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iii. Public Comment and Testimony
iv. Consideration of Resolution 2022-05 Levying Special Assessments on 

Assessment Area 1
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A. Attorney
B. Engineer and Maintenance Report
C. District Manager’s Report

i. Balance Sheet and Income Statement
ii. Ratification of Funding Request #9

iii. Ratification of Funding Request #10
iv. Approval of Fiscal Year 2023 Meeting Schedule

7. Other Business
8. Supervisor’s Requests
9. Adjournment
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MINUTES OF MEETING 
GARDENS AT HAMMOCK BEACH  

COMMUNITY DEVELOPMENT DISTRICT 
 
 The regular meeting of the Board of Supervisors of the Gardens at Hammock Beach 

Community Development District was held on Friday, August 19, 2022 at 12:30 p.m. at the 

Hilton Garden Inn Palm Coast, 55 Town Center Boulevard, Palm Coast, Florida. 

 
 Present and constituting a quorum were: 
 
 Clint Smith Chairman 
 David Lusby Vice Chairman  
 William Livingston Assistant Secretary 
 David Root Assistant Secretary 
  
 
 Also present was: 
 
 
 George Flint District Manager 
 Michael Chiumento III District Counsel 
 
 
 
 The following is a summary of the discussions and actions taken at the August 19, 2022 

Gardens at Hammock Beach Community Development District’s Meeting. 

 
FIRST ORDER OF BUSINESS Roll Call 

 Mr. Flint called the meeting to order at 12:30 p.m. A quorum was present. 

 

SECOND ORDER OF BUSINESS Public Comment Period 

There being none, the next item followed. 

 

THIRD ORDER OF BUSINESS Approval of Minutes of the July 15, 2022 
Board of Supervisors Meeting 

 Mr. Flint asked for any comments or corrections to the July 15, 2022 meeting. The Board 

had no changes.  
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On MOTION by Mr. Livingston, seconded by Mr. Smith, with all 
in favor, the Minutes of the July 15, 2021 Board of Supervisors 
Meeting were approved as presented.  

 

FOURTH ORDER OF BUSINESS Organizational Matters 
A. Appointment of Individual to Fulfill the Board Vacancy with a Term Ending 

November 2022 
 Mr. Flint stated the vacancies were filled at the last meeting.  

 

B. Administration of Oath of Office to Newly Appointed Supervisor 
 Mr. Flint stated the newly appointed Supervisor was not present, so the oath will be 

performed at a later meeting.  

 

C. Consideration of Resolution 2022-04 Electing Officers 
 Mr. Flint stated this resolution will be on the next agenda.  

 

FIFTH ORDER OF BUSINESS Public Hearing 
 Mr. Flint asked for a motion to open the hearing.  

 

On MOTION by Mr. Smith, seconded by Mr. Lusby, with all in 
favor, Opening the Public Hearing, was approved. 

 

 Mr. Flint noted for the record there were no member of the public present to provide 

comment.  

 

A. Public Hearing on Levying Special Assessments 
i. Presentation of Assessment Methodology 

 Mr. Flint stated these have been reviewed and the hearing was scheduled. A 30-day 

mailed notice and legal advertisements were sent out. Mr. Flint stated they would like to 

continue the public hearing since they were not ready for the Board to impose the assessments. 

He asked the Board to approve the motion to continue the public hearing to September 16, 2022 

at 12:30 at the same location. There was discussion on who could attend. Mr. Lusby and Mr. 

Livingston will not be able to attend the meeting.   
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On MOTION by Mr. Lusby, seconded by Mr. Smith, with all in 
favor, Continuing the Public Hearing to September 16, 2022 at 
12:30 in the Same Location, was approved. 

 

ii. Presentation of Assessment Methodology 
iii. Public Comment and Testimony 
iv. Consideration of Resolution 2022-05 Levying Special Assessments on 

Assessment Area 1 
 These items were tabled to a future agenda.  

 

B. Public Hearing on Adoption of the Fiscal Year 2023 Budget 
i. Consideration of Resolution 2022-06 Adopting the District’s Fiscal Year 2023 

Budget and Appropriating Funds 
 Mr. Flint explained that this is an administrative budget and the proposed budget was 

approved in the spring. The budget totals $80,048. He noted there were no members of the public 

present to provide comment.  

 

On MOTION by Mr. Lusby, seconded by Mr. Root, with all in 
favor, Resolution 2022-06 Adopting the District’s Fiscal Year 
2023 Budget and Appropriating Funds, was approved. 

 

Mr. Flint asked for a motion to close the hearing.  

  

On MOTION by Mr. Smith, seconded by Mr. Lusby, with all in 
favor, Closing the Public Hearing, was approved. 

 

ii. Consideration of Developer Funding Agreement  
 Mr. Flint noted the funding agreement between the District and the landowner. The 

Developer will be obligated to fund the actual costs of the District’s operations.  

 

On MOTION by Mr. Root, seconded by Mr. Livingston, with all in 
favor, the Developer Funding Agreement, was approved. 
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SIXTH ORDER OF BUSINESS Staff Reports 
A. Attorney
Mr. Chiumento noted the plat is recorded for the two phases along the water. He added

they will close in September and October and construction will start later in the month. 

Bonds should be funded by the 1st of October.  

B. Engineer and Maintenance Report
There was no engineer to review the report.

C. District Manager’s Report
i. Balance Sheet and Income Statement

Mr. Flint presented the balance sheet and income statement which were unaudited 

through May 31, 2022. No action was required by the Board.  

ii. Approval of Fiscal Year 2023 Meeting Schedule
Mr. Flint presented the meeting schedule, and it was noted the Board meets on an as 

needed basis. The notice is prepared based on that assumption. He added they may need to start 

meeting more often and the notice can be adjusted. He added the schedule would be the 3rd 

Friday of the month at 12:30 as an option for the meeting. Costs and phone attendance were 

discussed. This item was deferred to the September 16th meeting.  

iii. Reminder to File Form 1 with the Supervisor of Elections
Mr. Flint noted it appeared that all Board members had filed the Form 1. 

SEVENTH ORDER OF BUSINESS Other Business 

Mr. Flint asked for other business. There being none, the next item followed. 

EIGHTH ORDER OF BUSINESS Supervisor’s Request 

There being none, the next item followed. 
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NINTH ORDER OF BUSINESS Adjournment 

 
On MOTION by Mr. Livingston, seconded by Mr. Smith, with all 
in favor, the meeting was adjourned.  

 
 
 
 
________________________________  ________________________________ 
Secretary / Assistant Secretary    Chairman / Vice Chairman 
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RESOLUTION 2022-04 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE 
GARDENS AT HAMMOCK BEACH COMMUNITY 
DEVELOPMENT DISTRICT ELECTING THE OFFICERS OF 
THE DISTRICT AND PROVIDING FOR AN EFFECTIVE DATE 

 
 WHEREAS, the Gardens at Hammock Beach Community Development District (the 
“District”) is a local unit of special purpose government created and existing pursuant to Chapter 
190, Florida Statutes; and  
 
 WHEREAS, the Board of Supervisors of the District (“Board”) desires to elect the 
Officers of the District. 
 

 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS 

OF THE PRESTON COVE COMMUNITY DEVELOPMENT DISTRICT: 
 
 
 
1._____________________________ is elected Assistant Secretary of the Board of 

Supervisors. 
 
 
2._____________________________ is elected Assistant Secretary of the Board of 

Supervisors. 
 
 
This Resolution shall become effective immediately upon its adoption. 
 
 
 
PASSED AND ADOPTED this ______ day of _________________, 2022. 
 
 
 

ATTEST: GARDENS AT HAMMOCK BEACH 
COMMUNITY DEVELOPMENT 
DISTRICT 

 
 
 
_________________________________      ____________________________________ 
Secretary/Assistant Secretary  Chairperson/Vice-Chairperson 
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Gardens at 
Hammock Beach  

Community 
Development 
District  

Engineer’s Report  

1. INTRODUCTION  
1.1 Description of The Gardens 
Assessment Area One Community  
The Gardens (also referred to as the “Development”) is a 
824.13 gross acres master planned, commercial/ 
residential community located in Flagler County as shown 
on Location Map Exhibit A. The Assessment Area One 
Development legal description is attached, Exhibit A-1. 
The Assessment Area One Development is part of the 
824.13 acres and is 248.93 acres and located east of John 
Anderson Highway. The Master Developer (“Developer”) 
is Palm Coast Intracoastal, LLC, based in Charlotte, North 
Carolina.   
The Development is part of a Planned Unit Development 
(PUD) known as Hammock Beach River Club which 
allows for up to and including, but not limited to, 453 
residential units and 230,694 square feet of 
commercial/retail/office/multi-family area and 100,000 
square feet of specialty retail. The Assessment Area One 
Development consists of 335 single family lots and 

clubhouse amenity, associated roadway, sidewalk, 
drainage, water, sewer, reuse, signage, and irrigation 
improvements. A land use summary of the Assessment 
Area One is presented in Table 1.  
The Gardens at Hammock Beach Community 
Development District (herein called the “District” or 
“CDD”) encompasses 953.37 gross acres of land and will 
construct, acquire, operate and/or maintain certain 
portions of the public infrastructure to support the 
Development.  The legal description of the District 
Boundaries can be seen in Exhibit A-2.  The District will 
acquire or construct infrastructure in phases as necessary.  
Currently, the Development has an Assessment Area One 
that includes 6 sub phases for which all or a portion of 
certain infrastructure improvements identified herein are 
expected to be financed from the proceeds of District 
special assessment revenue bonds.  Construction of the 
first phases of the Development, part of the roadway 
infrastructure, and the overall grading for the 
Development will commence in late 2020.  An inventory 
of the phasing has been presented in Table 2 and Table 3 
together with the proposed unit mix of the single-family 
residential units for the Development.  

1.2 Purpose of Report  
The purpose of this report is to provide a description of 
Assessment Area One Development, which will serve 
248.93 gross acres of the District consisting of 335 single-
family lots and the capital improvements to be 
constructed, acquired and/or financed by the District; 
and apportionment of the costs of the capital 
improvements.  

  

  
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

TABLE 1 - LAND USE SUMMARY  AREA (AC)  
Residential Land  248.93 
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TABLE 2 – ASSESSMENT AREA ONE, PHASING SUMMARY    

PHASE  SINGLE 
FAMILY 
                      AREA (AC.) 

Gardens – Phase 1-1A 56 90.4 

Gardens – Phase 1-1B 54 18.0 

Gardens – Phase 1-1C 35 26.7 

Gardens – Phase 1-2A 66 75.13 

Gardens – Phase 1-2B 65 21.8 

Gardens – Phase 1-2C 59 16.9 

TOTAL – Assessment Area One Gardens at Hammock Beach CDD  335 248.93 

 
 
 
 
 
 
 

TABLE 3 - LOT TYPES     

PHASE  SINGLE FAMILY 

  50’      60’      80’  
NO. 

UNITS 
AREA 
(AC.) 

Gardens – Phase 1-1A 38  18 56 90.4 

Gardens – Phase 1-1B   54 54 18.0 

Gardens – Phase 1-1C   35 35 26.7 

Gardens – Phase 1-2A 42 24  66 75.13 

Gardens – Phase 1-2B  65  65 21.8 

Gardens – Phase 1-2C  59  59 16.9 

TOTAL – Assessment Area One Gardens at Hammock 
Beach CDD  

80 148 107 335 248.93 
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2. DISTRICT BOUNDARY AND 
ASSESSMENT AREA ONE 
PROPERTIES SERVED  
2.1 District Boundary  
The Gardens Master Site Plan Assessment Area One, 
Exhibit B, identifies the location and boundary of the 
Development included within the District. The 
Development Plan will provide for single family residential 
and associated amenities, and is located east of I-95 and 
south of SR 100 and east of John Anderson Highway in 
Flagler County. 

2.2 Description of Properties Served 
Assessment Area One 
The Development is located within Section 13, 14, and 38, 
Township 12 South, Range 31 East all within Flagler 
County, Florida.  The existing property consists of wooded 
area, open pasture land and forested wetland. The 
environmental areas associated with the Development 
have been reviewed and are to be part of Open 
Space/Conservation areas within a parcel. The terrain of 
the site slopes to the east with elevations ranging from EL. 
2.0 to EL. 20.0 NAVD 88.  

3. PROPOSED ASSESSMENT 
AREA ONE DEVELOPMENT 
INFRASTRUCTURE  
3.1 Summary of the Proposed Project 
Assessment Area One Infrastructure  
The project infrastructure may generally consist of the 
following systems to serve the Development:  
  

• On-Site Master Public Roadway Improvements  

• Water Distribution and Sanitary Sewer Collection 
Systems and Reuse Water Distribution and New 
Reuse Treatment Plant 

• Off-Site and On-Site Master Public Roadway 
Improvement (turn lanes and sidewalk John 
Anderson Highway) 

• Master Stormwater Management System  

• Landscaping, in common areas  

• Irrigation, in common areas  

• Hardscape, in common areas  

• Conservation Mitigation Areas  

• Electrical Service System (Underground) 

 

 
This infrastructure serves as a system of improvements 
benefitting all lands within the Development. To the 
extent that the boundary of the District is amended from 
time to time, the District will consider amendments or 
supplementals to this report at such time.  

 
3.2 Master Stormwater Management 
System Assessment Area One 
The Assessment Area One Master Stormwater 
Management System provides for the storm water runoff 
treatment and will treat and attenuate stormwater runoff 
that will be carried out through the use of manmade 
retention and detention systems and collected in inlets, 
pipes, curbs and paved and sodded surfaces to convey this 
runoff.  These systems discharge to the adjacent wetland 
or Intracoastal Waterway. Flagler County and the St. 
Johns River Water Management District (SJRWMD) 
regulate the design criteria for the District’s stormwater 
management facilities. The Master Stormwater 
Management System will discharge through 
interconnected swales, pipes, ponds and canals to lakes 
within the Development. The Master Stormwater 
Management System will adhere to the design criteria of 
 

TABLE 4 - PROPOSED FACILITIES  

Facilities/Systems  
Proposed  
Ownership and  
Maintenance Entity  

Sanitary Sewer 
Collection  

City of Flagler 
Beach/CDD 

Water Distribution  City of Flagler 
Beach/CDD 

Reuse Water  City of Flagler 
Beach/CDD 

Master Stormwater 
Management System  

CDD 

Electrical Service 
System  

FPL 

Conservation Mitigation  CDD 
Landscaping/Irrigation/  
Hardscape Master 
Public Roads 

CDD 
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these agencies, which require that drainage systems be 
designed to attenuate a 25-year, 24-hour rainfall event to 
pre-development discharges.  This criterion is typical for 
similar developments with positive outfalls.    

The Master Stormwater Management System will also 
adhere to the requirements of SJRWMD and Flagler 
County, which requires that all building finished floor 
elevations be constructed minimum one-foot above the 
anticipated flood elevation for the 100-year, 24-hour 
storm event.  The treatment of stormwater runoff will be 
provided in accordance with the design guidelines for dry 
and wet retention/detention systems as mandated by the 
SJRWMD and Flagler County.  Stormwater runoff will be 
collected by curbs and stormwater conveyance surfaces 
with drainage inlets and an underground storm sewer pipe 
and open canal systems conveyed to the 
retention/detention areas. The overall drainage system is 
shown on the Master Stormwater Plan Assessment Area 
One, Exhibit C.  The Master Stormwater Management 
System consists of various dry retention areas and ponds 
that collect runoff from the developed property. The 
District will finance the cost of stormwater collection and 
treatment systems, as well as the construction and/or 
maintenance of said retention areas. All of these 
improvements will be owned and maintained by the 
District. 

 
3.3 Public Roadway Systems 
The on-site public roadway improvements (“Roadway”) 
associated within the Development will be developed 
and funded, owned and maintained by the District for 
ownership and operation. The Roadway’s system within 
the Development and each phase will consist of two (2) 
lane roads throughout each phase within the project 
with two (2) new entrances with turn lanes connected to 
John Anderson Highway. All of these roadways will 
consist of road surface with a minimum of twenty-four 
(24) foot pavement sections with curbs, single lanes to 
be 15 foot minimum.  All the internal roadways will be 
public.  The roadways will serve the different land uses 
within the Development. Construction of the roadway 
pavement will consist of an asphaltic concrete surface 
with sidewalks, signing and striping, landscaping, 
lighting, and landscaped hardscape features. 

The Development will provide for the design and 
construction of an off-site roadway improvements 
providing turn lanes at road connections to John Anderson 
Highway.  The roadway improvement will include right 
hand and left-hand turn lanes. These improvements will 

serve all of the phases within the District as the main 
entrances.  

The on-site public roadways and the off-site public 
roadway improvements will be designed and constructed 
in accordance with the applicable Flagler County and 
Florida Department of Transportation (FDOT) standards.  
Please refer to Exhibit B for depiction of the roadway 
systems within and adjacent to the Development.  

The roadway improvements will include utilities that 
will run within the road right-of-way. The utilities within 
these roadways (described in 3.4) and any 
landscaping/hardscaping related to these roadways will be 
developed as part of the improvements to the District.  A 
stormwater drainage facility (as described in 3.2) will also 
be provided for these improvements within the Master 
Stormwater Management System. The District will 
finance, own and maintain these improvements. 
  

3.4 Water Distribution, Sanitary Sewer 
Collection, Reuse Water Distribution 
Systems and Reuse Treatment Plant 
The Assessment Area One Development includes utilities 
within the right-of-way and adjacent utility easements of 
the proposed community infrastructure and internal 
streets.  City of Flagler Beach Utilities will provide reuse 
water, potable water and wastewater services. The major 
trunk lines, collection systems and transmission mains to 
serve the District’s various phases of the Development are 
to be constructed or acquired by the District. The overall 
water distribution systems, sanitary sewer collection and 
reuse water lines are shown on the Master Utility Plan 
Assessment Area One Sheets, Exhibits D1-D3.   
        The potable water facilities for the Assessment Area 
One will include both transmission and distribution mains 
along with necessary valving, fire hydrants and water 
services to boundary lines or individual lots and 
Development parcels.  It is currently estimated that these 
watermains of various sizes will be funded by the District.  

The wastewater facilities for the Assessment Area One 
will include gravity collection sewer lines and mains.  The 
two (2) new lift stations will be located within the District 
and will service the Development.  These new lift stations 
will tie into the new 12” forcemain located on John 
Anderson Highway. A new reuse / irrigation wastewater 
treatment plant may be constructed to provide irrigation 
demand. It is currently estimated that these gravity 
collection systems forcemain and reuse irrigation 
wastewater treatment plant will be constructed, acquired 
or financed by the District.  
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Design of the wastewater collection system, reuse 
water system reuse irrigation wastewater treatment plant 
and the water distribution system for potable water and 
fire protection is in accordance with the criteria and 
guidelines of City of Flagler Beach, and the Florida 
Department of Environmental Protection (FDEP).  Utility 
extension within John Anderson Highway will also be 
included as part of the infrastructure improvements for the 
Development.  All of these improvements will be financed 
by the District and owned and maintained by the City of 
Flagler Beach. 

3.5 Landscaping, Irrigation and Entry 
Features in Common Areas 
Landscaping, irrigation, entry features and walls at the 
entrances and along the outside boundary of the 
Assessment Area One Development will be provided by the 
District.  The irrigation system will use reuse water as 
provided by City of Flagler Beach Utilities.  The master 
reuse water mains to the various phases of Development 
will be constructed or acquired by the District with District 
funds and subsequently turned over to City of Flagler 
Beach Utilities. Landscaping for the roadways will consist 
of sod, annual flowers, shrubs, ground cover and trees for 
the off-site intersection improvements for John Anderson 
Highway Roadways.  Perimeter walls will be provided at 
the site entrances and perimeters.  These items may be 
funded, owned and maintained by the District.  Parks and 
community areas within each phase will be part of the 
facilities that may be financed and owned by the District.  
 

3.6 Electrical Service (Underground)  
Florida Power and Light (FPL) will provide the electrical 
service to the Development.  The service will include the 
primary and secondary systems to serve the various land 
uses, sanitary lift stations and street lighting.  The balance 
of the costs of providing electricity is expected to be at the 
expense of the Developer.  

3.7 Conservation Areas  
The proposed Development of the community will require 
mitigation of wetland communities for any impacts to the 
existing wetlands within the District and as part of the 
approvals for the Master Stormwater Management 
System.  The District will fund the mitigation and 
conservation areas, as required, for approvals.  

  

4. OPINION OF PROBABLE 
CONSTRUCTION COSTS  
Exhibit E presents a summary of the costs for the 
Assessment Area One infrastructure including roads, 
drainage, water, sewer, reuse, landscaping, entry feature, 
and electrical service (underground). 

Costs for the Assessment Area One in Exhibit E are 
derived from expected quantities of the infrastructure 
multiplied by unit costs typical of the industry in East 
Central Florida.  Included within these costs are technical 
services consisting of planning, land surveying, 
engineering, environmental permitting, soils and material 
testing related to such infrastructure.  These services are 
necessary f0r the design, permitting and construction 
contract management for the Development infrastructure. 
The costs are exclusive of certain legal, administrative, 
financing, operations or maintenance services necessary to 
finance, construct, acquire and/or operate the Master 
Project infrastructure.  

5. PERMITTING STATUS  
The Gardens at Hammock Beach CDD is located within 
Flagler County. The District is currently approved by the 
County as a Planned Unit Development. The District is 
within the City of Flagler Beach Utilities service area for 
the sanitary sewer service, water distribution, and reuse 
water service.  
       The District is also located within the St Johns River 
Water Management District (SJRWMD) for stormwater 
management approvals.  
       Flagler County previously approved a Planned Unit 
Development, Preliminary Plat and Construction Plans for 
Phases 1A, 1B, 1C, 2A, 2B, and 2C and Final Plat for Phase 
1A and 2A for the community which allows Development 
as one single phase or in multiple phases.  The Developer 
anticipates a phased approach and received approvals for 
Phase 1A, Phase 1B, Phase 1C, Phase 2A, Phase 2B, Phase 
2C, which, in total, will consist of 335 single-family lots. 
 
The Developer has obtained permit approvals for the 
following:  
 

• FDEP Water Permit (#0080281-030-DSGP) 

• FDEP Wastewater Permit (#0018857-024-DWC) 

• SJRWMD ERP Permit (#80599-8) 

• ACOE Permit (#SAJ-1996-00918) 
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       The District Engineer will certify that all permits 
necessary to complete the Development have either been 
obtained or, in his expert opinion, will be obtained and 
there is no reason to believe that the necessary permits 
cannot be obtained for the entire Assessment Area One 
Development.  
 

6. ENGINEER’S CERTIFICATION  
It is our opinion that the costs of the Assessment Area One 
Development improvements proposed represent a system 
of improvements benefitting all developable property 
located within the District, are fair and reasonable and that 
the District-funded improvements are assessable 
improvements within the meaning of Chapter 190, F.S.  
We have no reason to believe that the Master Project 
cannot be constructed at the cost described in this report.  
We expect the improvements to be constructed or acquired 

by the District with bond proceeds, as indicated within this 
report.  We believe that the District will be well served by 
the improvements discussed in this report.  
I hereby certify that the foregoing is a true and correct copy 
of the Engineer’s Report for Gardens at Hammock Beach 
Community Development District.  
  

  
_07/12/2022________________________  

Parker Mynchenberg, P.E. 
Florida License No. 32645 
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EXHIBIT E 
Opinion of Probable Construction Cost Assessment Area One 

 
 
 
 

Improvement  Total  
  Utilities Systems   

  Water System   $             1,600,000.00 

  Sanitary Sewer System   $             2,000,000.00   

  Reuse Water System   $             1,500,000.00   

  Reuse Water Treatment Plant  $             4,000,000.00 

  Stormwater Management System   $             2,000,000.00   

  Electrical Service  $                400,000.00   

  Conservation Mitigation    $                300,000.00   

  Onsite Public Roadway Systems  $             2,300,000.00   

  Offsite Public Roadway Systems  $                800,000.00   

  Landscaping/Hardscaping/Irrigation   $                700,000.00   

  Recreational Areas   $             1,200,000.00  

  Professional Fees  $             1,200,000.00   

  Inspection Survey Testing  $                350,000.00   

  Subtotal Costs   $           18,350,000.00   

  Contingency (10%)   $             1,835,000.00   

 

TOTAL ESTIMATED COSTS  

 

 $  20,185,000.00   

 
Prepared by Parker Mynchenberg & Associates, Inc. 
July 12, 2022 
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1.0 Introduction 

The Gardens at Hammock Beach Community Development District is a local unit of special-
purpose government organized and existing under Chapter 190, Florida Statutes (the 
“District”), as amended. The District plans to issue $25,565,000 of tax exempt bonds in one or 
more series (the “Bonds”) for the purpose of financing certain infrastructure improvements 
within an assessment area within the District (herein “Assessment Area One”), more 
specifically described in the Master Engineer’s Report dated July 12, 2022 prepared by Parker 
Mynchenberg & Associates, Inc. as may be amended and supplemented from time to time (the 
“Engineer’s Report”).  The District anticipates the construction of infrastructure 
improvements consisting of improvements that benefit property owners within Assessment 
Area One within the District.   

1.1 Purpose 

This Master Assessment Methodology Report for Assessment Area One (the 
“Assessment Report”) provides for an assessment methodology for allocating the debt 
to be incurred by the District to benefiting properties in Assessment Area One within 
the District. The Assessment Report allocates the debt to properties based on the 
special benefits each receives from the Assessment Area One Capital Improvement 
Plan (“AA1 CIP”). This Assessment Report will be supplemented with one or more 
supplemental methodology reports to reflect the actual terms and conditions at the 
time of the issuance of each series of Bonds. This Assessment Report is designed to 
conform to the requirements of Chapters 190 and 170, Florida Statutes with respect to 
special assessments and is consistent with our understanding of case law on this 
subject.  

The District intends to impose non ad valorem special assessments on the benefited 
lands within Assessment Area One within the District based on this Assessment 
Report.  It is anticipated that all of the proposed special assessments will be collected 
through the Uniform Method of Collection described in Chapter 197.3632, Florida 
Statutes or any other legal means available to the District.  It is not the intent of this 
Assessment Report to address any other assessments, if applicable, that may be levied 
by the District, a homeowner’s association, or any other unit of government. 

1.2 Background 

The District  consists of 953.37 acres and the proposed Development is envisioned to 
include approximately 824.13 acres, and the development program currently 
envisions approximately 453 residential units, 230,694 square feet of 
commercial/retail/office/multi-family area, and 100,000 square feet of specialty retail 
(herein the “Development”) in Flagler County, Florida. Assessment Area One is 
located within the Development and consists of 248.93 acres, and is envisioned to 
include 335 residential units (herein the “Assessment Area One Development 
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Program”).  The proposed development program for Assessment Area One is depicted 
in Table 1.  It is recognized that such land use plan may change, and this report will 
be modified accordingly. 

The improvements contemplated by the District in the AA1 CIP will provide facilities 
that benefit certain property within the District. The AA1 CIP is delineated in the 
Engineer’s Report.  Specifically, the District may construct and/or acquire certain 
water systems, sanitary sewer systems, reuse water systems, reuse water treatment 
plants, stormwater management systems, electrical service, conservation mitigation, 
onsite public roadway systems, offsite public roadway systems, 
landscaping/hardscaping/irrigation, amenities and recreational areas, professional 
fees and inspection survey testing. The acquisition and construction costs are 
summarized in Table 2. 

The assessment methodology is a four-step process. 

1. The District Engineer must first determine the public infrastructure
improvements and services that may be provided by the District and
the costs to implement the AA1 CIP.

2. The District Engineer determines the assessable acres that benefit from
the District’s AA1 CIP.

3. A calculation is made to determine the funding amounts necessary to
acquire and/or construct AA1 CIP.

4. This amount is initially divided equally among the benefited
properties on a prorated gross acreage basis. Ultimately, as land is
platted, this amount will be assigned to each of the benefited
properties based on the number of platted units.

1.3 Special Benefits and General Benefits 

Improvements undertaken by the District create special and peculiar benefits to the 
property, different in kind and degree than general benefits, for properties within it’s 
borders as well as general benefits to the public at large. 

However, as discussed within this Assessment Report, these general benefits are 
incidental in nature and are readily distinguishable from the special and peculiar 
benefits, which accrue to property within Assessment Area One within the District. 
The implementation of the AA1 CIP enables properties within its boundaries to be 
developed. Without the District’s AA1 CIP, there would be no infrastructure to 
support development of land within Assessment Area One of the District. Without 
these improvements, development of the property within the District would be 
prohibited by law. 
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There is no doubt that the general public and property owners outside of Assessment Area 
One within the District will benefit from the provision of the District’s AA1 CIP. However, 
these benefits will be incidental to the District’s AA1 CIP, which is designed solely to meet 
the needs of property within Assessment Area One within the District. Properties outside the 
District boundaries and outside Assessment Area One  do not depend upon the District’s 
AA1 CIP.  The property owners within are therefore receiving special benefits not received 
by those outside Assessement Area One and outside of the District’s boundaries. 

1.4 Requirements of a Valid Assessment Methodology 

There are two requirements under Florida law for a valid special assessment: 

1) The properties must receive a special benefit from the improvements being
paid for.

2) The assessments must be fairly and reasonably allocated to the properties
being assessed.

Florida law provides for a wide application of special assessments that meet these 
two characteristics of special assessments.  

1.5 Special Benefits Exceed the Costs Allocated 

The special benefits provided to the property owners within Assessment Area One 
within the District are greater than the costs associated with providing these benefits. 
The District Engineer estimates that the District’s AA1 CIP that is necessary to support 
full development of property within Assessment Area One will cost approximately 
$20,185,000. The District’s Underwriter projects that financing costs required to fund 
the infrastructure improvements, including project costs, the cost of issuance of the 
Bonds, the funding of debt service reserves and capitalized interest, will be 
$25,565,000. Additionally, funding required to complete the AA1 CIP is anticipated to 
be funded by Developer. Without the AA1 CIP, the property would not be able to be 
developed and occupied by future residents of the community. 

2.0 Assessment Methodology 

2.1 Overview 

The District is planning to issue $25,565,000 in Bonds to fund the District’s AA1 CIP 
for Assessment Area One, provide for capitalized interest, a debt service reserve 
account and cost of issuance.  It is the purpose of this Assessment Report to allocate 
the $25,565,000 in debt to the properties benefiting from the AA1 CIP. 

Table 1 identifies the land uses as identified by the Developer and current landowners 
of the land within Assessment Area One of the District.  The District has a proposed 



 6 

Engineer’s Report for the AA1 CIP needed to support the Development within 
Assessment Area One, these construction costs are outlined in Table 2.  The 
improvements needed to support the Development are described in detail in the 
Engineer’s Report and are estimated to cost $20,185,000.  Based on the estimated costs, 
the size of the bond issue under current market conditions needed to generate funds 
to pay for the Project and related costs was determined by the District’s Underwriter 
to total $25,565,000.  Table 3 shows the breakdown of the bond sizing. 

2.2 Allocation of Debt 

Allocation of debt is a continuous process until the development plan is completed. 
The AA1 CIP funded by District bonds benefits all developable acres within 
Assessment Area One within the District.  

The initial assessments will be levied on an equal basis to all 248.93 acres within 
Assessment Area One of the District.  A fair and reasonable methodology allocates the 
debt incurred by the District proportionately to the properties receiving the special 
benefits.  At this point all of the lands within Assessment Area One within the District 
are benefiting from the improvements. 

Once platting or the recording of declaration of condominium, (“Assigned 
Properties”) has begun, the assessments will be levied to the Assigned Properties 
based on the benefits they receive.  The Unassigned Properties, defined as property 
that has not been platted, assigned development rights or subjected to a declaration of 
condominium within Assessment Area One, will continue to be assessed on a per acre 
basis (“Unassigned Properties”).  Eventually the Assessment Area One Development 
Program will be completed and the debt relating to the Bonds will be allocated to the 
planned 335 residential units within Assessment Area One within the District, which 
are the beneficiaries of the AA1 CIP, as depicted in Table 5 and Table 6.  If there are 
changes to the Assessment Area One Development Program, a true up of the 
assessment will be calculated to determine if a debt reduction or true-up payment 
from the Developer is required.  The process is outlined in Section 3.0 

The assignment of debt in this Assessment Report sets forth the process by which debt 
is apportioned.  As mentioned herein, this Assessment Report will be supplemented 
from time to time. 

2.3 Allocation of Benefit 

The AA1 CIP consists of water systems, sanitary sewer systems, reuse water systems, 
reuse water treatment plants, stormwater management systems, electrical service, 
conservation mitigation, onsite public roadway systems, offsite public roadway 
systems, landscaping/hardscaping/irrigation, amenities and recreational areas, 
professional fees and inspection survey testing. There are three residential product 
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types within the Assessment Area One planned development. Table 4 shows the 
allocation of benefit to the particular land uses. It is important to note that the benefit 
derived from the improvements on the particular units exceeds the cost that the units 
will be paying for such benefits.  

2.4 Lienability Test: Special and Peculiar Benefit to the Property 

Construction and/or acquisition by the District of its proposed AA1 CIP relating to 
Assessment Area One will provide several types of systems, facilities and services for 
its residents. These include water systems, sanitary sewer systems, reuse water 
systems, reuse water treatment plants, stormwater management systems, electrical 
service, conservation mitigation, onsite public roadway systems, offsite public 
roadway systems, landscaping/hardscaping/irrigation, amenities and recreational 
areas, professional fees and inspection survey testing. These improvements accrue in 
differing amounts and are somewhat dependent on the type of land use receiving the 
special benefits peculiar to those properties, which flow from the logical relationship 
of the improvements to the properties.  

For the provision of AA1 CIP relating to the Assessment Area One Development, the 
special and peculiar benefits are: 

1) the added use of the property,
2) added enjoyment of the property, and
3) the probability of increased marketability and value of the property.

These special and peculiar benefits are real and ascertainable but are not yet capable 
of being calculated as to value with mathematical certainty.  However, each is more 
valuable than either the cost of, or the actual non-ad valorem special assessment levied 
for the improvement or the debt as allocated. 

2.5 Lienability Test: Reasonable and Fair Apportionment of the Duty to Pay 
Non-Ad Valorem Assessments 

A reasonable estimate of the proportion of special and peculiar benefits received from 
the public improvements described in the Engineer’s Report is delineated in Table 5 
(expressed as Allocation of Par Debt per Product Type). 

The determination has been made that the duty to pay the non-ad valorem special 
assessments is fairly and reasonably apportioned because the special and peculiar 
benefits to the property derived from the acquisition and/or construction of the 
District’s AA1 CIP relating to the Assessment Area One Development Program have 
been apportioned to the property according to reasonable estimates of the special and 
peculiar benefits provided consistent with the land use categories. 
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Accordingly, no acre or parcel of property within the boundaries of the District will 
have a lien for the payment of any non-ad valorem special assessment more than the 
determined special benefit peculiar to that property and therefore, the debt allocation 
will not be increased more than the debt allocation set forth in this Assessment Report. 

In accordance with the benefit allocation suggested for the product types in Table 4, a 
total debt per unit and an annual assessment per unit have been calculated for each 
product type (Table 6). These amounts represent the preliminary anticipated per unit 
debt allocation assuming all anticipated units are built and sold as planned, and the 
entire proposed AA1 CIP is developed or acquired and financed by the District. 

3.0 True Up Mechanism 

Although the District does not process plats, declaration of condominiums, site plans 
or revisions thereto for the Developer, it does have an important role to play during 
the course of platting and site planning.  Whenever a plat, declaration of condominium 
or site plan is processed, the District must allocate a portion of its debt to the property 
according to this Assessment Report outlined herein.  In addition, the District must 
also prevent any buildup of debt on Unassigned Property.  Otherwise, the land could 
be fully conveyed and/or platted without all of the debt being allocated.  To preclude 
this, at the time Unassigned Properties become Assigned Properties, the District will 
determine the amount of anticipated assessment revenue that remains on the 
Unassigned Properties, taking into account the proposed plat, or site plan approval. 
If the total anticipated assessment revenue to be generated from the Assigned and 
Unassigned Properties is greater than or equal to the maximum annual debt service, 
then no adjustment is required.  In the case that the revenue generated is less than the 
required amount then a debt reduction or true-up payment by the landowner in the 
amount necessary to reduce the par amount of the outstanding bonds to a level that 
will be supported by the new net annual debt service assessments will be required.   

4.0 Assessment Roll 

The District will initially distribute the liens across the property within Assessment 
Area One of the District boundaries on a gross acreage basis.  As Assigned Property 
becomes known with certainty, the District will refine its allocation of debt from a per 
acre basis to a per unit basis as shown in Table 6.  If the land use plan changes, then 
the District will update Table 6 to reflect the changes.  As a result, the assessment liens 
are neither fixed nor are they determinable with certainty on any acre of land in the 
District prior to the time final Assigned Properties become known.  At this time the 
debt associated with the AA1 CIP will be distributed evenly across the acres within 
the Assessment Area One of the District.  As the development process occurs, the debt 
will be distributed against the Assigned Property in the manner described in this 
Assessment Report.  The current assessment roll is depicted in Table 7. 
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TABLE 1
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
DEVELOPMENT PROGRAM
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types No. of Units * ERUs per Unit (1) Total ERUs
Single Family 50' 80 1 80.00
Single Family 60' 148 1.2 177.60
Single Family 80' 107 1.6 171.20
Total Units 335 428.80

(1) Benefit is allocated on an ERU basis; based on density of planned development, with Single Family 50' = 1 ERU

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 2
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
INFRASTRUCTURE COST ESTIMATES
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Capital Improvement Plan ("Assessment Area One CIP")  (1) Total Cost Estimate

Water System 1,600,000$           
Sanitary Sewer System 2,000,000$           
Reuse Water System 1,500,000$           
Reuse Water Treatment Plant 4,000,000$           
Stormwater Management System 2,000,000$           
Electrical Service 400,000$              
Conservation Mitigation 300,000$              
Onsite Public Roadway System 2,300,000$           
Offsite Public Roadway Systems 800,000$              
Landscaping/Hardscaping/Irrigation 700,000$              
Amenities and Recreational Area 1,200,000$           
Professional Fees 1,200,000$           
Inspection Survey Testing 350,000$              
Contingency (10%) 1,835,000$           

20,185,000$         

(1) A detailed description of these improvements is provided in the Master
Engineer's Report dated July 12, 2022

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 3
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
BOND SIZING
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Description Total
Construction Funds 20,185,000$          
Debt Service Reserve 1,783,734$            
Capitalized Interest 2,900,900$            
Underwriters Discount 511,000$               
Cost of Issuance 175,000$               
Rounding 9,366$                   

Par Amount* 25,565,000$          

Bond Assumptions:
Average Coupon 6.00%
Amortization 30 years
Capitalized Interest 24 Months
Debt Service Reserve Max Annual D/S
Underwriters Discount 2%

* Par amount is subject to change based on the actual terms at the sale of the bonds

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 4
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
ALLOCATION OF BENEFIT
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types
No. of 

Units *
ERU 

Factor
Total 
ERUs % of Total ERUs

Total 
Improvements 

Costs Per 
Product Type

Improvement 
Costs Per 

Unit
Single Family 50' 80 1 80.00 18.66% 3,765,858$    47,073$       
Single Family 60' 148 1.2 177.60 41.42% 8,360,205$    56,488$       
Single Family 80' 107 1.6 171.20 39.93% 8,058,937$    75,317$       

Totals 335 428.80 100% 20,185,000$  

* Unit mix is subject to change based on marketing and other factors  

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 5
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
ALLOCATION OF TOTAL BENEFIT/PAR DEBT TO EACH PRODUCT TYPE
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types No. of Units *

Total Improvements 
Costs Per Product 

Type

Allocation of Par 
Debt Per Product 

Type
 Par Debt Per 

Unit
Single Family 50' 80 3,765,858$             4,769,590$              59,620$         
Single Family 60' 148 8,360,205$             10,588,489$            71,544$         
Single Family 80' 107 8,058,937$             10,206,922$            95,392$         

Totals 335 20,185,000$           25,565,000$            

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 6
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
PAR DEBT AND ANNUAL ASSESSMENTS FOR EACH PRODUCT TYPE
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types
No. of 

Units *
Allocation of 
Par Debt Per 

Total Par 
Debt Per 

Maximum 
Annual Debt 

Net Annual 
Debt 

Gross Annual 
Debt 

Single Family 50' 80 4,769,590$    59,620$    332,786$       4,160$      4,425$          
Single Family 60' 148 10,588,489$  71,544$    738,785$       4,992$      5,310$          
Single Family 80' 107 10,206,922$  95,392$    712,163$       6,656$      7,081$          

Totals 335 25,565,000$  1,783,734$    

(1) This amount includes collection fees and early payment discounts when collected on the 
County Property Tax Bill

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 7
GARDENS AT HAMMOCK BEACH COMMUNITY DEVELOPMENT DISTRICT
PRELIMINARY ASSESSMENT ROLL
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Owner Property* Acres

Total Par Debt 
Allocation  Per 

Acre
 Total Par Debt 

Allocated

Net Annual Debt 
Assessment 
Allocation 

Gross Annual 
Debt Assessment 

Allocation (1)

Palm Coast Intracoastal, LLC Gardens at Hammock Beach 248.93 102,700$          25,565,000$    1,783,734$          1,897,590$         

Totals 248.93 25,565,000$    1,783,734$          1,897,590$         

(1) This amount includes 6% to cover collection fees and early payment discounts when collected utilizing the uniform method

 
Annual Assessment Periods 30
Average Coupon Rate (%) 6.00%
Maximum Annual Debt Service $1,783,734

* - See Metes and Bounds, attached as Exhibit A

Prepared by: Governmental Management Services - Central Florida, LLC
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RESOLUTION 2022-05 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF 
THE GARDENS AT HAMMOCK BEACH COMMUNITY 
DEVELOPMENT DISTRICT AUTHORIZING DISTRICT 
PROJECTS FOR CONSTRUCTION AND/OR 
ACQUISITION OF INFRASTRUCTURE IMPROVEMENTS; 
EQUALIZING, APPROVING, CONFIRMING, AND 
LEVYING SPECIAL ASSESSMENTS ON PROPERTY 
SPECIALLY BENEFITED BY SUCH PROJECTS TO PAY 
THE COST THEREOF; PROVIDING FOR THE PAYMENT 
AND THE COLLECTION OF SUCH SPECIAL 
ASSESSMENTS BY THE METHODS PROVIDED FOR BY 
CHAPTERS 170, 190, AND 197, FLORIDA STATUTES; 
CONFIRMING THE DISTRICT’S INTENTION TO ISSUE 
SPECIAL ASSESSMENT BONDS; MAKING PROVISIONS 
FOR TRANSFERS OF REAL PROPERTY TO 
GOVERNMENTAL BODIES; PROVIDING FOR THE 
RECORDING OF AN ASSESSMENT NOTICE; PROVIDING 
FOR SEVERABILITY, CONFLICTS AND AN EFFECTIVE 
DATE. 
 

WHEREAS, the Gardens at Hammock Beach Community Development District (the 
“District”) previously indicated its intention to construct certain types of infrastructure 
improvements and to finance such infrastructure improvements through the issuance of bonds, 
which bonds would be repaid by the imposition of special assessments on benefited property 
within the District; and 
 

WHEREAS, the District Board of Supervisors (the “Board”) noticed and conducted a public 
hearing pursuant to Chapters 170, 190, and 197, Florida Statutes, relating to the imposition, levy, 
collection and enforcement of such assessments. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD 
OF SUPERVISORS OF THE GARDENS AT HAMMOCK 
BEACH COMMUNITY DEVELOPMENT DISTRICT AS 
FOLLOWS: 

 
SECTION 1. AUTHORITY FOR THIS RESOLUTION.  This Resolution is adopted pursuant 

to Chapters 170, 190, and 197, Florida Statutes, including without limitation, Section 170.08, 
Florida Statutes. 
 

SECTION 2. FINDINGS.  The Board hereby finds and determines as follows: 
 

(a) The District is a local unit of special-purpose government organized and existing 
under and pursuant to Chapter 190, Florida Statutes, as amended. 

(b) The District is authorized by Chapter 190, Florida Statutes, to finance, fund, plan, 
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establish, acquire, install, equip, operate, extend, construct, or reconstruct stormwater management 
and drainage systems and related earthwork, potable water distribution systems (including 
associated connection fees), reclaimed water distribution systems, sanitary sewer collection and 
conveyance systems (including associated connection fees), landscaping, irrigation and hardscape 
improvements, offsite roadway improvements, offsite utility improvements, and other 
infrastructure projects and services necessitated by the development of, and serving certain lands 
within Phase 1 of the development, the District (together the “Area One Project”), as further 
described in the Master Engineer’s Report, dated July 12 2022 (the “Engineer’s Report”) 
attached as Exhibit A hereto and incorporated herein by this reference. 

(c) The District is authorized by Chapter 190, Florida Statutes, to levy and impose 
special assessments to pay all, or any part of, the cost of such infrastructure projects and services 
and to issue special assessment bonds payable from such special assessments as provided in 
Chapters 170, 190, and 197, Florida Statutes. 

(d) It is necessary to the public health, safety and welfare and in the best interests of 
the District that (i) the District provide the Area One Project, the nature and location of which was 
initially described in Resolution 2022-02 and is shown in the Engineer’s Report, and which Area 
One Project’s plans and specifications are on file at 219 East Livingston Street, Orlando, Florida, 
32801 (“District Records Offices”); (ii) the cost of such Area One Project be assessed against the 
lands specially benefited by such Area One Project; and (iii) the District issue bonds to provide 
funds for such purposes pending the receipt of such special assessments. 

(e) The provision of said Capital Improvements, the levying of such Assessments 
(hereinafter defined) and the sale and issuance of such bonds serves a proper, essential, and valid 
public purpose and is in the best interests of the District, its landowners, and residents. 

(f) In order to provide funds with which to pay all or a portion of the costs of the 
Capital Improvements which are to be assessed against the benefitted properties, pending the 
collection of such Assessments, it is necessary for the District from time to time to sell and issue 
its Special Assessment Bonds, in one or more series (the “Bonds”). 

(g) By Resolution 2022-02, the Board determined to provide the Area One Project and 
to defray the costs thereof by making Assessments on benefited property and expressed an 
intention to issue Bonds, notes or other specific financing mechanisms to provide a portion of the 
funds needed for the Area One Project prior to the collection of such Assessments.  Resolution 
2022-02 was adopted in compliance with the requirements of section 170.03, Florida Statutes, and 
prior to the time it was adopted, the requirements of section 170.04, Florida Statutes, had been 
met. 

(h) As directed by Resolution 2022-02, said Resolution 2022-02 was published as 
required by section 170.05, Florida Statutes, and a copy of the publisher's affidavit of publication 
is on file with the Secretary of the District. 

(i) As directed by Resolution 2022-02, a preliminary assessment roll was adopted and 
filed with the Board as required by section 170.06, Florida Statutes. 

(j)  As required by section 170.07, Florida Statutes, upon completion of the 
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preliminary assessment roll, the Board adopted Resolution 2022-03, fixing the time and place of a 
public hearing at which owners of the property to be assessed and other persons interested therein 
may appear before the Board and be heard as to (1) the propriety and advisability of making the 
infrastructure improvements, (2) the cost thereof, (3) the manner of payment therefore, and (4) the 
amount thereof to be assessed against each specially benefited property or parcel and provided for 
publication of notice of such public hearing and individual mailed notice in accordance with 
Chapters 170, 190, and 197, Florida Statutes.  

(k) Notice of such public hearing was given by publication and also by mail as required 
by Section 170.07, Florida Statutes.  Affidavits as to such publications and mailings are on file in 
the office of the Secretary of the Board. 

(l) On August 19, 2022, a public hearing and meeting of the Board (“Public Hearing 
and Meeting”) was held in compliance with all legal requirements, including, but not limited to 
the requirements of Section 286.011, Florida Statutes. The Public Hearing and Meeting was held 
for the necessary public purpose of considering matters related to the levy and allocation of the 
Assessments. The public was invited to participate in the Public Hearing and Meeting by physical 
attendance or through submission of questions and comments to the District Manager in advance 
of the Public Hearing and Meeting.  Having considered the estimated costs of the Capital 
Improvements, estimates of financing costs and all complaints and evidence presented at such 
public hearing, the Board further finds and determines: 

i. that the estimated costs of the Capital Improvements is as specified in the 
Engineer’s Report, which Engineer’s Report is hereby adopted and approved, and 
that the amount of such costs is reasonable and proper; and 

ii. it is reasonable, proper, just and right to assess the cost of such Capital 
Improvements against the properties specially benefited thereby using the method 
determined by the Board set forth in the Master Assessment Methodology, dated 
July 15, 2022 (the “Assessment Report,” attached hereto as Exhibit B and 
incorporated herein by this reference), for the Bonds, which results in the special 
assessments set forth on the final assessment roll included within such Exhibit B 
(the “Assessments”); and 

iii. the Assessment Report is hereby approved, adopted and confirmed.  The 
District ratifies its use in connection with the issuance of the Bonds; 

iv. it is hereby declared that the Capital Improvements will constitute a special 
benefit to all parcels of real property listed on said final assessment roll and that the 
benefit, in the case of each such parcel, will be equal to or in excess of the 
Assessments thereon when allocated as set forth in Exhibit B; 

v. that the costs of the Capital Improvements are fairly and reasonably 
apportioned to the properties specifically benefitted as set forth in Exhibit B;  

vi. it is in the best interests of the District that the Assessments be paid and 
collected as herein provided; and 
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vii. it is reasonable, proper, just and right for the District to utilize the true-up 
mechanisms and calculations contained in the Assessment Report in order to ensure 
that all parcels of real property benefiting from the Capital Improvements are 
assessed accordingly and that sufficient assessment receipts are being generated in 
order to pay the corresponding bond debt-service when due; 

SECTION 3.  AUTHORIZATION OF DISTRICT PROJECT.  That construction of Capital 
Improvements initially described in Resolution No. 2022-02, and more specifically identified and 
described in Exhibit A attached hereto, is hereby authorized and approved and the proper officers, 
employees and/or agents of the District are hereby authorized and directed to take such further 
action as may be necessary or desirable to cause the same to be made. 
 

SECTION 4.   ESTIMATED COST OF IMPROVEMENTS.  The total estimated costs of the 
Capital Improvements and the costs to be paid by Assessments on all specially benefited property 
are set forth in Exhibits A and B, respectively, hereto. 
 

SECTION 5.  EQUALIZATION, APPROVAL, CONFIRMATION AND LEVY OF SPECIAL 
ASSESSMENTS.  The Assessments on the parcels specially benefited by the Capital Improvements, 
all as specified in the final assessment roll set forth in Exhibit B, attached hereto, are hereby 
equalized, approved, confirmed and levied.  Immediately following the adoption of this 
Resolution, these Assessments, as reflected in Exhibit B attached hereto, shall be recorded by the 
Secretary of the Board of the District in a special book, to be known as the “Improvement Lien 
Book.” The Assessment or assessments against each respective parcel shown on such final 
assessment roll and interest, costs and penalties thereon, as hereafter provided, shall be and shall 
remain a legal, valid and binding first lien on such parcel until paid and such lien shall be coequal 
with the lien of all state, county, district, municipal or other governmental taxes and superior in 
dignity to all other liens, titles, and claims.  Prior to the issuance of any Bonds, including refunding 
bonds, the District may, by subsequent resolution, adjust the acreage assigned to particular parcel 
identification numbers listed on the final assessment roll to reflect accurate apportionment of 
acreage within the District amongst individual parcel identification numbers.  The District may 
make any other such acreage and boundary adjustments to parcels listed on the final assessment 
roll as may be necessary in the best interests of the District as determined by the Board by 
subsequent resolution.  Any such adjustment in the assessment roll shall be consistent with the 
requirements of law.  In the event the issuance of Bonds, including refunding bonds, by the District 
would result in a decrease of the Assessments, then the District shall by subsequent resolution, 
adopted within sixty (60) days of the sale of such Bonds at a publicly noticed meeting and without 
the need for further public hearing, evidence such a decrease and amend the final assessment roll 
as shown in the Improvement Lien Book to reflect such a decrease. 
 

SECTION 6.  FINALIZATION OF SPECIAL ASSESSMENTS.  When the entire Capital 
Improvements project has both been constructed or otherwise provided to the satisfaction of the 
Board, the Board shall adopt a resolution accepting the same and determining the actual costs 
(including financing costs) thereof, as required by Sections 170.08 and 170.09, Florida Statutes.  
Pursuant to the provisions of Section 170.08, Florida Statutes, regarding completion of a project 
funded by a particular series of bonds, the District shall credit to each Assessment the difference, 
if any, between the Assessment as hereby made, approved and confirmed and the proportionate 
part of the actual costs of the Capital Improvements, as finally determined upon completion 
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thereof, but in no event shall the final amount of any such special assessment exceed the amount 
of benefits originally assessed hereunder.  In making such credits, no credit shall be given for bond 
financing costs, capitalized interest, funded reserves or bond discounts.  Such credits, if any, shall 
be entered in the Improvement Lien Book.   
 

SECTION 7.  PAYMENT OF SPECIAL ASSESSMENTS AND METHOD OF COLLECTION. 
 

(a) The Assessments may be paid in not more than thirty (30) substantially equal 
consecutive annual installments of principal and interest.  The Assessments may be paid in full 
without interest at any time within thirty (30) days after the completion of the Capital 
Improvements and the adoption by the Board of a resolution accepting the Capital Improvements, 
unless such option has been waived by the owner of the land subject to the Assessments; provided, 
however, that the Board shall at any time make such adjustments by resolution, at a noticed 
meeting of the Board, to that payment schedule as may be necessary and in the best interests of 
the District to account for changes in long and short term debt as actually issued by the District.  
All impact fee credits received and/or value received for impact fee credits shall be applied against 
the Capital Improvements costs and/or the outstanding indebtedness of any debt issuance that 
funded the improvement giving rise to the credits which application may be addressed by such 
resolutions. At any time subsequent to thirty (30) days after the Capital Improvements have been 
completed and a resolution accepting the Capital Improvements has been adopted by the Board, 
the Assessments may be prepaid in full including interest amounts to the next succeeding interest 
payment date or to the second succeeding interest payment date if such a prepayment is made 
within forty-five (45) calendar days before an interest payment date. The owner of property subject 
to Assessments may prepay the entire remaining balance of the Assessments at any time, or a 
portion of the remaining balance of the Assessment one time if there is also paid, in addition to the 
prepaid principal balance of the Assessment, an amount equal to the interest that would otherwise 
be due on such prepaid amount on the next succeeding interest payment date, or, if prepaid during 
the forty-five day (45) period preceding such interest payment date, to the interest payment date 
following such next succeeding interest payment date.  Prepayment of Assessments does not entitle 
the property owner to any discounts for early payment.   

(b) The District may elect to use the method of collecting Assessments authorized by 
Sections 197.3632 and 197.3635, Florida Statutes (the “Uniform Method”). The District has 
heretofore taken or will use its best efforts to take as timely required, any necessary actions to 
comply with the provisions of said Sections 197.3632 and 197.3635, Florida Statutes.  Such 
Assessments may be subject to all of the collection provisions of Chapter 197, Florida Statutes.  
Notwithstanding the above, in the event the Uniform Method of collecting its special or non-ad 
valorem assessments is not available to the District in any year, or if determined by the District to 
be in its best interest, the Assessments may be collected as is otherwise permitted by law.  The 
District may, in its sole discretion, collect Assessments by directly assessing landowner(s) and 
enforcing said collection in any manner authorized by law. 

(c) For the period the District uses the Uniform Method, the District shall enter into an 
agreement with the Tax Collector of Flagler County who may notify each owner of a lot or parcel 
within the District of the amount of the special assessment, including interest thereon, in the 
manner provided in Section 197.3635, Florida Statutes. 
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SECTION 8. APPLICATION OF TRUE-UP PAYMENTS.   
 
(a) Pursuant to the Assessment Report, attached hereto as Exhibit B, there may be 

required from time to time certain true-up payments.  As parcels of land or lots are platted, the 
Assessments securing the Bonds shall be allocated as set forth in the Assessment Report.  In 
furtherance thereof, at such time as parcels or land or lots are platted, it shall be an express 
condition of the lien established by this Resolution that any and all initial plats of any portion of 
the lands within the District, as the District’s boundaries may be amended from time to time, shall 
be presented to the District Manager for review, approval and calculation of the percentage of 
acres and numbers of units which will be, after the plat, considered to be developed.  No further 
action by the Board of Supervisors shall be required. The District’s review shall be limited solely 
to this function and the enforcement of the lien established by this Resolution.  The District 
Manager shall cause the Assessments to be reallocated to the units being platted and the remaining 
property in accordance with Exhibit B, cause such reallocation to be recorded in the District’s 
Improvement Lien Book, and shall perform the true-up calculations described in Exhibit B, which 
process is incorporated herein as if fully set forth (the “True-Up Methodology”).  Any resulting 
true-up payment shall become due and payable that tax year by the landowner(s) of record of the 
remaining unplatted property, in addition to the regular assessment installment payable with 
respect to such remaining unplatted acres.   

(b) The District will take all necessary steps to ensure that true-up payments are made 
in  a timely fashion to ensure its debt service obligations are met.  The District shall record all true-
up payments in its Improvement Lien Book. 

(c) The foregoing is based on the District’s understanding with landowner and/or 
developer that it intends to develop the unit numbers and types shown in Exhibit B, on the net 
developable acres and is intended to provide a formula to ensure that the appropriate ratio of the 
Assessments to gross acres is maintained if fewer units are developed.  However, no action by the 
District prohibits more than the maximum units shown in Exhibit B from being developed.  In no 
event shall the District collect Assessments pursuant to this Resolution in excess of the total debt 
service related to the Capital Improvements, including all costs of financing and interest.  The 
District recognizes that such events as regulatory requirements and market conditions may affect 
the timing and scope of the development in the District.  If the strict application of the True-Up 
Methodology to any assessment reallocation pursuant to this paragraph would result in 
Assessments collected in excess of the District’s total debt service obligation for the Capital 
Improvements, the Board shall by resolution take appropriate action to equitably reallocate the 
Assessments.  Further, upon the District’s review of the final plat for the developable acres, any 
unallocated Assessments shall become due and payable and must be paid prior to the District’s 
approval of that plat.  

(d) The application of the monies received from true-up payments or Assessments to 
the actual debt service obligations of the District, whether long term or short term, shall be set 
forth in the supplemental assessment resolution adopted for each series of Bonds actually issued.  
Such subsequent resolution shall be adopted at a noticed meeting of the District, and shall set forth 
the actual amounts financed, costs of issuance, expected costs of collection, and the total amount 
of the assessments pledged to that issue, which amount shall be consistent with the lien imposed 
by this Resolution.  Each such supplemental resolution shall also address the allocation of any 
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impact fee credits expected to be received from the provision of the project funded by the 
corresponding series of Bonds issued or to be issued. 

SECTION 9.  GOVERNMENT PROPERTY; TRANSFERS OF PROPERTY TO UNITS OF 
LOCAL, STATE, AND FEDERAL GOVERNMENT.  Property owned by units of local, state, and federal 
government shall not be subject to the Assessments without specific consent thereto.  If at any 
time, any real property on which Assessments are imposed by this Resolution is sold or otherwise 
transferred to a unit of local, state, or federal government (without consent of such governmental 
unit to the imposition of Assessments thereon), all future unpaid Assessments for such tax parcel 
shall become due and payable immediately prior to such transfer without any further action of the 
District. 
 

SECTION 10.   ASSESSMENT NOTICE.  The District’s Secretary is hereby directed to record 
a general Notice of Assessments in the Official Records of Flagler County, Florida, which shall be 
updated from time to time in a manner consistent with changes in the boundaries of the District.   
 

SECTION 11.   SEVERABILITY.   If any section or part of a section of this Resolution be 
declared invalid or unconstitutional, the validity, force and effect of any other section or part of a 
section of this Resolution shall not thereby be affected or impaired unless it clearly appears that 
such other section or part of a section of this Resolution is wholly or necessarily dependent upon 
the section or part of a section so held to be invalid or unconstitutional. 

 
SECTION 12.   CONFLICTS.  All resolutions or parts thereof in conflict herewith are, to the 

extent of such conflict, superseded and repealed. 
 

SECTION 13.   EFFECTIVE DATE.  This Resolution shall become effective upon its 
adoption. 
 

[Remainder of this page intentionally left blank] 
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APPROVED AND ADOPTED this 16th day of September 2022. 

ATTEST: GARDENS AT HAMMOCK BEACH 
COMMUNITY DEVELOPMENT 
DISTRICT  

_____________________________ ____________________________________ 
Secretary/Assistant Secretary Chairperson, Board of Supervisors 

Exhibit A: Engineer’s Report for Capital Improvements, dated July 12, 2022 
Exhibit B: Master Assessment Methodology, dated July 15, 2022 
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Gardens	at	Hammock	Beach
Community	Development	District

Combined	Balance	Sheet
July	31,	2022

	 General	
	 Fund

Assets: 	
Cash:
				Operating	Account	 2,230$																					
Due	From	Developer 2,578$																					

Total	Assets 4,808$																				

Liabilities:
Accounts	Payable 3,540$																					

Total	Liabilities 3,540$																				

Fund	Balances: 	
Unassigned 1,268$																					

Total	Fund	Balances 1,268$																				

Total		Liabilities	&	Fund	Balance 4,808$																					

1



Gardens	at	Hammock	Beach
Community	Development	District

General	Fund
Statement	of	Revenues,	Expenditures,	and	Changes	in	Fund	Balance

For	The	Period	Ending	July	31,	2022

Adopted Prorated	Budget Actual
Budget Thru	07/31/22 Thru	07/31/22 Variance

Revenues
	
Developer	Contributions 77,251$																	 26,002$																	 26,002$																	 -$																															

Total		Revenues 77,251$																	 26,002$																	 26,002$																	 -$																															

Expenditures:

General	&	Administrative:

Supervisor	Fees 7,200$																				 6,000$																				 600$																								 5,400$																				
FICA	Expense 551$																								 459$																								 46$																											 413$																								
Engineering 5,000$																				 4,167$																				 -$																															 4,167$																				
Attorney 5,000$																				 4,167$																				 118$																								 4,049$																				
Dissemination 3,500$																				 -$																															 -$																															 -$																															
Arbitrage 450$																								 -$																															 -$																															 -$																															
Trustee	Fees 4,050$																				 -$																															 -$																															 -$																															
Annual	Audit 3,000$																				 3,000$																				 3,200$																				 (200)$																						
Management	Fees 35,000$																	 29,167$																	 14,583$																	 14,583$																	
Information	Technology 600$																								 500$																								 500$																								 -$																															
Website	Maintenance	 400$																								 333$																								 333$																								 0$																														
Telephone 100$																								 83$																											 -$																															 83$																											
Postage 750$																								 625$																								 192$																								 433$																								
Insurance 5,500$																				 5,500$																				 5,175$																				 325$																								
Printing	&	Binding 500$																								 417$																								 54$																											 363$																								
Legal	Advertising 5,000$																				 4,167$																				 54$																											 4,113$																				
Other	Current	Charges 350$																								 350$																								 527$																								 (177)$																						
Office	Supplies 125$																								 104$																								 1$																														 104$																								
Dues,	Licenses	&	Subscriptions 175$																								 175$																								 175$																								 -$																															

Total	Expenditures 77,251$																	 59,213$																	 25,557$																	 33,656$																	

Excess	(Deficiency)	of	Revenues	over	Expenditures 0$																														 445$																								

Fund	Balance	-	Beginning -$																															 824$																								

Fund	Balance	-	Ending 0$																														 1,268$																				
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Gardens	at	Hammock	Beach
Community	Development	District

Month	to	Month

Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Total

Revenues
	
Developer	Contributions 7,320$																				 1,834$																				 959$																								 1,542$																				 4,742$																				 1,542$																				 1,542$																				 1,550$																				 2,394$																				 2,578$																				 -$																															 -$																															 26,002$																	

Total		Revenues 7,320$																				 1,834$																				 959$																								 1,542$																				 4,742$																				 1,542$																				 1,542$																				 1,550$																				 2,394$																				 2,578$																				 -$																															 -$																															 26,002$																	

Expenditures:

General	&	Administrative:

Supervisor	Fees -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 600$																								 -$																															 -$																															 -$																															 600$																								
FICA	Expense -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 46$																											 -$																															 -$																															 -$																															 46$																											
Engineering -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															
Attorney -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 118$																								 -$																															 -$																															 -$																															 118$																								
Dissemination -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															
Arbitrage -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															
Trustee	Fees -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															
Annual	Audit -$																															 -$																															 -$																															 -$																															 3,200$																				 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 3,200$																				
Management	Fees 1,458$																				 1,458$																				 1,458$																				 1,458$																				 1,458$																				 1,458$																				 1,458$																				 1,458$																				 1,458$																				 1,458$																				 -$																															 -$																															 14,583$																	
Information	Technology 50$																											 50$																											 50$																											 50$																											 50$																											 50$																											 50$																											 50$																											 50$																											 50$																											 -$																															 -$																															 500$																								
Website	Maintenance	 33$																											 33$																											 33$																											 33$																											 33$																											 33$																											 33$																											 33$																											 33$																											 33$																											 -$																															 -$																															 333$																								
Telephone -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															
Postage 27$																											 0$																														 1$																														 -$																															 0$																														 -$																															 1$																														 161$																								 1$																														 2$																														 -$																															 -$																															 192$																								
Insurance 5,175$																				 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 5,175$																				
Printing	&	Binding -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 52$																											 1$																														 -$																															 -$																															 54$																											
Legal	Advertising -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 54$																											 -$																															 -$																															 -$																															 -$																															 54$																											
Other	Current	Charges 145$																								 45$																											 38$																											 53$																											 38$																											 30$																											 38$																											 50$																											 38$																											 50$																											 -$																															 -$																															 527$																								
Office	Supplies 0$																														 0$																														 0$																														 -$																															 -$																															 -$																															 0$																														 0$																														 0$																														 0$																														 -$																															 -$																															 1$																														
Dues,	Licenses	&	Subscriptions 175$																								 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 -$																															 175$																								

Total	Expenditures 7,064$																				 1,587$																				 1,581$																				 1,595$																				 4,780$																				 1,572$																				 1,580$																				 1,807$																				 2,397$																				 1,595$																				 -$																															 -$																															 25,557$																	

Excess	(Deficiency)	of	Revenues	over	Expenditures 256$																								 246$																								 (622)$																						 (53)$																									 (38)$																									 (30)$																									 (38)$																									 (257)$																						 (3)$																												 983$																								 -$																															 -$																															 445$																								
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Gardens	at	Hammock	Beach
Community	Development	District

Developer	Contributions/Due	from	Developer	FY2022

Funding	 Date Date Check	 Total General General Over	and
Request Prepared Payment	 Amount Funding	 Fund Fund (short)

# Received Request Portion	(21) Portion	(22) Balance	Due
FY	2021
10 9/14/21 10/13/21 7,888.79$														 7,888.79$																	 2,713.79$				 5,175.00$					 -$																			

FY2022
1 10/27/21 11/9/21 2,145.11$														 2,145.11$																	 -$													 2,145.11$					 -$																			
2 11/16/21 11/30/21 1,866.11$														 1,866.11$																	 32.60$									 1,833.51$					 -$																			
3 12/15/21 12/27/21 959.44$																	 959.44$																				 -$													 959.44$								 -$																			
4 1/13/22 2/1/22 1,541.66$														 1,541.66$																	 -$													 1,541.66$					 -$																			
5 2/14/22 3/3/22 4,741.82$														 4,741.82$																	 -$													 4,741.82$					 -$																			
6 3/11/22 4/7/22 1,541.66$														 1,541.66$																	 -$													 1,541.66$					 -$																			
7 4/20/22 5/5/22 1,542.22$														 1,542.22$																	 -$													 1,542.22$					 -$																			
8 5/6/22 5/19/22 1,549.74$														 1,549.74$																	 -$													 1,549.74$					 -$																			
9 6/15/22 6/23/22 2,393.81$														 2,393.81$																	 -$													 2,393.81$					 -$																			
10 7/29/22 8/9/22 2,578.05$														 2,578.05$																	 -$													 2,578.05$					 -$																			

Due	from	Developer 28,748.41$										 28,748.41$													 2,746.39$			 26,002.02$	 -$																			

Total	Developer	Contributions	FY22 26,002.02$													
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NOTICE OF MEETINGS 
GARDENS AT HAMMOCK BEACH  

COMMUNITY DEVELOPMENT DISTRICT 
Fiscal Year 2023 

 
 As required by Chapter 190 Florida Statutes, notice is being given that the Board 
of Supervisors of the Gardens at Hammock Beach Community Development 
District does not meet on a regular basis but will separately publish notice of meetings 
at least seven days prior to each Board meeting to include the date, time and location of 
said meetings.  Meetings may be continued to a date, time, and place to be specified on 
the record at the meeting.   
 There may be occasions when one or more Supervisors will participate by 
telephone. Please note that due to the ongoing nature of the COVID-19 public health 
emergency, it may be necessary to hold the above referenced meetings utilizing 
communications media technology in order to protect the health and safety of the 
public or held at an alternative physical location other than the location indicated 
above.  To that end, anyone wishing to participate in such meetings should contact the 
District Manager’s Office prior to each meeting to confirm the applicable meeting access 
and/or location information.  Additionally, interested parties may refer to the District’s 
website for the latest information: www.gardensathammockbeachcdd.com  
 
 Any person requiring special accommodations at a meeting because of a 
disability or physical impairment should contact the District Office at (407) 841-5524 at 
least forty-eight (48) hours prior to the meeting.  If you are hearing or speech impaired, 
please contact the Florida Relay Service 1-800-955-8770, for aid in contacting the District 
Office. 
 

Each person who decides to appeal any action taken at these meetings is 
advised that person will need a record of the proceedings and that 
accordingly, the person may need to ensure that a verbatim record of the 
proceedings is made, including the testimony and evidence upon which 
such appeal is to be based. 

 
George S. Flint  
Governmental Management Services – Central Florida, LLC 

  District Manager 
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