AND BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCE AT THE INTERSECTION
OF THE EAST RIGHT OF WAY LINE OF JOHN ANDERSON HIGHWAY (STATE ROAD 201 AND A 100
FOOT RIGHT OF WAY) AND THE NORTH LINE OF SAID SECTION 38; THENCE SOUTH 18°10°14” EAST
ALONG SAID EAST RIGHT OF WAY LINE, A DISTANCE OF 331.23 FEET TO THE POINT OF BEGINNING;
THENCE NORTH 71°49°46” EAST, DEPARTING FROM SAID RIGHT OF WAY LINE, A DISTANCE OF
400.00 FEET; THENCE SOUTH 18°10°14” EAST, A DISTANCE OF 1906.48 FEET TO A POINT ON A
CURVE OF A CURVE CONCAVE TO THE SOUTH AND HAVING A RADIUS OF 495.00 FEET AND A
CENTRAL ANGLE OF 14°32'52”; THENCE WESTERLY ALONG SAID CURVE AN ARC DISTANCE OF
125.68 FEET AND SUBTENDED BY A CHORD BEARING OF SOUTH 78°18°07” WEST AND A CHORD
DISTANCE OF 125.35 FEET TO A POINT OF A CURVE OF A CURVE CONCAVE TO THE NORTHEAST
AND HAVING A RADIUS OF 25.00 FEET AND A CENTRAL ANGLE OF 10°55’26”; THENCE
NORTHWESTERLY ALONG SAID CURVE AN ARC DISTANCE OF 4.77 FEET AND SUBTENDED BY A
CHORD BEARING OF NORTH 23°37°58” WEST AND A CHORD DISTANCE OF 4.76 FEET; THENCE;
THENCE SOUTH 72°11°12” WEST, A DISTANCE OF 50.00 FEET; THENCE NORTH 18°10°14” WEST, A
DISTANCE OF 87.31 FEET; THENCE SOUTH 71°49°46” WEST, A DISTANCE OF 225.00 FEET TO THE
INTERSECTION WITH THE AFOREMENTIONED EAST RIGHT OF WAY LINE OF JOHN ANDERSON
HIGHWAY; THENCE NORTH 18°10°14” WEST, ALONG SAID RIGHT OF WAY LINE, A DISTANCE OF
1800.00 FEET TO THE POINT OF BEGINNING.

CONTAINING 16.91 ACRES, MORE OR LESS.
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Exhibit "C"
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Exhibit "D"

Tract Map . =
Veranda Bay MERANDA

Flagler County, Florida
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Exhibit "G"
Land Use Conversion Matrix

Veranda Bay - Land Use Exchange Table

Proposed Net External PM Peak
Land Use Type Quantity Units Trips Trip Rate
Single-Family Detached Housing 1,053 DUs 876 0.832
Recreational Community CenterClubhouse and Amenity Center 6 KSF 14 2.258
Multifamily Housing (Low-Rise} 1,682 DUs 675 0.401
Yacht Club - Commercial (Strip Retail Plaza (<40k}} 10 KSF 52 5.2
Marina 150 Berths 28 0.187
Retail/Commercial/Office 436 KSF 1,156 2.65
Hotel 250 Rooms 135 0.54
Source: Table 08, Trip Generation - PM Peak
Convert To
Single Family Recreational Multi-Famit Yacht Club Retail/Commercial
idential C ity Center | Residential Commercial Marina Office Hotel
Single-Family Detached Housing 1.000 0.368 2.075 0.160 4.449 0.314 1.541
£ |Recreational C ity CenterClubh and A ity Center 2.714 1.000 5.631 0.434 12.075 0.852 4.181
2 Multifamily Housing (Low-Rise) 0.482 0.178 1.000 0.077 2.144 0.151 0.743
s Yacht Club - Commercial (Strip Retail Plaza (<40k)) 6.250 2.303 12,968 1.000 27.807 1.962 9.630
E Marina 0.225 0.083 0.466 0.036 1.000 0.071 0.346
<@  |Retail/Commercial/Office 3.185 1.174 6.608 0510 14171 1.000 4.907
Hotel 0.649 0.239 1.347 0.104 2.888 0.204 1.000
Example:
To convert 50 Single Family Residential Dwelling Units to Shopping/Retail/Office, multiply 50 * 0.314 = 15,698.00 SF
To convert 10,000 SF Shopping/Retail/Office to Single Family Detached Residentlal, multiply 10,000/1,000 * 3.185 32.00 Units
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