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1.  PROPOSED ACTION:  The proposed action includes approval of an updated Master 
Development Plan showing removal and relocation of the existing public boat ramp and parking 
area from the western portion of the Project Site to the south-central portion of the Project Site, 
and construction of associated marine amenities including dry boat storage, 9 docks (4 courtesy 
docks, 3 continuous wet slip storage docks, and 2 transient docks), boat ramp, pedestrian 
walkway, parking areas, and a yacht club. The existing public boat ramp located on the western 
end of the park would be removed. The proposed replacement boat ramp would be designed to 
accommodate low water conditions. Additionally, the wet slips associated with the Harbor 
Landing Marina may be modified to allow for covered wet slip storage. 
 
2.  ALTERNATIVES CONSIDERED:  Alternatives to the proposed action which were 
considered include: 
 
 a. "No Action" Alterative: 
As evaluated in this EA, the "No-Action" alternative would be to operate Lake Lanier Islands 
Resort, as is, with no changes (either as shown on the existing Master Plan or the currently 
proposed Master Plan) to the property. Under the "No Action" alternative, the USACE would 
deny the request for the recreational redevelopment of this portion of Lake Lanier Islands resort. 
The primary advantage of this alternative would be the lack of disturbance to the environment 
due to initial construction of additional facilities and subsequent recreational use. However, this 
action would not satisfy the project purpose and would be contrary to the current policy to 
privatize and expand recreational development. In addition, "No Action" would not allow 
satisfaction of local social and economic needs for the proposed facilities. 
 
 b. The General Development Plan Alternative: 
The general development alternative includes the development of a New England themed wharf 
area as outlined in the 1997 Conceptual Plan (Sheet C in the EA), the development of a separate 
boat launch facility on the western end of the Project Site, and the continued operation of the 
Harbor Landing 
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marina in its current state. Sheet C of the EA shows a number of boat slips along the eastern 
shore of the first island directly across from the Holiday on Lake Lanier Marina which would 
serve the wharf area and act as permanent mooring for a number of boats based at the resort. 
Construction of the 1997 conceptual plan would also spread boat related services across the 
resort and add boat congestion to the area around Holiday on Lake Lanier Marina.  
 
3.  FACTORS CONSIDERED IN DETERMINING THAT NO ENVIRONMENTAL IMPACT 
STATEMENT IS REQUIRED:  As described in the attached Environmental Assessment, the 
proposed action will not significantly impact resources in the project area.  Resource areas 
considered in the impacts analysis include, but are not limited to, physical habitat, land use 
changes, historic and archaeological resources, fishery and wildlife resources, threatened and 
endangered species, recreation, water quality, and aesthetics.  Coordination with the U.S. Fish 
and Wildlife Service under Section 7 of the Endangered Species Act has determined that the 
proposed development can occur without adversely affecting endangered or threatened species 
or critical habitat for such species.  No cultural resources or wetlands would be adversely 
affected.  The use of Best Management Practices would minimize impacts to water quality 
during construction.  The proposed development is consistent with the Lake Master Plan. In 
addition, the proposed development would provide recreational facilities for the local 
community.   
 
4.  CONCLUSIONS:  An evaluation of the attached Environmental Assessment describing the 
recommended plan shows that the proposed action would have no significant impact on the 
human environment and that an Environmental Impact Statement is not required. 
 
 
 
 
DATE:  ______________  _______________________________ 
   Byron G. Jorns 
   Colonel, Corps of Engineers 
   District Commander 
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SUPPLEMENTAL ENVIRONMENTAL ASSESSMENT
PROPOSED MASTER PLAN MODIFICAnONS - LEASING OF

GOVERNMENT LAND FOR RECREAnONAL AND PRIVATE DEVELOPMENT

LAKE LANIER ISLANDS RESORT, LAKE SIDNEY LANIER
CITY OF BUFORD, HALL COUNTY, GEORGIA

1. INTRODUCTION:

This supplemental environmental assessment (EA) was prepared utilizing a systematic,
interdisciplinary approach integrating the natural and social sciences and the design arts with
planning and decision-making. The proposed action and its alternatives are evaluated in multiple
contexts for short-term and long-term effects and for adverse and beneficial effects. This
assessment indicates the effects on the human environment are well known and do not involve
unique or unknown risks. It is not anticipated that this is a precedent-setting action, nor does it
represent a decision in principle about any future consideration.

A previous EA was conducted for the Proposed Sublease of Lake Lanier Islands to KSL Lake
Lanier, Inc. and Implementation of the 1997 Conceptual Development Plan in June of 1997. A
Finding of No Significant Impact (FONSI) was issued on July 15, 1997 associated with the
previous EA. This Supplemental EA is intended to address a conceptual site plan that has been
developed to meet the projected growth and pressures on the resort. The conceptual plan
proposes to move the previously approved 'boat launching facility' from the western end of the
campus to a more centrally located and protected cove on the southern side of the resort. This
change would also include the addition of a dry storage facility and yacht club, amenities which
are not currently offered at the resort. This EA was conducted in accordance with the National
Environmental Policy Act (NEPA), the Council on Environmental Quality (CEQ) regulations
implementing NEPA [40 Code of Federal Regulations (CFR) 1500-1508], and Engineer
Regulation 200-2-2. This assessment process used a systematic interdisciplinary approach
integrating the natural and social sciences and environmental design arts with planning and
decision-making.

A public review period for this action will be conducted prior to the issuance of any Finding by
posting the Draft EA on the U.S. Army Corps of Engineers website. If a FONSI for this
Supplemental EA is appropriate, it will be advertised to the public via a Notice of Availability in
accordance with 40 CFR 1501.4(e)(l). The posting will provide a method by which any member
of the public can request a copy of the FONSI. The FONSI will be mailed directly to individuals
and groups expressing an interest in the project.

a. Location:

This EA relates to Lake Lanier Islands Resort, which consists of a series of islands totaling
approximately 1,1 OO-acres in Lake Sidney Lanier and is currently subleased by LLI Management
Company, Inc. from the State of Georgia who leased the property from the U.S. Army Corps of
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Engineers (USACE). Lake Lanier Island Resort is located about two miles northeast of Buford
Dam on the eastern shore of Lake Lanier. The property is currently operated as a recreation area
and consists of land leased from the USACE located in the Apalachicola-Chattahoochee Flint
(ACF) river basin.

Lake Lanier Islands is conveniently located approximately 45 minutes northeast of Atlanta. The
resort is assessable via two large corridors: Peachtree Industrial Boulevard and Interstate 985 via
Friendship Road (Exit 8). Both Peachtree Industrial Boulevard and Interstate 985 connect to the
larger transportation infrastructure serving the greater metropolitan Atlanta area. The primary
access to the Project Site is via Holiday Road. Figure 1, Figure 2, and Figure 3 identify the
location ofthe project and are included in Appendix A.

This Supplemental EA has been prepared specifically to evaluate to proposed changes to the
Master Plan and not the entire Lake Lanier Islands Resort. The previously approved Master Plan
was composed of multiple sheets designated Sheets A, B, C, D.l, D.2, D.3, D.4, and E. Sheets
D.l through D.4 represented different design concepts for the southwestern portion of the
property. This Supplemental EA and the revisions to the Master Plan specifically address only
certain areas of the site and development features shown on portions of the original Master Plan
Sheet C and Sheet D.2. Sheet C covers the eastern portion of the property and contained an area.
labeled 'New England Wharf Theme', which included 16 non-descript dock features and Sheet
D.2 included an area labeled 'boat launching facility'. These proposed features are being
relocated to a central location within Lake Lanier Islands Resort. The intent of this Supplemental
EA is to assess potential environmental impacts from these proposed modifications as further
outlined below.

b. Proposed Action:

The proposed action includes approval of an updated Master Development Plan showing removal
and relocation of the existing public boat ramp and parking area from the western portion of the
Project Site to the south-central portion of the Project Site, and construction of associated marine
amenities including dry boat storage, 9 docks (4 courtesy docks, 3 continuous wet slip storage
docks, and 2 transient docks), boat ramp, pedestrian walkway, parking areas, and a yacht club.
The existing public boat ramp located on the western end of the park would be removed. The
proposed replacement boat ramp would be designed to accommodate low water (drought)
conditions. Additionally, the wet slips associated with the Harbor Landing Marina may be
modified to allow for covered wet slip storage.

c. Project History:

In 1974, Lake Lanier Islands celebrated its first year of operation. The first phase of development
included Harbor Landing Marina, campgrounds, stables, and a beach area at what is now the
Lake Lanier Islands Beach & WaterPark. As the population in the Atlanta area grew, so too did
the need for additional recreational venues.
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In 1987, the Beach & WaterPark was enhanced with the addition of water slides and the wave
pool, which remains Georgia's largest to this day. The 18-hole, par-72 Emerald Pointe Golf Club
was added in 1988, complete with Clubhouse, pro shop and grille. A resort hotel opened in 1989
named Lake Lanier Islands Resort, which was renamed the Hilton at Lake Lanier Islands in 1990.

In 1993, Lake Lanier Islands Development Authority and the State of Georgia partnered once
again to create Magical Nights of Lights. With an initial investment of over one million dollars,
Magical Nights of Lights was well on its way to becoming one of Georgia's most popular holiday
light shows. Today, Magical Nights of Lights is considered the world's largest animated light
extravaganza, which is comprised of more than one million twinkling lights on a six and one­
half-mile driving tour.

In May 1996, KSL Recreation Corporation, based in LaQuinta, CA, contracted with the state of
Georgia to take over the day-to-day management and operations of Lake Lanier Islands as a
result of a statewide privatization effort. KSL Recreation Corporation invested nearly $30 million
in property improvements while managing Lake Lanier Islands.

In 1997, the Beach & WaterPark enjoyed the addition of water attractions and retail space with
food and beverage outlets. Harbor Landing received all new docks and Emerald Pointe Golf Club.
was upgraded with new greens, refurbished bunkers, new drainage system, tee boxes, and all new
golf carts.

The addition of The LakeHouses on Lanier© in 1998 provided new lodging options at Lake
Lanier Islands. The 30 New England inspired homes each feature two bedrooms and two private
baths with dressing areas, full kitchen, dining space and large family room with a fieldstone
fireplace. The private deck is complete with view of the lake, hot tub and gas grill.

In 2001, KSL transformed the Hilton at Lake Lanier Islands into the Emerald Pointe Resort &
Conference Center®. In addition to a name change, the 214-room resort completed major
renovations. Highlights included a new entrance, refinements to the guestrooms and suites, a
completely renovated restaurant, and a new lobby. The resort expanded its meeting space by
8,900 square feet to a total of21,000 square feet.

In 2005, the lease interest in Lake Lanier Islands was sold to LLI Management Company, a resort
enterprise of the Virgil R. Williams family of Gwinnett County, Georgia. The Williams family is
committed to enhancing the recreational experience on the islands through higher quality
developments and accommodations, more leisure opportunities, and superior landscape.

LLI Management has invested over $41 million in the resort including the renovation of Emerald
Pointe Hotel, the addition of six luxury villas, the redesign of Emerald Pointe Golf Course, and
various capital improvements of other amenities. The State of Georgia is also in the midst of a
$35 million dollar investment in the infrastructure on the Islands, including a new sewer plant,
reconstructed roadways, roundabouts and multi-use sidewalks that provide separation between
passing cars, pedestrians and golfers, and new roadway lighting, potable water and sanitary sewer
lines.
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d. Purpose and Need for the Proposed Action:

Lake Lanier Islands Resort is redeveloping itself to meet the increased recreational demands
placed on Lake Sidney Lanier as the population of metro Atlanta grows. A market and economic
feasibility study was conducted by PKF Consulting and is included as Appendix C. The study
indicated that the proposed dry boat storage and yacht club amenities possess the requisite
attributes to attract both leisure and group related lodging demand throughout Georgia and the
southern region. Based on the market study, it is anticipated that 1,500 boat owners will seek new
slip space at Lake Lanier over the next five years. Further, the proposed marina facilities will
provide concierge services, such as boat detailing, food and drink stocking, and launch services
that are not currently available at any of the other operating marinas located on Lake Lanier.

Further, a Draft Environmental Impact Statement (EIS) for the ACF river basin, dated September
1998 by the USACE, indicated that the estimated population in the Georgia portion of the ACF
river basin was 3.637 million people. The report indicated a projected population for the Georgia
portion of the ACF river basin at 4.782 million people in 2020, and 6.167 million people in 2050.
The report further indicated Lake Sidney Lanier as the most heavily visited reservoir in the ACF
river basin with 3.5 million recreational visitor-days in 1995. The recreational use of Lake Sidney
Lanier will likely increase as the population of the Georgia portion of the ACF river basin
Increases.

e. Authority:

The construction of Lake Sidney Lanier (originally the Buford Dam multi-purpose project) was
authorized by the Rivers and Harbors Act approved July 24, 1946, Public Law 525, 79th

Congress, 2nd Session. The construction of Buford Dam was completed in 1957 and Lake Sidney
Lanier was designated as such by Public Law 56-457, and approved on March 29, 1956.
Recreational facilities were authorized by Section 4 of the Flood Control Act of 1944 as amended
(Title 10, USC 460d).

The Final EIS for Lake Sidney Lanier (Lanier EIS), dated November 2003 by the USACE,
indicated natural, cultural, and developed resources of projects are to be managed in the public
interest, providing the public with safe and healthful recreational opportunities while protecting
and enhancing resources. Further, the Lanier EIS indicated that provisions under the real estate
leasing authority grant, under law, privileges for private exclusive use of Government real
property to certain leaseholders. Historically, these leases have been for private club sites, which
is consistent with the proposed dry boat storage and yacht club development.

Title 16, United States code, Section 460d, states in pertinent part: "The Chief of Engineers,
under the supervision of the Secretary of the Army, is authorized to construct, maintain, and
operate public park and recreational facilities at water resources development projects under
control of the Department of the Army, to pennit the construction of such facilities, by local
interest (particularly those to be operated and maintained by such interests), and to pennit the
maintenance and operation of such facilities by local interest." "Preference shall be given to
Federal, State, or local governmental agencies, and agencies for the use of all or any portion of a
project area for any public purpose, when the Secretary of the Army detennines such action to be
in the public interest, and for such periods oftime upon such conditions he may find advisable."
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Pursuant to the Recreation Lakes Act of 1996, Public Law 104-333
(http://corpslakes.usace.army.mil/employees/cecwon/pdfs/nat lakes.pdt), the President of the
United States appointed the National Recreation Lakes Study Commission to review
opportunities for enhancing water-based recreation at Federal Lakes. The Commission's charge,
in part, was to "make recommendations on alternatives for enhanced recreation opportunities ...
emphasizing private sector initiatives in concert with State and local units of government". The
Commission's recommendations can be found in their report, "Reservoirs of Opportunity".

By memorandum of November 20, 2000, Major General Hans A. Van Winkle, Deputy
Commander for Civil Works, USACE named Lake Sidney Lanier one of thirteen Recreation
Demonstration Laboratories. These laboratories are empowered, within existing laws, to test or
prototype new ways of doing business that improves products or services through innovative
planning, development, implementation, and management of recreation programs or activities.

2. ENVIRONMENTAL SETTING WITHOUT THE PROJECT:

a. General Environmental Setting:

Approximately 1,100 acres of Lake Lanier Islands Resort exists above the 1071 National
Geodetic Vertical Datum (NGVD) nonnal pool elevation of Lake Sidney Lanier. Access to the
Project Site is via Holiday Road, which is a two-lane, asphalt-paved road entering the eastern end
of the island chain that makes up the Project Site. Currently, the Project Site offers a mix of
services targeted towards small conferences and light recreation. The resort offers two golf
courses, boat rentals/services, a family friendly water park, equestrian center, amphitheater, day
spa, campground, and hotel/conference center.

The existing vegetation varies across the Project Site and includs stands of mature hardwood
forest, mid-successional pine and mixed pine/hardwood forests, and manicured landscaping. The
observed hardwood forest included yellow-poplar (Liriodendron tulipifera) , southern red oak
(Quercus falcata), northern red oak (Q. rubra), hickories (Carya spp.), and American beech
(Fagus grandifolia). The observed pine/mixed pine/hardwood forest including loblolly pine
(Pinus taeda) and Virginia pine (Pinus virginiana), sweetgum (Liquidambar styraciflua), black
cherry (Prunus serotina), flowering dogwood (Cornus florida), Chinese privet (Ligustrum
sinense), and eastern red cedar (Juniperus virginiana). Photos of the Project Site are included as
Appendix D.
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b. Significant Resource Description:

(1) Water Quality.
The Georgia Department of Natural Resources (DNR) and the U.S. Environmental Protection
Agency share the responsibility of maintaining water quality at Lake Sidney Lanier. Georgia
DNR conducts water quality tests at a fixed point just north of Buford Dam and the USACE
conducts fecal coliform bacteria at the 23 public beach areas due to the large goose population at
Lake Sidney Lanier. At the time of the issuance ofthe Lanier EIS in November 2003, none of the
public beaches had to be closed due to high concentrations of fecal coliform bacteria at the public
beaches.

The Lanier EIS indicated that the overall water quality is considered satisfactory for the
designated uses of the reservoir. The areas in the Chattahoochee River and Chestatee River arms
of the lake, where the water is shallower, reportedly have the highest levels of turbidity, total
suspended solids, chlorophyll a, and nutrient concentrations, while the main body of the lake has
the greatest transparency and the lowest fecal coliform counts and nutrient concentrations.

(2) Fishery Resources.
Lake Sidney Lanier is a popular recreational fishery. The EIS for the ACF river basin, dated
November 2003 by the USACE, indicated five critical fish species in Lake Sidney Lanier. These'
five species include crappie (Pomoxis nigromaculatus), largemouth bass (Micropterus
salmoides), spotted bass (Micropterus punctatus), striped bass (Morone saxatilis), and white bass
(Morone chrysops). In addition to the five critical fish species, other important fish species in the
project area include sunfish (Lepomis spp.), channel catfish (Ictalurus punctatus), white catfish
(Ameiurus catus), and carp (Cyprinus carpio). Some species of trout exist in Lake Sidney Lanier
and below the Buford Dam in the Chattahoochee River. Trout are also stocked in a "put-and­
take" fishery below the Buford Dam by the GDNR. Fishing is one of the major recreational
draws of Lake Sidney Lanier.

(3) Wildlife Resources.
The forests near and within the Project Site potentially provide habitat for various types of
wildlife species. Typical wildlife species found in the ACF river basin include whitetail deer
(Odocoileus virginianus), raccoon (Procyon lotor), Virginia opossum (Didelphis virginiana),
Eastern wild turkey (Meleagris gallopavo), bobwhite quail (Colinus virginianus), mourning dove
(Zenaida macroura), eastern cottontail rabbit (Sylvilagus floridanus), and gray squirrel (Sciurus
caroliniensis). Although some of these species are not likely to be present on the Project Site,
such as the wild turkey and bobwhite quail, it is still important to note the potential wildlife
resources of the area. Several avian species are also found in the Lake Sidney Lanier area. Some
common summer species include Canada geese (Branta canadensis), great blue herons (Ardea
herodias), green-backed herons (Butorides striatus), kingfishers (Ceryle alcyon), and ospreys
(Pandion haliaetus) are common during the summer. In addition, several herpetofauna and
songbird species are likely present as well.
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During the on-site field survey of the Project Site, no unusual or protected species were observed
on the site. Species observations were limited to common songbirds, a great blue heron, a barred
owl, Canada geese, and gray squirrels. Large areas of the Project Site had very limited forest
understory growth. This condition appeared to be caused by a dense white-tailed deer population
and the resulting over grazing of the native shrub and herbaceous layers of the forest.

It is important to maintain the vegetation buffer along the shoreline of the resort to provide a
functional wildlife habitat and travel corridor. Mitigation strategies regarding the preservation of
this buffer may need to be implemented to protect natural resources. Because hunting is not
permitted within the boundaries of Lake Lanier Islands Resort, the wildlife is protected and
provides enjoyment for visitors.

(4) Wetlands and Streams.
Based on an on-site investigation of the proposed areas of development on the Project Site in
May of 2008 by qualified wetlands biologists, no wetland areas were identified on the Project
Site. The National Wetland Inventory (NWI) map of the Project Site did not indicate previously
mapped wetland areas on the Project Site. Lake Sidney Lanier is mapped as a palustrine
permanently flooded aquatic system, and would be classified as a deep water habitat.

The soil survey map for the Project Site indicated Pacolet series soils mapped on the Project Site.
This soil type is not included on either the local or the national hydric soils lists. Copies of the
NWI map and soil survey map are included as Figures 4 and 5, respectively, and are located in
AppendixA.

(5) Threatened and Endangered Species.
Six at-risk animal species and sixteen at-risk plant species are listed on the Georgia DNR website
as occurring in the watershed that includes Lake Sidney Lanier. At-risk species are those that are
identified by the U.S. Fish and Wildlife Service (FWS) or the State of Georgia as endangered,
threatened, rare, unusual, or candidate species for listing. Federally listed threatened and
endangered species are protected under the Endangered Species Act of 1973. This Act was
designed to protect critically imperiled species from extinction due to "the consequences of
economic growth and development untempered by adequate concern and conservation". The
State of Georgia has its own lists of plants and animals (as developed by the Georgia DNR and
approved by the legislature) that are considered threatened or endangered and may also be
protected under state law. The listed species and their status are included below in Table 1.

Table 1 - Federal and State Listed Protected Species Identified In Lake Sidney Lanier
Watershed

SPECIES FEDERAL STATUS STATE STATUS
ANIMAL SPECIES

Chattahoochee Crayfish No Federal Status Threatened
(Cambarus howardi)
Bluestripe shiner Threatened Rare
(Cyprinella callitaenia)
Delicate spike No Federal Status Endangered
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(Elliptio arctata)
Peregrine falcon No Federal Status Rare
(Falco pere~rinus)

Shinyrayed pocketbook Endangered Endangered
(Hamiota subanf{ulata)
Highscale shiner No Federal Status Rare
(Notropois hypsilepis)

PLANT SPECIES
Granite Dome Sedge No Federal Status Threatened
(Carex biltmoreana)
Pink ladyslipper No Federal Status Unusual
(Cypripedium acaule)
Smooth purple coneflower Endangered Endangered
(Echinacea laevif{ata)
Mountain witch-alder No Federal Status Threatened
(Fother~illa major)
Goldenseal No Federal Status Endangered
(Hydrastis canadensis)
Small whorled pogonia Threatened Threatened
(Isotria medeoloides)
Sweet pinesap No Federal Status Threatened
(Monotropsis odorata)
Indian olive No Federal Status Rare
(Nestronia umbellula)
Monkeyface orchid Candidate Threatened
(Platanthera intef{rilabia)
Dwarf sumac Endangered Endangered
(Rhus michauxii)
Bay starvine No Federal status Threatened
(Schisandra f{Zabra)
Georgia aster Candidate Threatened
(Symphyotrcihum ~ero~ianum)

Florida torreya Endangered Endangered
(Torreya taxifolia)
Ozark bunchflower No Federal Status Rare
(Veratrum woodii woodii)
Piedmont barren strawberry No Federal Status Rare
(Waldsteinia Zobata)
Eastern turkeybeard No Federal Status Rare
(Xerophyllum asphodeloides)

A field investigation was conducted on the property by wildlife biologist Mr. David P. Huerter
and biologist Mr. Seth H. Hobson with United Consulting in May 2008. Based on the site
conditions, habitats observed, and field observations, critical habitat for these six wildlife species
and sixteen plant species was not identified on the Project Site.
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(6) Historic and Archeological Resources.
In accordance with the guidelines and regulations found in Section 106 of the National Historic
Preservation Act of 1966, literature review and research ofthe Project Site area was conducted to
determine if the proposed activity would result in impacts to properties listed on or eligible for
listing on the National Register of Historic Places (NRHP). This review was completed by The
University of Georgia in 1978. The University and the Georgia State Historic Preservation
Office (SHPO) concluded that no historic properties on the National Register or eligible for
nomination to the National Register were found on the Lake Lanier Islands property.

With the exception of a few small tracts to the north, the fee-owned government lands
surrounding Lake Sidney Lanier were surveyed for cultural resources between the late 1930s and
1987. These surveys are referenced in Section 3 of the Final Environmental Impact Statementfor
the Operation and Maintenance of Lake Sidney Lanier, Georgia. According to the EIS, no
cultural properties were located within the proposed lease area. The results of these surveys were
coordinated with the Georgia State Historic Preservation Office (SHPO) as part of the process for
completing the Historic Properties Management Plan for Sidney Lanier Project, Georgia in
March 1997. The Georgia SHPO concurred with the fmdings and recommendations outlined in
that document, and no further coordination is needed for this area. American Indian tribal.
governments requested in a May 2004 consultation meeting that only those undertakings, which
may affect American Indian cultural properties, be coordinated. Because the proposed lease
action will not affect cultural properties, this document will not be coordinated with federally­
recognized tribes.

In accordance with the Native American Graves Protection and Repatriation Act of 1990 and 43
CFR 10, the following provision must be observed. In the unlikely event that an inadvertent
discovery of previously unknown cultural resources or potential human remains are uncovered
during construction, all work must cease, the discovery must be protected, and the Mobile
District project manager, the Lake Sidney Lanier project manager, as well as the Georgia State
Archaeologist must be contacted immediately.

(7) Land Use.
Currently, LLI is utilized as a destination resort for conferences, family day trips, and outdoor
recreation. The Project Site has been developed accordingly, and includes Emerald Point Resort
and Conference Center, Harbor Landing Marina (utilized mainly as a boat rental facility), a
Beach and WaterPark, The LakeHouses on Lanier (30 New England inspired rental properties),
two 18-hole golf courses, an outdoor amphitheater, and a camp ground facility. Several wooded
areas are located across the property with additional future development proposed and included
on the existing Master Plan.
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(8) Navigation.
Navigation is an authorized purpose of the Buford Dam Project based on its ability to store large
quantities of water and provide low flow augmentation for commercial navigation downstream in
the Chattahoochee and Flint Rivers. Commercial navigation extends to Bainbridge, Georgia on
the Flint River and to Columbus, Georgia, and Phenix City, Alabama on the Chattahoochee
River. However, navigation on Lake Sidney Lanier is limited to recreational boat traffic. As one
of the most heavily visited lakes in the country, recreational traffic is quite heavy at times,
particularly on holidays and weekends.

(9) Recreation.
Lake Sidney Lanier is a common recreational area for metro Atlanta residents and out of town
visitors. Common recreational activities at the lake include water sports, fishing, swimming, and
pleasure boating. Annually, Lake Lanier Islands receives approximately one million visitors a
year who enjoy the many activities and amenities offered by the resort.

(10) Air Quality.
Lake Lanier Islands is located within Hall County, Georgia which is located in the greater Atlanta
nonattainment zone for ozone and particulate matter. The nonattainment is primarily due to
vehicular emissions and particulate matter. Current activities at LLI do not significantly.
contribute to the nonattainment condition. The State of Georgia is currently working on a State
Implementation Plan to mitigate the identified air nonattainment conditions.

(11) Vehicular Traffic.
Lake Lanier Islands is located at the terminus of Holiday Road (aka Friendship road). Holiday
Road is the only road access available to the campus of the resort. Development along Holiday
Road prior to the entrance gates of the park consists of single-family residential homes and
commercial interests primarily targeting boaters.

(12) Floodplain.
The local FEMA Floodplain map (13139C0275F) was reviewed. It appears, based on the map
review, that building improvements at Lake Lanier Islands have been built outside of the mapped
floodplain. A few structures, such as boat docks, have been intentionally built within the
relatively permanent flood zone to accommodate recreational boaters and their needs.

(13) Noise.
The facilities at Lake Lanier Islands are relatively isolated and therefore do not routinely disrupt
typical day to day activities on the properties surrounding the development. Potential sources for
noise at the resort are limited to typical maintenance activities (grass cutting, etc...), traffic in
and out of the development, boat engine noise, and outdoor events held at the amphitheater.

(14) Aesthetics.
The aesthetics of Lake Lanier Islands have been developed to keep a large portion of the property
naturally vegetated in order to maintain the isolated atmosphere of the resort. One of Lake
Lanier Islands goals is to provide an isolated feel to a destination within easy driving distance of
the metropolitan Atlanta community. Structures at the development have been architecturally
designed to complement the resort property and the natural terrain.
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(15) Lighting.
Standard lighting is currently utilized around the conference center, areas, beach and water park,
maintenance shop, amphitheater, and parking areas.

(16) Prime and Unique Farmlands.
There are no prime farmlands or unique agricultural lands located on, or within the immediate
vicinity of the Project Site.

(17) Socio-economics.
Lake Lanier Islands currently provides jobs and tax revenue that benefit the local economy. The
proposed development will meet recreation demands that are not able to be fulfilled in the area.
The market study indicates the proposed marina-type development will not adversely impact the
operations of Holiday Marina, which is the sole marina mentioned in the leases between USACE,
the state of Georgia and LLI Management Company as having the potential to be impacted by a
marina development at Lake Lanier Islands. Holiday Marina does not have the ability to offer
dry storage under its operating agreement and its wet storage facilities are at 100% occupancy.
The market study indicates the following demand: 1) 1500 boat owners will seek new slip space
at Lake Lanier over the next five years, 2) Boat registrations through the Georgia Department of
Natural Resources have grown at approximately 12% over the last decade; and 3) Surveys of area
boat owners that fit the desired market profile indicate that only 24% store their boat at a wet slip
of an area marina but 75% would prefer to do so.

Moreover, Lake Lanier Islands' business plan is not to directly compete with area marinas but to
offer a different product. LLI Management will offer a Membership Program that combines boat
storage with the yacht club facility, golf club, vacation accommodations, spa services, or beach
club, resulting in a premium product not offered at area marinas.

(18) Environmental Justice and Protection of Children.
Executive Order (EO) 12898 of February 11, 1994 requires addressing, as appropriate,
disproportionately high and adverse human health or environmental effects of Federal actions on
minority and low-income populations. No minority or low-income communities are located in
close proximity to the property. Lake Lanier Islands does not disproportionately impact minority
or low-income populations.

(19) Hazardous and Toxic Materials.
Lake Lanier Islands currently operates two separate underground storage tank (UST) systems.
One of the UST systems is located within the footprint of the proposed dry boat storage building.
This system is associated with the maintenance shop and includes two 4,000 gallon tanks utilized
to store gasoline and diesel fuel. A second UST system is located in the parking area of the
Harbor Landing facilities. The Harbor Landing UST system features two 6,000 gallon tanks
storing gasoline that service the boat rental facilities as well as the public. Both of these systems
are tight tank tested yearly as required by law. A Spill Action Plan has been developed for
Harbor Landing.
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3. DESCRIPTION OF THE RECOMMENDED PLAN:

At the time of the original EA and subsequent issuance of the FONSI, the proposed development
plan was indicated as conceptual and could take any of several probable configurations to
accomplish the desired purposes. Lake Lanier Islands proposes to implement the features
associated with Conceptual Plan Sheet D.2 established by the 1997 Conceptual Plan for Lake
Lanier Islands, but with modifications to the features, location and layout. The Sheet D.2
concept included the development of an upscale lodge and conference center, rental cottages,
undeveloped areas set aside for various outdoor activities, and a boat launch facility.

The proposed action outlined in this Supplemental EA includes approval of an updated Master
Development Plan showing the relocation and development of the existing public boat ramp and
parking area from the western portion of the Project Site to the central portion of the Project Site
and construction of associated maritime amenities including dry boat storage, wet boat slips,
upgraded/expanded parking, pedestrian walkway, and a yacht club. The proposed master plan
included in Appendix F shows the location of these proposed improvements. The existing
parking areas shown to the east the proposed dry boat storage area and yacht club will be
upgraded to accommodate boat trailers. The proposed master plan indicates the area on the
western end of the site that was previously utilized as a boat ramp and labeled on Sheet D.2 as.
the proposed 'boat launch facility' is to be redeveloped in part with a new wastewater treatment
plant. If demand warrants, Lake Lanier Islands may also upgrade the existing docks at Harbor
Landing Marina to include canopies that would provide covered boat storage/maritime facilities.

By moving the boat launch facilities to the southern side of the island, LLI can take advantage of
a number of benefits:

• The current maintenance facility is being decommissioned and redevelopment of the site
is less detrimental to the local ecology then developing a previously undeveloped area on
the Project Site;

• The proposed boat launch facility is located on a protective cove that is not near open
water or a busy channel; and

• Current parking accommodations will not require the development of much, if any,
additional impervious parking.

The 1997 Conceptual Plan Sheet C included plans for the development of a 'New England Wharf
Theme' area with 16 docks located on the easternmost island across the cove from the existing
Holiday of Lake Lanier Marina. The proposed action plan would significantly reduce the number
of courtesy docks built/developed in that area by relocating the docks to the new storage and
yacht club area. Boat congestion along the eastern shores of the Project Site is a concern to Lake
Lanier Islands. Moving the majority of the boat operations associated with the resort to areas
more centrally located will minimize additional boat traffic in the immediate area of Holiday on
Lake Lanier Marina. See the figure below for a visual representation of the proposed plan.
Further detail is shown on the Revised Master Plan included in the Appendix.
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4. ALTERNATIVES TO THE RECOMMENDED PLAN.

a. "No Action" Alterative:

As evaluated in this EA, the "No-Action" alternative would be to operate Lake Lanier Islands
Resort, as is, with no changes (either as shown on the existing Master Plan or the currently
proposed Master Plan) to the property. Under the "No Action" alternative, the USACE would
deny the request for the recreational redevelopment of this portion of Lake Lanier Islands resort.
The primary advantage of this alternative would be the lack of disturbance to the environment
due to initial construction of additional facilities and subsequent recreational use. However, this
action would not satisfy the project purpose and would be contrary to the current policy to
privatize and expand recreational development. In addition, "No Action" would not allow
satisfaction of local social and economic needs for the proposed facilities.

b. The General Development Plan Alternative:

The general development alternative includes the development of a New England themed wharf
area as outlined in the 1997 Conceptual Plan, Sheet C, the development of a separate boat launch
facility on the western end of the Project Site, and the continued operation of the Harbor Landing
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marina in its current state. Sheet C shows a number of boat slips along the eastern shore of the
first island directly across from the Holiday on Lake Lanier Marina which would serve the wharf
area and act as permanent mooring for a number of boats based at the resort. Construction of the
1997 conceptual plan would also spread boat related services across the resort and add boat
congestion to the area around Holiday on Lake Lanier Marina. Development of these facilities
would provide jobs to the area and help meet the demands of the resort's clientele.

5. ENVIRONMENTAL IMPACT OF THE NO ACTION PLAN AND THE
ALTERNATIVE ACTION PLAN:

a. Biological and Physical Impacts:

The no-action alternative would result in no biological or physical impacts to the Project Site.
The alternative development plan would spread boating services across the Project Site requiring
development at multiple sites. The area identified in Sheet C as the New England Wharf area is
currently undeveloped wooded land that consists of a pinelhardwood forest system. Portions of
the boat launch area outlined in concept Sheet D.2 have been previously developed, but it is
anticipated additional clearing and loss of additional forest would occur. Details of the potential
impacts are provided below.

(1) Water Quality.
The no-action alternative would not result in water quality impacts to Lake Sidney Lanier.
Construction of the alternative plan would likely increase the amount of impervious surface on
the Project Site and require upgrading existing storm water management infrastructure. A
limited amount of silt deposition would likely occur during the construction phase of the
alternative.

(2) Fishery Resources.
The no-action alternative would not disrupt or improve the fishery resources around Lake Lanier
Islands. The alternative would allow for the placement of a number of docking facilities around
the resort property. Boat docks routinely provide cover for the local fisheries. The initial
construction of the docks would likely disrupt the local fishery population.

(3) Wildlife Resources.
No protected species have been identified at Lake Lanier Islands. The no-action alternative
would not affect current wildlife resources at the property. The alternative action plan would
spread resort development and construction activities across a larger footprint. Although, no
protected species have been identified on the property, the alternative development would likely
cause increased pressures on the wildlife resources.

(4) Wetlands and Streams.
The no-action plan would not result in construction; therefore, no potential wetlands would be
impacted. No wetlands have been identified in the area of the proposed alternative action.
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(5) Endangered and Threatened Species.
The no-action alternative would not have a significant impact on threatened or endangered
species at the Project Site. The alternative plan would result in the elimination of additional
hardwood forest acreage.

(6) Historic and Archeological Resources.
No significant evidence of cultural resources was identified on the Project Site. Further, the no­
action alternative would not have an impact on unidentified historic or archaeological resources.

(7) Land Use Changes.
If the proposed developments were not constructed, one of the previously approved
developments would likely be adopted and constructed.

(8) Navigation.
The no-action alternative would not change the current conditions at the property. The
alternative plan spreads the docks and boat maintenance operations across the property, but with
a high concentration on the eastern side of the property, near the existing Holiday on Lake Lanier
Marina. This would increase boat traffic and congestion on the eastern end of the property.

(9) Recreation.
The no-action alternative would not provide additional recreational benefits to !he surrounding
residential communities. The alternative plan would provide many of the same recreational
benefits as proposed plan of action.

(10) Air Quality.
The no-action alternative would not result in additional air quality impacts to Lake Sidney
Lanier. The alternative action plan would likely result in a limited decrease in air quality on the
Project Site during the construction phase.

(11) Vehicular Traffic.
The no-action plan would not affect the vehicular traffic associated with Lake Lanier Islands.
The alternative action plan would likely increase vehicular traffic along Holiday Road.

(12) Floodplain Impacts.
The no-action alternative would not result in impacts to the 100-year floodplain. The alternative
action plan would not result in significant impacts to the 100-year floodplain.

(13) Noise Impacts.
The no-action alternative would not result in increased noise impacts at the Project Site. The
alternative action plan would concentrate boat related activities in three distinct areas on the
Project Site.

(14) Aesthetics.
The aesthetics of Lake Lanier Islands would remain the same under the no-action alternative.
The development of the alternative action plan would result in the loss of natural landscapes.
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(15) Lighting.
The no-action alternative would not result in lighting impacts to the Project Site. The alternative
action plan would utilize concentrated outdoor lighting at three locations along the shoreline: the
boat launch facility, Harbor Landing Marina, and the New England Wharf area.

(16). Prime and Unique Farmland.
There are no prime farmlands or unique agricultural lands located on, or within the immediate
vicinity ofthe Project Site. Therefore, no impacts to prime farmlands or unique agricultural lands
are anticipated under the no-action or alternative action plan.

(17) Socio-Economics.
The proposed and alternate development plans would provide jobs and tax revenue that would
benefit the local economy. Under the no-action alternative, the socio-economic benefits
associated with the proposed developments would not be realized.

(18) Environmental Justice and Protection of Children.
Executive Order (EO) 12898 of February 11, 1994 requires addressing, as appropriate,
disproportionately high and adverse human health or environmental effects of Federal actions on
minority and low-income populations. The no-action alternative would not disproportionately.
impact minority or low-income populations. Further, the no-action alternative would no result in
increased risk to children.

(19) Hazardous and Toxic Materials.
The no-action alternative would not have hazardous or toxic material impacts at the Project Site.
The alternative action plan would not have increased hazardous or toxic materials impacts to the
Project Site.

(20) Cumulative Impacts.
The Council on Environmental Quality defines cumulative effects as "the impact on the
environment which results from the incremental impact of the action when added to other past,
present, and reasonably foreseeable future actions regardless of what agency or person undertakes
such other actions (40 CFR 1408.7)." Under the no-action alternative, the boat storage facility
and yacht club would not be constructed at the Project Site, therefore no cumulative effect would
occur. The development of the alternative plan would add to the cumulative impacts planned for
the Project Site.

6. ENVIRONMENTAL IMPACT OF THE RECOMMENDED PLAN:

a. Biological and Physical Impacts:

Unavoidable adverse effects would emanate, primarily from construction activities, removal of
forest habitat, soil disturbance, and increased human use including noise from vehicle and
boating traffic. Lake Lanier Islands was designated for recreational purposes in the EIS and Lake
Sidney Lanier Master Plan (LSLMP) of September 1987, and these effects were anticipated by
those documents.
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(1) Water Quality.
The proposed development activities associated with this project will be performed in accordance
with Sediment and Erosion Control Requirements in Georgia and in a manner to minimize
sediment loss to the Lake. Erosion control Best Management Practices (BMPs) will be utilized to
minimize sediment loss and impacts to water quality. The dry boat storage construction could
result in a short-term and negligible increase in sedimentation within the lake. However, these
potential minor impacts will be minimized by implementation of BMPs as required under the
Sediment and Erosion Control Act and Hall County development codes. This will include
preparation of an erosion and sedimentation control plan, preparation and submittal to the
Georgia Environmental Protection Division's Stormwater Management Program of all
certificates, and storm water monitoring throughout the construction phase. The submission of a
Notice of Intent to begin construction, and a Notice of Termination after each phase of the
development will be completed and will also be submitted.

The new development would be connected to the on-site waste water treatment system. No septic
tanks or leaching fields would be installed. Construction of the dry storage facility will include
removal of the UST system currently serving the maintenance facility. This UST system will be
replaced by a state of the art system that conforms to the current Georgia DNR, Underground
Storage Tank Management Program (USTMP) regulations. Installation of an up to date UST.
system will minimize the opportunity for a petroleum release to the groundwater and lake via
groundwater migration.

The proposed parking area upgrades would result in increased runoff volume and rate at the
Project Site. Several design options are being considered to minimize the impacts of runoff
associated with the development. These design options include, but are not limited to: pervious
pavement, detention and/or water quality ponds, landscaping, grass medians, and buffer
restoration.

It is anticipated that sediment and erosion control BMPs will include a combination of temporary
and permanent seeding and mulching, silt fence, water quality pond, and other features as
required. Slopes around the area of the proposed plan are more gradual than those found along
the shores of the alternative docking slips and will allow for less extensive erosion control
measures and should provide for less shoreline erosion. Further, with the exception of the
minimal clearing necessary for the pedestrian walkway and a small area for the boat/trailer
parking, a natural 100-foot wide riparian buffer will be maintained along the Lake to provide
additional filtering of runoff. All work performed during construction will be done in a manner
which will not interfere with any legitimate water use of the Lake.

(2) Fishery Resources.
The implementation of the plan would not significantly impact the local fishery. The addition of
dock space would provide for some additional cover. Boat operations and dock construction
would temporarily impact the fish populations in the construction area.
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(3) Wildlife Resources.
While the LLI property currently provides habitat for some small mammals, songbirds, reptiles
and amphibians, the property already represents a fragmented habitat due to the landscape
position of the park being located on a series of interconnected islands, and the existing
development of the park. The proposed development will include the clearing of only
approximately 6-acres of natural forest land. The proposed development has been concentrated in
area previously developed to minimize habitat disturbance. Although a reduction in some species
numbers may occur, the development is not anticipated to result in a significant impact on
wildlife resources.

(4) Wetlands.
Lake Sidney Lanier surrounds the Project Site. A wetlands investigation was performed along the
lake edge at the proposed development sites. The lake edge is well-defined, and no wetlands
were identified above the 1071 NVGD. No wetlands will be disturbed as part of the project. The
wetland investigation for this project was conducted by a qualified wetland consultant and
consultation with the USACE Regulatory Division should not be necessary.

(5) Endangered and Threatened Species.
No endangered or threatened species or critical habitat was identified on the Project Site..
Therefore, the project is not anticipated to impact protected species. A request for formal review
will be submitted to the FWS. The results will be provided in the final EA.

(6) Historic and Archeological Resources.
There are no known sites eligible for NRHP listing within the boundaries of the Project Site.
Based on previous evaluations and review by the SHPO, the project will not likely impact
significant cultural resources.

(7) Land Use Changes.
The recommended plan will centralize the boat maintenance, storage, launching, and support
facilities to the central portion of the Project Site. Two current boat ramps, one located near the
campground and one located near the maintenance shed, will be removed and replaced with a
central launching facility that will service the proposed dry boat storage facility as well as the
yacht club.

(8) Navigation.
The development of the dry storage, marina and yacht club amenities will centralize much of the
boating activity associated with Lake Lanier Islands. The cove with which the marina is
proposed is protected and would not be conducive to high speed maneuvers by other users of
Lake Lanier.

By centralizing the boat operations to the center of the property, Lake Lanier Islands proposes to
minimize the likelihood for boat congestion along their eastern shore, near Holiday on Lake
Lanier Marina. The alternative dockage location near the New England Wharf area would add to
boat operations to a waterway already heavily utilized by vessels originating from Holiday on
Lake Lanier Marina (Holiday), Lazy Days Marina (Lazy Days), University Yacht Club, Big
Creek Park (boat ramp), and Burton Mill Park (boat access). Based on data contained in the
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market study conducted by PFK Consulting, Holiday provides wet slip storage for 1,238 boats
and Lazy Days provides wet slips for an additional 49 boats. Lazy Days also offers dry storage
for 640 vessels. Although current usage numbers for boat operations originating from the
University Yacht Club, Big Creek access point, and Burton Mill Park access point are not
immediately available, it is clear that the Big Creek waterway is heavily utilized as a gateway to
the main lake channel by a large number of recreational users since there is not a secondary
waterway to the main lake channel from the Big Creek waterway.

One potential concern to the centralization of boat operations at the proposed site is an increase
of boat congestion in the area of Shoal Creek. Currently, Shoal Creek is serviced by two boat
ramps, one at Shoal Creek Camping Area and the other at Waterfront Lanier Harbor Marina
(Waterfront). Based on the data in the market study, Waterfront is a relatively small marina
located to the southeast of the proposed dockage that has been designed with a capacity of 72 wet
slips for storage of vessels between 35-50 feet in length. The current occupancy rates were not
included in the market study. Shoal Creek Camping Area is open year round for day use.
Camping is generally only allowed between the months of April to September. Based on the
launch and docking limitations of both Waterfront and Shoal Creek Camping Area, it is not
anticipated the addition boating operations from LLI will significantly congest the Shoal Creek
waterway. It is also likely that some of the boat traffic originating from both Waterfront and.
Shoal Creek Camping Area will take the most expeditious route to the main lake channel which
would funnel operations under the Holiday Road Bridge at the entrance of LLI, away from the
Shoal Creek waterway (when allowed by the water level at Lake Lanier).

(9) Recreation.
Construction of the proposed dry storage, boat docks, and yacht club will result in few adverse
impacts to the current park clientele. Lake Lanier Islands limits general public access by charging
an admission fee. The proposed amenities will allow LLI to more effectively meet the demands
of their clientele.

(10) Air Quality.
The proposed improvements will not adversely affect the ambient air quality of the area. No
release or discharge of contaminants into the air is proposed from construction of the project or
from daily operations that would significantly impact the ambient air quality. During construction
the presence of construction vehicles may increase air pollutants through emissions. Impacts will
occur during the time of construction and will be confined to the immediate project area.
Emissions are expected to be short-term in duration and insignificant. Some increases in
vehicular emissions will result from the increase in utilization of the area.

LLI is located in a non-attainment area for ozone. This means that the all construction activities
must conform to the State Implementation Plan prepared under the requirements of the National
Ambient Air Quality Standards. Therefore, no long-term adverse impacts to air quality are
anticipated as a result of the proposed action.

(11) Vehicular Traffic.
The proposed master plan developments will result in an increase in traffic along Holiday Road.
LLI is currently upgrading the entrance road to handle an increase in vehicular traffic.
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(12) Floodplain Impacts.
The proposed boat ramp and sidewalks will be within the limits of the 1DO-year floodplain per
Federal Emergency Management Agency Floodplain map panel number 1304660275F. The
proposed dry boat storage, yacht club, and associated parking lot appear to be located outside the
limits of the 1DO-year floodplain. Any floodplain impacts would require a variance, which would
be obtained prior to development. No buildings will be located below the 1085 flood elevation
line.

(13) Noise Impacts.
Noise would be a limited adverse environmental factor to consider for the proposed construction.
Noise from operation of construction equipment would be short-term and end as soon as the
proposed project is completed. The majority of post-construction noise would occur from
vehicles associated with the dry boat storage facility and yacht club, as well as from the guests
themselves. However, due to the relatively isolated location ofthe Project Site and the placement
of the development in the central portion of the Project Site, the additional noise should have
minimal impacts.

(14) Aesthetics.
Currently, the park consists of wooded areas, walking trails, paved entrance road and parking
areas, conference center, boat rental facility, water park and beach. The architectural aesthetics of
the proposed developments have been designed to blend in with the natural terrain. Architectural
plans are to utilize a rustic lodge style design that is fitting for a resort nestled in the foothills of
the Blue Ridge Mountains on Lake Lanier. Primary consideration has been given to the land
itself. Grand lodges fit harmoniously with their surroundings, which is often steep, rolling
topography with exposed rock, trees and natural forests - much like that on LLI Resort.

(15) Lighting.
Additional lighting would be required for the proposed dry boat storage and yacht club facilities.
However, as previously stated, due to the relatively isolated location of Lake Lanier Islands and
the placement of the development in the center of the resort, the additional lighting should have
minimal impacts. It is not anticipated that any high-intensity lighting would be required for the
proposed developments.

(16) Prime and Unique Farmland.
There are no prime farmlands or unique agricultural lands located on the Project Site or within
the immediate vicinity of the Project Site. Therefore, this project would not require a prime
farmland evaluation (United States Department of Agriculture Form 1006) by the Natural
Resources Conservation Service.
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(17) Socio-Economics.
The Lanier EIS dated November 2003, indicates that the area surrounding Lake Sidney Lanier is
rapidly growing in terms of both population and economics. Estimates for the direct and indirect
economic effects of Lake Sidney Lanier on Atlanta and the north Georgia area were as high as
5.5 billion dollars a year in one study (Hughes, 2001). The proposed boat operations and yacht
club will help meet the recreational demands of visitors to Lake Lanier. These facilities would
also create new jobs within Hall County, both during the construction phase and through the day
to day operations of both amenities.

(18) Enviromnental Justice and Protection of Children.
Executive Order (EO) 12898 of February 11, 1994 requires addressing, as appropriate,
disproportionately high and adverse human health or enviromnental effects of Federal actions on
minority and low-income populations. No residential properties will be impacted by the proposed
project.

EO 13045 of April 21, 1997 requires, to the extent permitted by law and mission, identifying and
assessing enviromnental health and safety risks to children posed by the proposed action.
Potential health and safety risks would be present during the construction activities. As
mentioned above, construction equipment may temporarily increase air pollutants through.
emissions and dust. These emissions are expected to be short-term in duration and insignificant.
Further, construction areas will be properly fenced and posted during construction, as required.

(19) Hazardous and Toxic Materials.
Decommissioning of the maintenance shop will result in the removal of a UST system that is
comprised of two 4,000 gallon tanks utilized for storing gasoline and diesel. Development of the
dry boat storage facility and associated boat slips will require the installation of a new UST
system to accommodate the needs of the boats based at Lake Lanier Islands. The new UST
system will have to meet the current requirements of the Georgia USTMP. It is not anticipated
the development of the yacht club or wet boat slips should result in hazardous or toxic material
impacts to the enviromnent.

(20) Cumulative Impacts.
The CEQ defines cumulative effects as "the impact on the enviromnent which results from the
incremental impact of the action when added to other past, present, and reasonably foreseeable
future actions regardless of what agency or person undertakes such other actions (40 CFR
1408.7)."

The primary impacts of the proposed improvements would include the noise impacts, water
quality impacts, and an increase in the recreational use of the resource. The Project Site is
surrounded by water and is adjacent to one recreational marina and a few residential homes.
Foreseeable cumulative impacts to shared resources include an increase in crowding affecting the
recreational use of Lake Sidney Lanier, and sediment and noise impacts from proposed and any
nearby future development in surrounding areas.
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At this time, the adjacent property along Holiday Road is developed with single-family homes
and businesses targeting recreational users of the lake. USACE restrictions on the type of
development on public lands and sedimentation controls during development would likely
minimize the cumulative environmental impacts of proposed and future developments on and
around the Project Site.

7. ANY IRREVERSIBLE OR IRRETRIEVABLE COMMITMENTS WHICH WOULD
BE INVOLVED SHOULD THE RECOMMENDED PLAN BE IMPLEMENTED. Any
irreversible or irretrievable commitments of resources involved in the proposed action have been
considered and are either unanticipated at this time, or have been considered and determined to
present minor impacts. The proposed action is reversible, and reclamation of the property could
be conducted in the future to return the property to natural conditions. Reclamation, if needed,
would include removal of the development structures, grading the site back to the pre-existing
grades, and re-vegetation of the disturbed areas.

8. ADVERSE ENVIRONMENTAL EFFECTS WHICH CANNOT BE AVOIDED. Any
adverse environmental effects which cannot be avoided should the recommended project be.
implemented are expected to be minor individually and cumulatively. These include disturbance
from construction activities, removal of forest land, and an increase in human use.

9. THE RELATIONSIDP BETWEEN LOCAL SHORT-TERM USES OF MAN'S
ENVIRONMENT AND MAINTENANCE AND ENHANCEMENT OF LONG-TERM
PRODUCTIVITY. The proposed project constitutes a short-term use ofman's environment, will
result in minimal environmental impacts, and is not anticipated to affect long-term productivity.
The proposed use of the Project Site is compatible with surrounding uses and other recreational
development in the area.

10. REVIEW AND COORDINATION.
During preparation and review of this EA, requests will be sent to the Georgia Department of
Natural Resources and the U.S. Fish and Wildlife Service to allow the agencies to review the
proposed action. The results of the coordination will be outlined in the final EA. Coordination
with the Georgia Historic Preservation Division was not conducted as part of this Supplemental
EA, as previous HPD review and coordination was conducted as part of the original Lake Lanier
EIS and associated with the previous EA for Lake Lanier Islands.

The Draft Supplemental EA will be made available for review by the interested public and
agencies through posting on the USACE Mobile District website at
http://www.sam.usace.army.mil/pd/pdl.htm.
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12. APPENDICES - SUPPORTING DOCUMENTS.

A. Maps and Figures
a. Figure 1: Lake Recreation Map
b. Figure 2: Site Location/Street Map
c. Figure 3: USGS Topographic Map
d. Figure 4: National Wetland Inventory Map
e. Figure 5: Soil Survey Map

B. Existing (approved) Master Plan Drawings
a. Master Index Sheet
b. Sheet A
c. Sheet B
d. Sheet C
e. Sheet D.l
f. Sheet D.2
g. Sheet D.3
h. Sheet DA
1. Sheet E
J. Sheet F

C. Market Analysis Report, PKF Consulting

D. Site Photographs

E. Existing Conditions Plan
a. Aerial Photograph - Overall Site
b. Aerial Photograph - Area of Sheet C
c. Aerial Photograph - Area of Sheet D.2

F. Proposed Master Plan Drawings
a. Revised Sheet C
b. Revised Sheet D.2
c. Sheet D.2 - Detail
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July 10, 2008

Mr. Joe A. Mason

LLI Management, LLC

Chief Financial Officer, CPA,CVA

2076 West Park Place

Stone Mountain, GA 30087

PKF
Consulting
3475 Lenox Road
Suite 720
Atlanta, GA 30326

Telephone: (404) 842·1150
Fax: (404) 842-1165
www.pkfc.com

Re: Proposed Marina Development at Lake Lanier Islands

Dear Mr. Mason:

The accompanying summary report has been prepared in accordance with our
engagement letter dated April 18, 2008 and subsequent discussions and
correspondence relative to data within the report. This represents the completion of our
presentation of our analysis of the competitive market and potential levels of market.
support and utilization for a proposed marina development (the "Project") at Lake Lanier
Islands, Georgia.

This study is being compiled to amend the master plan of Lake Lanier Islands. The
market and feasibility studies and associated pro formas herein comply with certain
policy guidelines issued by the U.S. Army Corps of Engineers (USACE) under a
December 2005 policy memo on outgrants of land owned by the USACE.

By letter of July 14, 2008, the Real Estate Division of the USACE Mobile District issued
a legal opinion providing that: ".. .LLI Management Company can operate a marin'a
under the Lake Lanier Islands Lease, subject to approval by the Mobile District Engineer
and meeting the other requirements of the lease. "

Accordingly, it is the intent of LLI Management Company to provide the environmental
(N.E.P.A. documentation) and market analysis sufficient to support an amendment to
the Lake Lanier Islands master plan to allow for both a dry storage facility and
continuous wet storage docks. The site plan and associated implementation plan under
current consideration, however, only pertain to the dry storage facility and associated
courtesy docks. By including the wet storage docks in the master plan amendment
now, LLI Management is reserving the ability to submit a future site plan convert a
portion of the courtesy docks to wet storage and the addition of x more slips. LLI
Management is engaged in productive discussions with Holiday Marina for the purpose
of forming a joint venture to run the marina development (see attached letter).



Mr. Joe Mason July 10, 2008

As in all studies of this type, the estimated operating results are predicated upon our
assumption that competent and effective management will operate the dry stack facility
and wet storage marina and presume no significant change in the competitive position
of the lodging industry in the market area from that set forth in this report.

The estimates of future utilization and the estimated operating results contained herein
are based on estimates and assumptions that are inherently subject to uncertainty and
variation. Some assumptions inevitably will not materialize, and unanticipated events
and circumstances may occur. Therefore, the actual operating results achieved during
the period covered by the analysis will vary from the estimates, and the variations may
be material. Accordingly, we do not represent the estimated operating results or any of
the projections associated therewith as results that will actually be achieved. It should
be noted that this report has been prepared for your use and guidance in determining
the feasibility of the Project.

We would be pleased to hear from you if we can be of further assistance in the
interpretation and application of our findings and conclusions. We express our
appreciation to you for the opportunity to assist you with this Project and look forward to
working with you on future projects.

Thank you for selecting PKF Consulting for professional services.

Sincerely,

PKF Consulting

Scott D. Smith
Senior Vice President
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Mr. Joe Mason

INTRODUCTION

July 10, 2008

In April 2008, LLI Management engaged PKF Consulting to conduct a market analysis

and prepare financial projections to assess the operating potential a proposed dry-stack

facility (the "Project") to be developed in-conjunction with a proposed Yacht Club on the

Lake Lanier Islands Resort in Buford, Georgia. The Project will hold a total of 500

boats. This report presents an executive summary identifying the competitive marinas in

the area, the results of a survey that you have conducted, and a cash flow pro forma

demonstrating the gross profit from the proposed operations of the facility.

The study focused on the determination of current and potential future demand

generated by marinas in the market area, an assessment of the market area's existing

and potential future competitive supply of marina facilities, the share of the market the

proposed dry-stack facilities could reasonably attain, and the prospective cash flow from

operations to the level of net operating income before debt service and depreciation.

In addition, our study is based upon the following assumptions:

• We have assumed that professional management will operate the property in a

competent and efficient manner.

• We have assumed that the facilities will be completed and fully operational by

January 1, 2009.

• There will be no other additions to the competitive supply of boat storage facilities

other than as described herein; and there will be no significant disruptions to the

economy of the country and the region during the term of the projections

contained herein.

This report presents a(n):

• Description of the subject site and its environs, as well as its suitability for the

proposed facilities;

• Summary of competitive marinas on Lake Lanier;
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Mr. Joe Mason July 10, 2008

• Descriptive analysis of the lodging properties expected to be competitive with the

subject dry-stack facility, including their identities, facilities, approximate level of

performance, and a projection of their future performance;

• Estimate of the future performance, utilization level, and revenue potential for the

proposed dry-stack facility;

• Estimate of potential operating cash flow for the dry-stack facility.

METHODOLOGY

Scott. Smith conducted the site inspection and area analysis. We met with Joe Mason

to discuss the project in depth, inspect the site, tour the immediate area, and review

other available materials. We examined such factors as general aesthetics, the

supportive nature of nearby current and proposed land uses, and regional access to the

area.

Our conclusions and findings rely upon primary and secondary research, which included

representatives of management of a select group of marinas that could be competitive

with the facility, as well as previous market reports. We also gathered information from

numerous sources including websites and our internal databases, and individuals

knowledgeable about the Lake Lanier market area characteristics, economic and

demographic data, development projects and other such market-related information.

We analyzed relevant basic socioeconomic characteristics of the primary and

secondary market areas and the growth potential of possible market sources of

demand. We also analyzed relevant data regarding the market area to determine

whether the overall economic environment appears suitable for the development of the

proposed dry-stack facility.

In our analysis of the competitive market, we looked at the historical growth of demand

for lodging accommodations within a defined competitive set of marinas. This analysis

estimated future growth in demand in the market area. We compared the proposed dry­

stack storage facilities to the current supply of competitive marinas catering to these

demand segments and, based on estimates of their recent performance, reached

conclusions about the market potential for the Hotel. The potential levels of demand
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Mr. Joe Mason July 10, 2008

established enabled us to provide market-driven recommendations as to the appropriate

performance level of the proposed 500-boat dry-stack facility.

In the financial analysis, we prepared projected annual cash flow estimates from

operations for the Project for the first ten years of operation. This information was

developed based upon the expected levels of utilization and pricing and forecasted

operating expenses. The financial analysis also includes an estimate of the effects of

inflation on major revenue and expense categories at rates currently anticipated based

upon government and other established sources.

Site Maps

The maps on the following pages show the region of which the subject is a part and an

aerial view of the site.
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Mr. Joe Mason

COMPETITIVE MARKET ANALYSIS

INTRODUCTION

July 3,2008

Lake Lanier Islands Resort is located just 42 miles northeast of downtown Atlanta, one

of the most populous metropolitan areas of the southeast. The City of Atlanta is the

financial, commercial, transportation, and cultural center of the southeast. Atlanta's

northern suburbs have a diverse economy and high per capita income. Many national

and international corporations maintain primary or regional headquarters in the metro

area, including Coca Cola, Delta Airlines, Turner Services, and IBM.

Lake Lanier Islands has 1,100 acres spread over four main islands. The Resort blends

well with its 26 miles of pristine waterfront surroundings. The main facility, the Legacy

Lodge and Conference Center, is a four-story hotel and conference center nestled on

the Lake's shore. All hotel rooms have either woodland or lake views. The various

components of the Resort are as follows:

• The Legacy Lodge and Conference Center: This 221-room hotel has 21,000

square feet of International Association of Conference Center (IACC)- certified

meeting facilities, tennis courts, a business center, and a giftshop;

• 30 lakeside cottages: Each private cottage features two bedrooms and two

private baths with dressing areas, full kitchen, dining space, a large family room

with a fireplace, and a private outdoor deck with a Jacuzzi and gas grill;

• Houseboats: With accommodations for 1°people, the houseboats have full

kitchens, living areas, bathrooms, central heat and air, gas grills, Jacuzzis, and

waterslides on the top deck;

• Campgrounds: The Campgrounds at Lake Lanier Islands Resort feature year­

round campsites for tents and recreational vehicles and have access to a boat

ramp, a fishing pier, and a camp store;

• Two award-winning golf courses, the Emerald Pointe and PineIsle Golf Clubs;

• The full-service Tranquility Spa;

• An Equestrian Center;
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Mr. Joe Mason July 3,2008

• The Harbor Landing at Lake Lanier Islands Resort, from which one may rent day

boats, houseboats, and excursion yachts; and

• The Beach and WaterPark at Lake Lanier Islands Resort.

The Project will be developed in conjunction with a new Yacht Club. Other future

additions to the resort include a new four-star hotel to replace Pinelsle, a water park,

and a village wharf center.

Lake Lanier Islands Resort plans to offer boat storage accommodations for Islands

customers in order to help reposition the Islands as a comprehensive resort. The

Resort will also offer both standard storage services (such as maintenance and repair,

fuel, launch, and detailing) and concierge services (such as preparing boats for use,

stocking gear, food and drink, and turning on air conditioners while the boats await

pickup).

The Resort will offer different programs and memberships to allow guests to store their

boats for flexible amounts of time. The Resort will offer:

• Overnight privileges, for customers who want to pull a boat up to the Islands and

simply need temporary, short-term storage;

• Frequent Guest Memberships, for customers who commit through written

agreement to use the lodging facilities multiple times throughout the year and

who will also pay for boat storage; and

• Premier Memberships, for customers who will plan to also stay in the villas or

hotels, use the spa, play golf, visit the water park, or use special event facilities at

the yacht club, and want to leave their premium boat stored on-premise all year.

The resort will offer courtesy docks for day users who wish to use the Yacht Club

facilities or Resort amenities, for temporary placement of boats from storage to be

prepped for arriving customers, and for temporary docking for overnight guests. The

courtesy docks with slips representing about 25 percent of storage capacity. There will

also be a self-parking lot with the ability to hold about 75 trailers.
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Mr. Joe Mason July 3,2008

There are nearly 9,000 wet and dry slips currently located on Lake Lanier. In 2006, the

Lake marina market was running at approximately 93 percent occupancy; more

recently, however, the drought has caused occupancies to drop to a lower level

(approximately 85 to 90 percent for dry stack facilities and approximately 80 to 85

percent for wetslips). More generally, equilibrium occupancy is around 90 percent,

suggesting pent-up demand for slip space (at most facilities, waiting lists are common).

HISTORICAL PERFORMANCE OF THE COMPETITIVE MARKET

Lake Lanier boating activity has risen by 20 percent over the past five years. Roughly

4,000 new boats docked at private slips or public facilities since 2000. Furthermore, the

annual lake growth rate was 1.5 percent while Georgia's boating growth rate over the

same period was only 1 percent. According to data collected by Robert Charles Lesser

& Co., growth trends suggest that 1,500 boat owners will seek new slip space at Lake

Lanier over the next five years.

Regarding amenities, most facilities are of a lower quality than many of the boats they

serve; also, while most marinas provide a full level of service, none offer true concierge

services.

CURRENT AND FUTURE DEMAND

During interviews, management of the comparable Lake Lanier marinas stated that the

current drought conditions, combined with higher fuel prices, have negatively affected

business on the Lake. Adverse circumstances include:

• Higher fuel prices prohibit some customers from driving to the lake;

• Higher fuel prices prohibit some customers from taking their boats out on the lake

or cause customers to shorten their boating trips; and

• Lower lake levels force some boat owners to remove their boats from wetslips

and to place them in dry storage;

However, these effects have been mitigated by:

• The extensive waiting lists of potential members for Lanier marinas;

• Renting out vacant wetslips to transient customers; and
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Mr. Joe Mason July 3,2008

• Pricing accordingly with demand (in this case, keeping rates stable).

Area marina management have responded that, despite these setbacks, most of their

lots were still full. Despite their dissatisfaction with the current state of business, few

managers were worried for the states of their businesses. For this reason, we believe

that occupancy levels, while slightly lower than previous years, are still high are will rise

as soon as conditions permit (recovery from the drought, a decline in fuel prices,

ertc... ). We also expect that, because of the waiting lists the competitive marinas have,

that there is a great deal of unsatisfied demand in the market.

COMPETITIVE SET PROFILES

For the purposes of this analysis, the following properties have been selected as a

competitive set:

• Aqualand Marina, located at 6800 Lights Ferry Road, Flowery Branch, Georgia;

• Bald Ridge Marina, located at 1850 Bald Ridge Marina Drive, Cumming, Georgia;

• Gainesville Marina, located at 2145 Dawsonville Highway, Gainesville, Georgia;

• Habersham Marina, located at 2200 Habersham Marina Road, Cumming,

Georgia;

• Holiday Marina, located at 6800 Holiday Road, Buford, Georgia; and

• Waterfront Lanier Harbor Marina, located at 2066 Pinetree Drive, Buford,

Georgia.

• Port Royale Marina, located at 9200 Lan Mar Road, Gainesville, GA;

• Lazy Days Marina, located at 6700 Holiday Road, Buford, GA;

• Starboard Cove Marina, located at 6334 Mitchell Street, Flowery Branch, GA;

• Sunrise Cove Marina, located at 5725 Flat Creek Road, Gainesville, GA; and

• University Yacht Club, located at 6649 Yacht Club Road, Flowery Branch, GA.

The following pages show the occupancies and rates for each marina's wetslips and

drystacks and provide profiles of each facility.
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Marina Name Location Wet Slips Dry Slips Current Rates (Quarterly)
No. Size Occ. (%) No. Size Occ. (%J Uncovered Covered Dry

Aqualand Marina
6800 Lights Ferry Road,

1750 26-100 77% 409 22-28 82% $450 $3,570 $630 (trailer)Flowery Branch

Bald Ridge Marina
1850 Bald Ridge Marina Rd,

600 20-85 90% N/A N/A N/A $605-$1,070 $890-$2,030 N/A
Cumming

Gainesville Marina
2145 Dawsonville Hwy,

350 20-80 75-85% 244 0-25 75%-85% $530-$1,696 $735-$990 $540-$690Gainesville

Habersham Marina
2200 Habersham Marina Rd, N/A N/A N/A 650 19-28 90% N/A N/A $475-$735
Cumming

Holiday Marina 6800 Holiday Rd, Buford 1238 22'-100' 100% N/A N/A N/A $435-$3,348 $670-$2,642 N/A

Waterfront Lanier
2066 Pinetree Dr., Buford 72 35'-50' 0 N/A N/A N/A N/A $1500-$1750 N/A

Harbor Marina

Port Royale 9200 Lan Mar Road, Gainesville 514 20'-80' 85% 464 19'-39' 85-90% $405-$2,824 $721-$2,824 $533-$1,160

Lazy Days Marina 6700 Holiday Road, Buford 49 75'_125' 75-80% 640 19'_36' 75-80% $2,475-$3,50C$2,813-$5,62E $527-$1,053

Starboard Cove Marina ;334~itchellSt., Flowery 450 20'-60' 95% 50 N/A 95% $320-$500 $480-$600 $200 (trailer)
ran

Sunrise Cove Marina
5725 Flat Creek Rd.,

686 20'-70' 85% 9 N/A 85% $378-$1,510 $570-$2,005 N/A
Gainesville

TOTAL 5,711 - - 2,466

AVERAGE 635 24' - 91' 90% 352 21'-30' 82% $354 - $732 $1469 - $204E $347 - $621

Source: Roberl ChaIres Lesser & Co, PKF Consulting, and individual marinas
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AQUALAND MARINA

409
22-28
82%

1750*
26-100

77%

$450
$3,570

$630 (trailer)

6800 Lights Ferry Road,
Flowery Branch

Aqualand Manna

Uncovered:
Covered:
Dry:

Number:
Size (ft):
Occupancy (%)

Drystacks
Number:
Size (ft):
Occupancy (%)

Rates

WetsIips

Source: PKF Consulting

Located on the southeastern shoreline of

Lake Lanier, Aqualand is the world's largest Address:

inland marina. It is located two miles from

Flowery Branch, Georgia, and the area

around the marina is primarily residential. In

the past, occupancy of both wetslips and

drystacks would be over 95 percent; however,

because of the current drought and high fuel

prices, the marina is currently operating at

lower occupancies (77 and 82 percent,

respectively). For in-season storage, it has

310 covered wet slips; the remainder is uncovered. Dry-stack storage is used for off­

season storage. According to management, 262 wet slips have been rendered useless

because of the drought.

The facility offers all the typical amenities of a full-scale marina, including a gas and fuel

dock, ship's store, boat repair yard, restaurant, restrooms, showers, laundry, and a

guarded entrance.
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600
20-85
90%

1850 Bald Ridge
Marina Rd, Cumming

N/A
N/A
N/A

Bald Ridge Manna

400 corridor. Bald Ridge Marina offers 600 Number:

wet slips on 15 docks to accommodate boats Size (ft):
Occupancy (%)

from 20' to 85' in covered or uncovered slips, Rates---------..,..........................,----
Uncovered: $575-$1,070

all of which have access to electricity, water, Covered: $890-$1,760

cable TV, and telephone service. In past __D_ry.:....: N_/A _
Source: PKF Consulting

years, it achieved over 95 percent occupancy.

During interviews with management, we learned that the property is selling half the gas

as previous years and that business has dropped by fifty percent. However, the docks

are all still operating at full capacity, although 90 wetslips are unavailable because of

the low water level.

Bald Ridge Marina is located on the western

shores of Lake Lanier, approximately 1.5 Address:

miles from the city of Cumming. The WetsIips-..:....:.._--!..-,;------------
Number:

surrounding area is mainly commercial. It is Size (ft):

also 1.5 miles from exit 15 on the Georgia Occupancy (%)
Drystacks

The facility offers typical full-scale marina amenities, such as gas and fuel docks,

laundry, restrooms, showers, and a guarded entrance. It is one of the better marinas on

Lake Lanier.
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GAINESVILLE MARINA

July 3,2008

Gainesville Marina

Source: PKF Consulting

Gainesville Marina is located one mile from

the city of Gainesville, on the northeastern

side of Lake Lanier. The surrounding area is

residential and commercial, although the

number of residences has been shrinking in

recent years. The marina's clientele is drawn

primary from the Gainesville and Hall County.

The marina has approximately 30,000 square

feet of covered boat storage. Like the other

marinas in the area, this marina was running

at over a 95 percent occupancy rate in past

years.

Address:

WetsIips
Number:
Size (ft):
Occupancy (%)

Drystacks
Number:
Size (ft):
Occupancy (%)

Rates
Uncovered:
Covered:
Dry:

2145 Dawsonville Hwy.­
Gainesville

350
20-80

75-85%

244
Up to 25

75%-85%

$530-$1,696
$735-$990
$540-$690

Water and power are available to boats. Other amenities include gas and fuel docks, a

ship's store, bath houses, wireless internet, and restrooms.
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Habersham Manna
2200 Habersham

Marina Rd, Cumming

Habersham Marina is located on the

southwestern side of Lake Lanier in the city of Address:

Cumming, off of exit 14 on the GA-400 _W----:...et.:...:.s.....:..!IiP!.:....:s _
Number: N/A

corridor. The Marina only offers dry-stack Size (ft): N/A

facilities. The surrounding area is primarily Occupancy (%) N/A
Drystacks

650
19-28
90%

residential with some commercial property. Number:

Most boats are trailerable pontoon and ski Size (ft):
Occupancy (%)

boats. With occupancy of 90 percent, it ...;.R:..:a=t=.:es=--- _
Uncovered: N/A

appears that occupancy has dropped less at Covered: N/A

this facility than at some of the other marinas --:-~D.:...:.ry:!...:.:~~~-------.::$....;.4.:....75=---..:....$7....;.3-=-5-_
Source: PKF ConSUlting

on the lake. The marina offers gas and fuel

docks, a ship's store, a full-service marine repair center.
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HOLIDAY MARINA
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Holiday MannaHoliday Harbor Marina is directly across the

street from the Subject site, located on the

southeastern area of Lake Lanier. Aside from

the adjacent Lake Lanier Islands Resort, the

area surrounding the marina is residential.

The marina has approximately 1,300 slips,

most of which are leased to the owners of

large powerboats. The remainder is leased to

smaller vessels (Le. sailboats). The marina

does not have dry storage.

Address:

Wetslips
Number:
Size (ft):
Occupancy (%)

Drystacks
Number:
Size (ft):
Occupancy (%)

Rates
Uncovered:
Covered:
Dry:

Source: PKF Consulting

6800 Holiday Road,
Buford, GA

1238
22-100

95%

N/A
N/A
N/A

$435-$3,348
$870-$2,642

N/A

Water, power, cable TV, and phone hookups

are available to boat owners, and the marina provides all the usual full-scale amenities

such as a ship's store, fuel and gas docks, a restaurant, restrooms and showers,

laundry, and a guarded entrance.

The marina usually runs at a very high occupancy, and has a large waiting list.
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72
35-50"

N/A

Waterfront Lanier Harbor Manna
2066 Pinetree Dr.,

Buford. GA

o
N/A
N/A

Located on the southern shore of Lake

Lanier, Waterfront Lanier Harbor Marina was Address:

recently renovated to a wet-slip facility from _W.:..:....:.e..:,:ts...:..:li.!:.,.ps.:.....- _
Number:

dry-storage. The owners have built Size (ft):

townhomes on the land previously used for Occupancy (%)
orystacks

dry ~torage, and have built 72 private covered Number:

t I· t bid t b t S· Size (ft):we -s IpS 0 e ease 0 oa owners. Ince Occupancy (%)

the property only began leasing the wet-slips ...:R:...::a=t:=.:es=--- ~---
Uncovered: $330-$1427

during the last week of June, its occupancy is Covered: $514-$2055

very low. The marina has a public boat ramp _--=D:...:.ry~: -:___----:..$..:,:52:...:.7.....:-$:....1~05~3=----
Source: PKF Consulting

and courtesy slips for visitors who wish to use

the Waterfront's shops and restaurants. The marina offers amenities such as gas and

fuel docks, a ship's store, and nearby townhomes, retail and restaurants.
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PORT ROYALE MARINA

514
20'-80'
85%

464
39'-115'

85%-90%

$330-$1427
$514-$2055
$527-$1053

9200 Lan Mar Road,
Gainesville

Port Royale Manna

Uncovered:
Covered:
Dry:

Source: PKF Consulting

Wetslips

Address:

Number:
Size (ft):
Occupancy (%)

Drystacks
Number:
Size (ft):
Occupancy (%)

Rates

Port Royale Marina (formerly Lan Mar Marina)

is located along the Western shoreline of

Lake Lanier. It is currently undergoing a

multi-million dollar renovation and will soon

have new docks, a new rental department,

and a new sales department building. It will

also have a new 300' gas courtesy dock. The

surrounding area is most residential with

some commercial facilities. The marina offers

both dry stack and wet slip storage. Water

and power are available; phone and cable are

available as well, but each for a fee. The marina has 60 percent large powerboats, 35

percent trailerable boats, and 5 percent sailboats. There is a large waiting list. The

marina offers amenities such as gas and fuel docks, a ship's store, a boat repair yard,

and restrooms. The facility is part of the Port Royale Marina and Lakeside Community.

The Marina also sells boats.
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Lazy Days Manna

49
75'-100'
75-80%

6700 Holiday Road,
Buford, GA

640
19'-36'
75-80%

Lazy Days marina is primarily a dry-stack

facility. It is located next door to the Holiday Address:

on Lake Lanier Marina, and was in fact _W_ets----'lip'-s _
Number:

originally part of the Holiday Marina complex. Size (ft):

Lazy Days was built to accommodate the Occupancy (%)
Drystacks

smaller boats that the Holiday Marina couldn't Number:

handle. The facility has 640 dry stacks and ~i:u~~~CY (%)

49 wetslips. Lazy Days is primarily a dry __.R__.8_te_s _
Uncovered: $2475-$3500

stack facility, and is the most modern dry Covered: $2813-$5625

stack facility on Lake Lanier; the wet slips, __D_ry~: ____'_$_52_7_-$'-1_0_53__
Source: PKF Consulting

meanwhile, are mostly for luxury boats. There

is a large waiting list, and in recent years the property has maintained a 95 percent

occupancy rate. The facility offers few amenities, but does offer restrooms and

launching ramps.
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STARBOARD COVE MARINA

July 3,2008

Starboard Cove MannaStarboard Cove Marina (formerly Starboard

Marina) is located near the center of Lake

Lanier on the southeastern shoreline in

Flowery Branch, Georgia. The Marina offers

boat slips with access to water, power, cable

TV, and phone service. Most of the boats

stored at the facility are large powered boats,

with the remainder being trailerable boats.

There is a waiting list for slip leases at the

facility. In recent years, the occupancy rate

was over 95 percent.

Address:

Wetslips
Number:
Size (ft):
Occupancy (%)

Drystacks
Number:
Size (ft):
Occupancy (%)

Rates
Uncovered:
Covered:
Dry:

Source: PKF Consulting

6334 Mitchell St.,
Flowery Branch, GA

450
20'-32'

95%

50
N/A
95%

$395-$635
$495-$875

$200 (trailer)

Offered amenities include gas and fuel docks, a ship's store, restrooms, a boat repair

yard, and a restaurant (which, due to low water levels, is currently closed).
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Sunrise Cove MannaSunrise Cove Marina is located on the

eastern side and near the center of Lake

Lanier. The surrounding area is residential.

The facility takes up approximately 62 acres.

The marina is primarily a wet slip facility, with

approximately 700 total boat storage units.

Water and power are available for boats. The

marina has 75 percent sailboats, 10 percent

large powerboats, and 15 percent trailerable

boats. The marina has a waiting list and has

in recent years run at 95 percent occupancy.

Address:

WetsIips
Number:
Size (ft):
Occupancy (%)

Drystacks
Number.
Size (ft):
Occupancy (%)

Rates
Uncovered:
Covered:
Dry:

Source: PKF Consulting

5725 Flat Creek Rd.,
Gainesville, GA

688
20'-70'

85%

9
N/A
85%

$
$495-$875

$200 (trailer)

The Marina offers fuel and gas docks, a ship's store, and restrooms. It is owned by

Westrec Companies, who also own the Holiday Marina.
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Of the market, the subject property is the most high-quality. The chart on the following

page compares each competitive marina to the Lake Lanier Island Resort. The chart is

color-coded; higher ratings are colored green, while middle and low ratings are marked

yellow and red, respectively. The most generally competitive properties are the Holiday

Marina, located adjacent to the property, the Lazy Days Marina, the Aqualand Marina,

Bald Ridge Marina, and the Habersham Marina.
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Marina Price Positioning

July 3,2008

Aqualand
Marina

Accessibility to boaters
(local and metro) 20,..

Location on the Lake 15%
Types of boats
accomodated 15%
Boater services (launch,
deta/llng, etc•••) 10,..

Maintenance facilities 10"10

Concierge Services 10%

Prestige/execution 10%

Access to dining, retail 5%

Surrounding land uses 5%

Weighted Average 100% 4,0

Source: Robert Charles Lesser & Co,. LLC

Bald
Ridge
Marina

Gainesville Habersham
Marina Marina

Holiday
Marina

Waterfront
Lanier
Harbor
Marina

Lan Mar Lazy Days Starboard
Marina Marina Marina

University Subject
Yacht Club Property

r'~~' 3:~,.
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SURVEY OF BOAT OWNERS

July 3,2008

When available, the results of the LLI Management survey will be included here.

MARINA CASH FLOW AND PRO FORMA

We prepared a pro forma income statement for the calendar years beginning January 1,

2009 and ending December 31, 2018.

In order to develop an estimate of the net operating income (cash flow) for the subject

for a stabilized year of operation, we have interviewed marina management companies

with experience in similar sized marinas. In addition, we utilized the "2000 Financial &

Operational Benchmark Study for Marina Operators" published by the International

Marina Institute. We used this information as reference points to make our financial

projections. Financial statement data from the report is presented on the following page.
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Below,we present brief descriptions of the line items we use in our cash flow statement.

REVENUES

We estimated the price per square foot of dry stack space by determining the

competitive set's average monthly price per foot for dry storage space, shown in the

table below.

Monthly Price Per Foot, Dry Storage

Marina
Gainesville Marina
Habersham Marina
Port Royale Marina
Lazy Days Marina

Weighted Average

$/ft
$8.02
$8.44
$10.24
$9.57

$9.43

Source: Individual marinas and PKF Consulting

Since the facility will be the highest-quality facility of the competitive set, we have given

the property an approximate premium of 30 percent and given each occupied dry-stack

an average rental price per foot of $12 per month.

Because revenues are calculated on a per square foot basis, we have used as 25 foot

average dry-stack slip size. Dry stack slip lengths at the comparable dry stack facilities

range from 19 to 39 feet, with the majority of lots falling around the 25 foot range.

Because area operators still report higher occupancies despite the rising price of fuel

and the recent drought, we believe that the market has a strong demand base, primarily

drawing from the metro Atlanta area. Furthermore, the large waiting lists kept by area

marinas suggest significant unsatisfied demand. To that end, we project occupancy to

grow from 60 percent in the first year to a stabilized rate of 90 percent in the third.

Slip and Other Revenues

Slip revenues are based on the number of occupied dry slips multiplied by the average

slip fee as presented previously in the report.
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Other Income

July 3,2008

Other Income includes income generated from fuel sales, boat repair and

maintenance, and the retail store providing groceries and marine supplies. We have

estimated $1,000 annually per occupied slip (both wet and dry) in fuel income with a

cost of sales of 75%. We have estimated $150 annually per occupied dry slip in retail

revenue with a cost of sales of 40%. We have estimated $900 annually per occupied

slip in boat repair and maintenance revenue and a cost of sales of 80 percent.

EXPENSES

Administrative and General

This category includes the salary and wages of the dock master, lift operators, and

office staff, cash overages and shortages, credit card commissions, bad debt expense,

security, data processing costs, accounting payroll expense, and professional fees.­

Administrative and General expenses for the top 25% marinas as provided by the

International Marina Institute indicates expenses ranged from 20.5 percent to 23.2

percent of revenue. We have selected an A&G expense below these ranges due to the

size of the subject property and resulting efficiencies. The sUbject marina is estimated

to achieve an A&G expense of 20 percent of total revenue upon stabilization. We have

not included marketing expense for the Marina as we expect that overall marketing

plans for the Lake Lanier Island Resorts will provide sufficient exposure to the market.

Property Operations and Maintenance

Property operations and maintenance expenses are a function of marina's age and

usage and comprise engineering salaries, wages, employee benefits, normal

maintenance of the dry docks, dredging, normal maintenance of electrical, mechanical

equipment, and engineering operating supplies. Property Operations and Maintenance

expenses for the top 25% marinas as provided by the International Marina Institute

indicates expenses ranged from 2.3 percent to 3.5 percent of revenue. We have

selected a property operations and maintenance expense of 3.5 percent of total

revenue.
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Utility Costs

July 3,2008

Utility costs are generally particular to the location, climate, and type of facility. Energy

and utility expenses include electricity, gas, water, and sewer charges. Property

Operations and Maintenance expenses for the top 25% marinas as provided by the

International Marina Institute indicates expenses ranged from 2.5 percent to 4.8 percent

of revenue. We have selected a property operations and maintenance expense of 5.0

percent of total revenue recognizing that utility cost have recently increased.

Real Estate and Property Taxes

Real Estate and Property tax expenses for the top 25% marinas as provided by the

International Marina Institute indicates expenses ranged from 0.7 percent to 3.5 percent

of revenue. We have estimated the subject property to incur real estate and property

taxes of 2.0 percent of total revenue.

Insurance

The Insurance expense includes liability and property insurance. We have estimated

the insurance expense to be 5.0 percent of revenues in lines with industry standards.

Management Fees

We have assumed the property will be managed by a professional management

company. We have utilized a management fee of 3.0% of revenues. We have assumed

the operator will manage the subject efficiently and competently, and included the

management fees accordingly.

RESERVE FOR REPLACEMENT

An additional item not typically listed on an owner's income statement is the amount

required for the periodic replacement of certain short-lived items such as carpeting,

draperies, and other furniture, fixtures, and equipment and long-lived items such as the

roof and mechanical systems. We project reserve for replacements of 4.0 percent of

total revenues.
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Mr. Joe Mason

Estimated Annual Operating Results

July 3,2008

The estimated annual operating results for the subject marina, for the next ten years

beginning January 1, 2009, is presented on the following page.
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Mr. Joe A Mason

THE YACHT CLUB MARINA

July 3,2008

2009 2010 2011 2012 2013
Number of Transient Slips 30
Average Transient Slip Length (ft' 25
Number of Dry Stacks 500
Average Dry Stack Length (ft) 25

REVENUE
Transient Boat Slip Occupancy 60% 75% 90% 90% 90%
Rental Rate per foot $ 12.00 $ 13.20 $ 13.86 $ 14.55 $ 14.99

Transient Slip Revenue $ 64,800 $ 89,100 $ 112,266 $ 117,879 $ 121,416

Dry Stack Occupancy 60% 75% 90% 90% 90%
Rental Rate $ 12.00 $ 13.20 $ 13.66 $ 14.55 $ 14.99
Dry Stack Revenue $ 1,080,000 $ 1,485,000 $ 1,871,100 $ 1,964,655 $ 2,023,595

Fuel Sales $ 318,000 $ 409,425 $ 506,049 $ 521,231 $ 536,868
Retail Sales $ 47,700 $ 61,414 $ 75,907 $ 78,185 $ 80,530
Boat Repair and Maintenance $ 286,200 $ 368,483 $ 455,444 $ 469,108 $ 483,181
Other Income $ 651,900 $ 839,321 $ 1,037,401 $ 1,068,523 $ 1,100,579

Slip Association Fee $ . $ - $ - $ - $ -
Gross Revenue $ 1,796,700 $ 2,413,421 $ 3,020,767 $ 3,151,057 $ 3,245,589

EXPENSES
Fuel Dock $ 238,500 $ 307,069 $ 379,537 $ 390,923 $ 402,651
Ships Store - Cost of Merchandise $ 19,080 $ 24,566 $ 30,363 $ 31,274 $ 32,212
Marine Repair Service $ 228,960 $ 294,786 $ 364,355 $ 375,286 $ 386,545
Total Cost of Goods $ 486,540 $ 626,420 $ 774,255 $ 797,483 $ 821,408

Administrative &General $ 359,340 $ 482,684 $ 604,153 $ 630,211 $ 649,118
Maintenance & Repairs $ 62,885 $ 84,470 $ 105,727 $ 110,287 $ 113,596
Utilities $ 89,835 $ 120,671 $ 151,038 $ 157,553 $ 162,279
Property Taxes $ 35,934 $ 48,268 $ 60,415 $ 63,021 $ 64,912
Insurance $ 89,835 $ 120,671 $ 151,038 $ 157,553 $ 162,279
Management Fee $ 53,901 $ 72,403 $ 90,623 $ 94,532 $ 97,368
Reserves for Replacemant $ 71,868 $ 96,537 $ 120,831 $ 126,042 $ 129,824

Total Expenses $ 763,598 $ 1,025,704 $ 1,283,826 $ 1,339,199 $ 1,379,375

NET OPERATING INCOME $ 546,563 $ 761,297 $ 962,686 $ 1,014,375 $ 1,044,806

S:lun:e: PKF ConaJlUna
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Mr. Joe A Mason

THE YACHT CLUB MARINA

July 3,2008

2014 2015 2016 2017 2018
Number of Transient Slips 30
Average Transient Slip Length (ft 25
Number of Dry Stacks 500
Average Dry Stack Length (ft) 25

REVENUE
Transient Boat Slip Occupancy 90% 90% 90% 90% 90%
Rental Rate per foot $ 15.44 $ 15.90 $ 16.38 $ 16.87 $ 17.38

Transient Slip Revenue $ 125,058 $ 128,810 $ 132,674 $ 136,654 $ 140,754

Dry Stack Occupancy 90% 90% 90% 90% 90%
Rental Rate $ 15.44 $ 15.90 $ 16.38 $ 16.87 $ 17.38
Dry Stack Revenue $ 2,084,302 $ 2,146,832 $ 2,211,237 $ 2,277,574 $ 2,345,901

Fuel Sales $ 552,974 $ 569,563 $ 586,650 $ 604,249 $ 622,377
Retail Sales $ 82,946 $ 85,434 $ 87,997 $ 90,637 $ 93,357
Boat Repair and Maintenance $ 497,676 $ 512,607 $ 527,985 $ 543,824 $ 560,139
Other Income $ 1,133,596 $ 1,167,604 $ 1,202,632 $ 1,238,711 $ 1,275,872

Slip Association Fee $ - $ - $ - $ - $ -
Gross Revenue $ 3,342,957 $ 3,443,245 $ 3,546,543 $ 3,652,939 $ 3,762,527

EXPENSES
Fuel Dock $ 414,730 $ 427,172 $ 439,987 $ 453,187 $ 466,783
Ships Store - Cost of Merchandise $ 33,178 $ 34,174 $ 35,199 $ 36,255 $ 37.343
Marine Repair Service $ 398,141 $ 410,085 $ 422,388 $ 435,060 $ 448,111
Total Cost of Goods $ 846,050 $ 871,431 $ 897,574 $ 924,501 $ 952,237

Administrative & General $ 668,591 $ 688,649 $ 709,309 $ 730,588 $ 752,505
Maintenance & Repairs $ 117,003 $ 120,514 $ 124,129 $ 127,853 $ 131,688
Utilities $ 167,148 $ 172,162 $ 177,327 $ 182,647 $ 188,126
Property Taxes $ 66,859 $ 68,865 $ 70,931 $ 73,059 $ 75,251
Insurance $ 167,148 $ 172,162 $ 177,327 $ 182,647 $ 188,126
Management Fee $ 100,289 $ 103,297 $ 106,396 $ 109,588 $ 112,876
Reserves for Replacemant $ 133,718 $ 137,730 $ 141,862 $ 146,118 $ 150,501

Total Expenses $ 1,420,757 $ 1,463,379 $ 1,507,281 $ 1,552,499 $ 1.599,074

NET OPERATING INCOME $ 1,076,150 $ 1,108,435 $ 1,141,688 $ 1,175,939 $ 1,211,217

9lurce: PKF Con9JlUno
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Date Prepared: July 31,2008
Lake Lanier Islands Resort - Supplemental EA

APPENDIX D - SITE PHOTOGRAPHS



Date Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo # 1: View of maintenance facility that is to be decommissioned.

Photo # 2: View of typical storage areas observed around the maintenance building.

Supplemental EA Photographs, Page I



Date Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo # 3: View of closed boat ram located beside the existin maintenance area.

Photo # 4: View of the lake from the closed boat ramp located beside the maintenance area.

Supplemental EA Photographs, Page 2



Date Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo # 5: View of hardwood forest located between the maintenance building and the lake.

Photo # 6: View of waterfront at the picnic area located adjacent to the maintenance facility. The
proposed action would replace the picnic area with a yacht club.

Supplemental EA Photographs, Page 3



Date Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo # 7: View of the picnic area and pavilion located adjacent to the maintenance facility.

Photo # 8: An additional view of the picnic area - currently closed to the public.

Supplemental EA Photographs, Page 4



Date Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo # 10. View of forest system observed on the western portion of the Project Site adjacent to
the closed boat ramp on the western end of the Project Site.

Supplemental EA Photographs, Page 5



Dale Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo #12: Photograph of a portion of Harbor Landing marina located on the northern shore on
the Project Site. This facility is the base of operations for the rental fleet.

Supplemental EA Photographs, Page 6



Date Prepared: August 6, 2008
Lake Lanier Islands Resort - Supplemental EA

Photo # 13: Photograph taken from the banks of the area proposed for a marina looking towards
the ad'acent Holida on Lake Lanier marina.

Photo # 14: A second view of the adjacent Holiday on Lake Lanier marina.

Supplemental EA Photographs, Page 7



Date Prepared: July 31, 2008
Lake Lanier Islands Resort - Supplemental EA

APPENDiX E - EXJSTlNG CONDITIONS PLANS (AERIAL PHOTOGRAPHS)
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Date Prepared: July 31, 2008
Lake Lanier Islands Reson - Supplemental EA

APPENDIX F - PROPOSED MASTER PLAN ORAWINGS
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