
HAMMOCK BEACH
RESORT

M

VIA HAND DELVERY & ELECTRONIC MAIL

August 27, 2014

Mr. Adam Mengel, AICP, LEED AP BD+C, ~
Planning and Zoning Director
Flagler County Board of County Commissioners
1769 East Moody Boulevard, Building 2, Suite 105
Bunnell, FL 32110
amengel@flaglercountv.org

RE: Hammock Dunes Planned Unit Development
Application for Site Development Plan Review in a PUD
New Lodge and Conference Facilities at Hammock Beach

Dear Mr. Mengel,

On behalf of LRA Hammock Beach Ocean, LLC and LRA NOHI, LLC (collectively, “Applicant” or “LRA”),
Salamander Hotels & Resorts (hereinafter “Salamander” or “Agent”) is pleased to submit the enclosed
Application for Site Development Plan Review in a PUD for the New Lodge and Conference Facilities
located within Hammock Beach, an Oceanfront Club and Resort Destination, and part of the 2,200 acre
Hammock Dunes Planned Unit Development. The Application package represents the information we
discussed with you on May 7,2014 and includes the following:

1. Executed Form of Application for Site Development Plan Review in a PUD;
2. Application fee of $1,600.00;
3. Pre application due diligence including:

Conceptual Renderings (December 2013 Presentation),
April 2014 Proposal for New Lodge and Statement of Opportunity,
2014 Community Outreach Correspondence (Town Hall Presentation), and
Summary of 2014 Town Hall Polling;

4. Conceptual Drawings, Including Illustrative Site Plan, Renderings, and Elevations;
5. Basis of Design and Development Criteria;
6. Site Development Plans; and
7. Warranty Deeds for subject properties.

As we discussed in May at our pre-application meeting, this Application is the culmination of
considerable and thoughtful planning combined with extensive communication and consensus building
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for the New Lodge and Conference Facilities at Hammock Beach (the “Project”). Due to the importance
and significance of this effort many Hammock Beach members and property owners have invested time
and energy to assist the Applicant and Salamander with this endeavor. For purposes of background and
context, the following provides a brief synopsis of the evolution of the enhancements embodied in the
Application.

Background

When Hammock Beach Resort (also known as the Club at Hammock Beach and hereinafter the
“Resort”) opened on June 4th, 2004, it was hailed as one of the finest new resort communities on the
East Coast, featuring many luxurious amenities, highlighted by a variety of dining experiences, spa
and fitness, waterpark and pools, and with the addition of the Conservatory in 2008, the Resort
offered two of the best golf courses in the Southeast. Now, more than 10 years since opening, the
Resort has survived a massive economic downturn and needs to be positioned for future success, to
benefit the owners, members, guests and the community as a whole.

The economic downturn led to considerable reductions in Membership and Resort guests, leaving
the Resort with significant operating shortfalls. During this time, capital was primarily used to
address operating deficits, which left the Resort without adequate funding to perform capital
improvements on a normal life cycle, resulting today in a physically outdated appearance and an
aging mechanical infrastructure. The existing lodge building, nestled between the front and back
nines of one of the best golf courses on the East Coast, epitomizes the deterioration that has taken
place.

Compounding the challenge of sustaining the Membership and Resort operations at a high level,
Hammock Beach Resort’s primary resort competitors, including Amelia Island Plantation, PGA
National, Ritz Carton Amelia Island, and the Marriott Sawgrass, have all recently completed multi-
million dollar renovations and are now attracting clients from the all-important group markets who
had previously been loyal to Hammock Beach in years past, such as Anheuser Busch, Bellsouth,
Bayer, Exxon Mobil, Genetech, KPMG, and Monsanto.

Over the past 18 months, Salamander has studied various options in search of a financially feasible
way to make improvements to the aging infrastructure in order to enhance the Members’
experience and reverse the declining business trends. The solution is centered around the Resort’s
need to successfully compete for large corporate groups who typically hold meetings during mid
week. In order to attract this group segment, it was determined that the Resort required a
minimum of 325 hotel-like accommodations with complimenting conference facilities. Using the
existing the 127 one-bedroom condominiums as the core of the new lodging concept, a plan was
developed to add a new 198 room lodge facility at the existing lodge site. This facility would house
new ocean front dining, golf club house facilities worthy of Nicklaus’ Ocean Course, and new
Member Only facilities which will significantly elevate the club experience for our social and golf
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members. Equally important, the scope of construction would include much needed improvements
to many existing facilities, in order to achieve a substantially renovated Resort along with a newly
constructed addition.

Conceptualization and Community Consensus

F.:.

Discussions regarding these potential improvements, and the potential of a new lodge, began with
the Hammock Beach community in December 2013 at a community wide Town Hall meeting. The
positive feedback led to the formation of the Hammock Beach Community Committee, which
included representatives from across all phases of the Hammock Beach community. The
Community Committee, a group of 13 property owner representatives (see the enclosed Town Hall
Presentation material for a list of the members and their represented communities), met with the
Salamander team on three separate occasions to provide input on the potential improvements and
assist in setting direction for the proposed project In addition to the Community Committee,
several stakeholder groups (Hammock Beach Club Condominium Association, One Bedrooms at
Hammock Beach Club Condominium Association, Ocean Towers Condominium Association,
Conservatory Property Owners Association, and the Yacht Harbor Village Condominium Association
and Harbor Village Marina Property Owners Association) were called upon for input. Ultimately,
dozens of individual club members and community residents were solicited for insight, opinion, and
ideas on the proposed improvements. This comprehensive and collaborative input from the
community formed the basis for the new Lodge proposal and continued to inform its concepting.

While the prospect of a New Lodge that includes (1) member only facilities, (2) significant upgrade
of Resort amenities currently offered, and (3) addition of new amenities, was central to the new
concept, several other member focused improvement initiatives were created through the New
Lodge concepting. The New Lodge provides the platform and opportunity for Salamander to
commit additional resources for specific member centric Resort amenities that would be initiated
once the New Lodge plan received County approval. These include the following expansions and
enhancements:

• Major renovation of the spa, and expansion of the fitness center and aerobics room (pending
condominium association coordination);

• Refurbishment of Delfinos restaurant and renovation of Loggerheads;

• Expansion of the Ocean Course Hammock House to create enclosed dining facilities in addition
to the outdoor seating;

In addition to these improvements the Resort will take over responsibility for the 16th Road
landscape maintenance, relieving the Ocean Hammock Property Home Owner’s Association of this
expense. The planning and implementation of these enhancements will commence in the months
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following County approval of the New Lodge Site Development Plan Review in a PUD Application.
They are intended primarily to address current physical deficiencies of important member and guest
amenities, and will also significantly mitigate the impact of the construction phase.

After developing the New Lodge concept and membership amenity enhancement package, and in
keeping with a commitment Salamander made to pursue the New Lodge only if the opportunity was
supported by a large majority of Hammock Beach members and property owners, the next phase of
the concept development involved presentation of the concept and supporting information, open
dialogue with a question and answer session, closed polling with Community Committee oversight
and transparency, and tallying and presentation of the polling results. This was accomplished by
conducting a follow up Town Hall meeting on Saturday April 5th for the purpose of presenting the
most recent proposed Lodge concept to the membership and the community. This meeting ran
several hours, as it included a full presentation and open forum Q&A session. The Q&A was open to
all participants, and afforded the opportunity for those not physically present at the meeting to
participate as well. At the conclusion of this meeting, a Straw Poll was taken of those in attendance
to gauge the interest level and support for continuing the process. The results of that Straw Poll,
which were announced at ~he end of the meeting, were as follows: 181 ballots (85%) supporting the
proposal, and 31 ballots (15%) against the proposal.

In order to validate the Straw Poll process and ensure every member and property owner had full
opportunity to participate, a follow up viewing and polling process was established. The timeline
and steps are outlined below:

• Tuesday April 8t~1: Posting of entire Town Hall meeting on Club website via Youtube video, along
with Polling Instructions, and a supporting eblast sent.

• Wednesday April gth: Improved Ballot Link Posted, deadline extended to Saturday, and a
supporting eblast sent.

• Thursday April io~N Additional Q&A Conference Call for nonresident members held.

• Saturday April flth: Voting closes at 5 PM.
• Monday April l4~N Final Votes Tabulated.
• Tuesday April 15th: Final Numbers validated by Charles Kerr, President ABOG, and Charlie

DeMartin, Yacht Harbor Village Condominium Owners Association Board of Directors
representative.

With 200 additional ballots received online, the Straw Poll count totaled 382 balllots, of which 354
ballots / 86% were cast in support of the proposal, and 58 ballots 7 14% were cast against the
proposal. Upon developing consensus of Hammock Beach property owners and members in a
collaborative process, Salamander also took initiative to request the opportunity to present the new
Lodge concept to the Hammock Conservation Coalition on May 6, 2014. After presenting the
information and answering questions, Salamander committed to returning and presenting
additional information as the concept was more fully developed. In like manner, Salamander also
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conducted preliminary discussions with representatives from the Dunes Community Development
District to confirm infrastructure capabilities and service capacities for the new Lodge.

The Straw Poll results, combined with the meeting with AlA Scenic Pride.and the Dunes Community
Development District, tangibly demonstrated broad community support and infrastructure
readiness, for Salamander to advance the concept to the next phase of the process - developing a
detailed site development plan for submission to, and consideration by, Flagler County.

Therefore, we are truly excited, after many months of effort, to formally submit the Application. We
look forward to working together with a coalition of Hammock beach members and property owners,
business partners, local stakeholders, and members of the general public, to review the Application with
Flagler County representatives and bring this economic development opportunity to realization.

Cc: Hammock Beach Advisory Board of Governors

Hammock Beach Community Committee
Hammock Beach Members and Property Owners
AlA Scenic Pride
Sheila Johnson, Salamander
Neill Paucett, Lubert Adler
Amy Wilde, ACP Communities

President

Enc.
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Required Attachments for Site Development Plan Review in a PUD Application:

1.) Copy of Owner(s) recorded Warranty Deed; 

2.)        Application fee is $970 plus $45/acre or portion thereof plus the cost of newspaper ad(s) and
           postage at prevailing rate and $50 for each notification of public hearing (posting of sign).

     If parcel is located within the A1A Scenic Corridor Overlay, there is an additional $100.  Make
     check payable to BOCC.        Fee amount per Resolution 2008-31. 

3.) 33** Sets of Plan meeting requirements of Section 3.04.03, Flagler County Land 
Development Code. 

 **10 sets of plans for the Technical Review Committee due upon submittal of application, 13 sets of 
plans for Planning Board, and 10 sets of plans for the BCC. 

NOTE:  All applicants are requested to provide at least one set of 
documents/plans in a size no larger than 11” x 17” plus one electronic 
formatted submittal.

.

3.04.03. Site development review of a PUD.

A. Site development plans. Following the enactment of an ordinance creating a PUD, a detailed site 
development plan shall be submitted to the technical review committee prior to the start of 
construction. The technical review committee shall review the site development plan to determine 
compliance with county development ordinances and consistency with the Flagler County 
Comprehensive Plan. The site development plan shall then be reviewed by the planning board. The 
planning board will recommend approval or denial to the Flagler County Commission. The Flagler 
County Commission will make the final decision for approval or denial on the plan. Where the PUD is 
to be phased, the site development plan submitted may be for only that portion for which construction 
is pending. 

B. Submittal requirements. The site development plan and any necessary supporting documents or 
exhibits shall contain the following information: 

1. The applicant shall meet with the development administrator, county engineer, and county 
attorney to review the proposal prior to the submittal of all application materials. The development 
administrator, county engineer and county attorney may request additional plans, maps, studies, 
and reports as they may reasonably require to make a recommendation on the proposal to the 
county commission. 

2. A PUD master plan at an appropriate scale for presentation, showing and/or describing 
the following: 

  (a) Proposed land uses and their location and acreage; 

(b) Lot sizes, indicated by lot lines drawn on their proposed location or by a 
statement noted on the face of the master plan concerning lot sizes, including minimum 
lot sizes proposed; 

(c) Building setbacks defining the distance buildings will be set back from: 

1. Surround property lines; 

2. Proposed and existing streets; 

3. Other proposed buildings; 

4. The centerline or banks of rivers, streams and canals; 



5. The high-water line of freshwater lakes, mean high-water line for 
saltwater;

6. The coastal setback line unless the FDNR has issued a permit for 
construction seaward of the coastal construction control line; 

(d) Maximum height of buildings; 

(e) The number and type of residential units proposed, their general site distribution, 
average density and price ranges; 

(f) Proposed floor area ratios and maximum ground coverage for nonresidential 
uses;

(g) A table showing acreage for each category of land use; 

(h) Vehicular, pedestrian and mass transit peakhour vehicular traffic movement 
throughout the property, and indicating its point(s) of access to or egress from the 
property (this requirement may be waived by the development administrator when 
it is determined that the proposed development is of such limited size that it will 
create no undue volume of vehicular traffic movement); 

(i) Location, character and scale of parking including: 

1. Developed recreation; 

2. Common open space; 

3. Natural areas; and 

4. Screening, buffering and landscaped areas, with estimates of 
approximate acreage to be dedicated and that to be retained in common or 
private ownership. 

(j) A topographic map at an appropriate scale showing existing contour lines, 
including all existing buildings and wooded areas; 

(k) Relation of abutting land uses and land use districts to the proposed planned unit 
development, including where view protection is an objective, location of principal 
public viewpoints into or through the proposed planned unit development.   

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

4. A statement indicating the type of legal instrument that will be created to provide for the 
maintenance and ownership of common areas. 

5. If applicable, a description of the proposed staging plan shall be submitted indicating, for 
each project stage: 

(a) The uses, location, floor areas, and residential or other densities to be developed; 

(b) Streets, utilities, and other improvements necessary to serve each proposed 
project stage; 

(c) The proposed dedication of land to public use, and setting forth anticipated 
staging and completion dates for each project stage; provided that in lieu of an 
indication of specific timing, initiation of succeeding stages may be made 
dependent upon completion of all or substantial portions of earlier stages. 



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

7. A statement regarding the contributions which will be made by the developer to local 
government for facility expansion required as a result of development. 

8. Proposals concerning any restrictive covenants to be recorded with respect to property 
included in the planned unit development. 

9. Any special surveys, approvals or reports. 

10. Reduced copies of the preliminary master plan, suitable for mailing, must be provided to 
the planning and zoning director at the time of application. 

C. Approval of development plan. The Flagler County Commission shall review the site development 
plan for conformance with the ordinance passed under subsection 3.04.02 and with the Standards 
and criteria of subsection 3.04.04. Action to approve, modify or deny the site development plan 
shall be taken by the commission within sixty (60) days of receipt of the plan by the commission. 
Written notice of action to deny the plan shall be given to the applicant within thirty (30) days of 
the action. 

D. Recording. Upon approval of the site development plan and approval of notification of such action 
from the county commission, the applicant may present such copies as are required to the Clerk 
of the Circuit Court of Flagler County for recording. A copy of the site development plan shall also 
be sent to the planning and zoning director. 

E. Permits required. All construction in the development of a PUD shall proceed only under 
applicable permits, issued by the building official's office; and no building permit, certificate or 
other document authorizing construction or occupancy within the PUD shall be issued, except in 
accordance with the approved development plan. 

 (Ord. No. 02-02, § 1, 1-22-02) 
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Conceptual Renderings (December 2013 Presentation)  
 

   



 

 

 

 

 

 

 

 

 

 

 

 

 

The Club at Hammock Beach 
2013 Year End Update 
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Current Lodge 



 

 

 

 

 

 

 

 

 

 

 

 

 

Current Lodge 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 
Hammock Beach Resort 

Local Competitive Set – Recent Renovations 



 

 

 

 

 

 

 

 

 

 

 

 

 

Local Comp Set Recent Renovations Summary 
PROPERTY        #  MEETING      REFURB      DATE 
  NAME  ROOMS SPACE Sq Ft INVESTMENT COMPLETED       _    
 
Omni AIP        404 80,000  $85 Million March 2013 
Built 155 new rooms, full renovation of existing 249 rooms including 27 suites.   New infinity  edge 
pool deck, poolside restaurant, lobby, lobby bar,  and renovation of all meeting spaces. 
 
 
Ritz Carlton Amelia    446 48,000  $65 Million March 2012 
Redesign and refurbishment of all 446 guest rooms & suites, spa, restaurants, and meeting spaces. 
 
 
Marriott Sawgrass    510 56,000  $20 Million October 2013 
Refurbishment of all guest rooms and villa suites, meeting spaces, and restaurants. 
 
 
PGA National Resort    350 40,000  $100 Million June 2013 
Refurbishment of all guest rooms and suites, redesign of Haig Course to The Fazio Course, 
significant renovation work to all other golf courses, poolside café, Bar 91 and spa. 
 
Hammock Beach   328 15,000        N/A       N/A 



 

 

 

 

 

 

 

 

 

 

 

 

 

Regional Comp Set Recent & Planned Renovations 

• Ritz Carlton Naples 
• Property closed July 25-October 7, 2013 
• Renovated all guest rooms, main hotel lobby, all F&B outlets, 

and meeting spaces 
• Estimated investment $40 Million 

• Sea Island Resort/The Cloister 
• Planned additional 100 guest rooms 
• Planned additional 10,000 Sq. Ft. Meeting Space 
• Estimated investment $50 Million 

• Trump Doral Golf Resort & Spa 
• Phased complete property renovation currently underway 

with target completion mid-2015 
• Estimated investment $150 Million 

• Wild Dunes Resort 
• Planned new 200 room hotel 
• Planned new 15,000 Sq. Ft. Meeting Space 
• Estimated investment $75 Million 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 

Accommodations 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 

Meeting Spaces 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 

Restaurants 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

Omni Amelia Island Plantation Resort The Ritz-Carlton, Amelia Island 

Family & Kids 



The Ritz-Carlton, Amelia Island Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 

Spa & Salon 



 

 

 

 

 

 

 

 

 

 

 

 

 

The Club at Hammock Beach 
Potential Future Enhancements 

New Lodge & Club Member Experiences 



    

 
The Club at Hammock Beach & Lodge Existing Site 
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• 198 Luxurious Guest Rooms 
• Standard guest room 448 Sq. Ft. 
• All rooms with balcony and ocean view 

 
• Food & Beverage Venues 

• 125 seat ocean front restaurant 
• 24 seat private dining room 
• 48 seat ocean front dining terrace 
• 60 seat 19th Hole Bar & Lounge 

New Lodge Program 



• Club Member Facilities 
• Members Only Club Lounge 
• Golf Member Mens Locker Room  
• Golf Member Ladies Locker Room 

 
• Resort Golf Facilities 

• Golf Pro Shop 
• Mens Day Locker Room  
• Ladies Day Locker Room 
• Golf Cart Storage Facility 

New Lodge Program 



• Recreational Facilities - For Lodge Guests & 
Club Members Use Only 

• Multi-Level Swimming Pool  
• Poolside Food & Beverage Services  
• Beach Chaise & Umbrella Services 
• Luxury Beachside F&B Services 
• Lobby Billiards Room  

New Lodge Program 



P E R S P E C T I V E  V I E W  1  
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BUILDING SECTION DIAGRAM 



HAMMOCK BEACH SITE  

 



G R O U N D  L E V E L  



E N T R A N C E  L E V E L  



T Y P I C A L  L E V E L  



The Sanctuary  
at Kiawah Island Golf Resort Charleston, SC 



The Sanctuary  
at Kiawah Island Golf Resort Charleston, SC 



The Jefferson Hotel  
Richmond, VA 



The Hermitage Hotel  
Nashville, TN 



Salamander Resort & Spa 
Middleburg, VA 



Salamander Resort & Spa 
Middleburg, VA 



HBCCA Main Club Lobby 
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Possible Future Grand Ballroom – Connected to Atlantic Ballroom 



Hammock Beach Spa & Salon 



Delfinos Restaurant  



Possible Future Retail Spaces:  Pizzeria/Market, Family-Teen Center, Retail Shop, Etc…. 

Indoor Pool 
Lagoon & Fountain 

North Ocean Towers  
Retail Promenade 



 

 

 

 

 

 

 

 

 

 

 

 

 

The Club at Hammock Beach 
 

GENERAL DISCUSSION 



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
New Lodge Construction 

1  Will there be a private full golf member’s area mirroring the Conservatory? 

  

2  How will your parking facilities be constructed? 

  

3  Will you be making additional improvements to the fantasy pool complex? Adding additional pools and adding 
a  
    new bar area to accommodating the increase of capacity? 
  
4  What type of member facilities will be added to the new lodge? 

  
5  What type of structure if any will be built on the south side of 16th Rd? 

  
6  What is your time frame for completion of the project? 
  
7  What company will operate the proposed hotel? Ritz, JW Marriott, Four Seasons 
  
8  Are you considering a time share operation or a fractional ownership? 

  
9  What type of clients will you be marketing to for this new facility? 

  
10  How many parking spaces will be dedicated for full golf members at the Ocean course? 

  
11  From the time of ground breaking (assuming approval) what is the expected timeframe to completion?  

  
12  What cost of construction will be absorbed by guests versus a dues increase? 
  
13  If a dues increase is considered in the future, what percentage increase could be anticipated? 



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Golf/Members 

1 Will more monies be allotted to enhance the golf course, such as completion of the addition of 

sand and drainage to sand traps?  

  

2 Will they pursue cleaning up the golf course perimeter to enhance the beauty of the course, as 

viewed by homeowners who live on the course?  An example would be the waterside weeds on 

green number 16, which is an eyesore to the homeowners, overgrown weeds and debris, both dead 

and alive.  (the golf course side of the waterway)  This would also enhance the beauty of the green 

for the golfer as well. 



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Concerns 

1      Will you be conducting additional town hall meetings seeking input? 

  

2 The member area at the main pool area is just too small to accommodate members during the 

summer due to the high influx of both members and their guests...there are times when a single 

member family may have 8-10 people, which includes their guests.  We, and our neighbors 

(members), have been unable at times to utilize this area. The member only pool has not been an 

alternative as it is either full, or not desired. What is Salamander doing to accommodate more 

members at the pool area??  And as a follow up, when that has occurred we have sought chairs on the 

beach, and although there are now member designated chairs and umbrellas, this area has too been 

overwhelmed in capacity.  There's plenty of beach, but not as many chairs.   

 

3      My biggest question is around the potential new lodge obstructing ocean views of the ocean towers.  

 
4 If the plans get approved, what facility will you add to make up for the loss of our Restaurant (Atlantic 

Grill)and bar area ( Sand Trap Bar) during construction? Will this area be completed before the razing 
of the lodge? 

 
5 The club, at its present state, when at full capacity cannot accommodate the capacity at its amenities;  
         do you plan on making additional improvements above and beyond the new lodge complex?  
         Example:    Expending fitness area and locker facilities? 



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Concerns 

  
6      What type of access controls will be put in place? 

  

7 Lastly, at times of heavy traffic, the pools are filthy.  They have sand, dirt, etc...Enforcement of shower  

         before entering should be implemented, and pools should be cleaned nightly....   

 
8 What consideration (financial) will be provided to members for their inconvenience and loss of facility  
         use during the construction period? 

  
9 I Would like to know if Salamander would support many of the members in their quest to eliminate  
         large homes from renting to multiple families for short term transient rentals.  Would they take steps 
         to ensure that the owners/managers of these rentals would not be able to designate persons  
         unknown to them from being allowed facility access as "guests" of the same?  



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Salamander Hotels & Resorts 

  

1 What is the financial health of the Salamander Group?  And, what effect will that have on 
       this property?  

   

2 How is exemplary leadership rewarded by headquarters? And, how can members  
       participate in the recognition/selection of individuals? 

  

3     What are Salamander’s standards for security?  And, has security been assessed here? 

4 Has Salamander considered performing an internationally recognized quality assessment  

       i.e. Malcolm Baldridge et al?    

5 Should the plan get approved, is LA/Salamander in for the long haul and will they in fact construct the  

         building immediately, or is this merely to obtain an approval so they can then sell the property off to a  

         new owner, since we all know the approval will increase the value? 

  

6 If in for the long haul, are they willing to put up a construction bond/letter of credit or other assurance 

         that the project will move forward immediately?     



April 2014 Proposal for New Lodge and Statement of Opportunity 
   



The Club at Hammock Beach 
Proposal for New Lodge 

The Opportunity 

When the Club at Hammock Beach opened on June 4th, 2004, it was hailed as one of the finest new 

resort communities on the East Coast, featuring many luxurious amenities, highlighted by a variety of 

dining experiences, spa and fitness, waterpark and pools, and with the addition of the Conservatory in 

2008, this gave the Club two of the best golf courses in the Southeast.  Unfortunately, the inability of the 

Resort operation to generate profit over the years, a result of a severe economic downturn that lead to 

significant reductions in membership and hospitality guests, left the Club with large operating shortfalls. 

Since capital was used to address operating deficits, this left the Resort without adequate funding to 

perform capital improvements on a normal life cycle, resulting today in a physically outdated 

appearance and an aging mechanical infrastructure.  The existing lodge building, nestled between the 

front and back nines of one of the best golf courses on the East Coast, epitomizes the deterioration that 

has taken place.   

Compounding the challenge of sustaining the Membership and Resort operations at a high level, 

Hammock Beach’s primary Resort competitors, including Amelia Island Plantation, PGA National, Ritz 

Carton Amelia Island, and the Marriott Sawgrass, have all completed multi-million dollar renovations in 

the past two years and are attracting clients from the all-important group markets who have been loyal 

to Hammock Beach in years past, such as Anheuser Busch, Bellsouth, Bayer, Exxon Mobil, Genetech, 

KPMG, and Monsanto.  

Over the past 18 months, Salamander Hotels & Resorts has studied various options in search of a 

feasible way to make improvements to the aging infrastructure to enhance our Members’ experience 

while reversing the declining business trends.  In order to successfully compete for large corporate 

groups who typically hold meetings during mid-week, we determined that the Resort required a 

minimum of 325 hotel-like accommodations with complimenting conference facilities.  Using the 

existing the 127 one-bedroom condominiums as the core of our new “hotel” lodging, we have 

developed a plan to add a new 198 room lodge facility at the existing lodge site which would house new 

ocean front dining, golf club house facilities worthy of Nicklaus’ Ocean Course, and new Member Only 

facilities which will elevate the club experience for our social and golf members to new heights.  Equally 

important, the scope of construction would include much needed improvements to many existing 

facilities. 

On April 5th at 10:00am, Salamander invites property owners to a presentation of the new Lodge and 

improvements that the Club plans to construct once County approval for the entitlements to build the 

new facility is obtained and funding is in place.  This presentation is the culmination of a collaborative 

process Salamander has participated in over the last several weeks with stakeholder representatives at 

Hammock Beach.  At the close of this presentation we will conduct a survey of our residents to help 

determine whether a solid majority of Hammock Beach owners support our proceeding with the County 

application process.  Once the details of our plan are fully understood, we hope that you will agree with 



us that this proposal represents a necessary step towards securing Hammock Beach’s future and an 

exciting new era of enhanced experiences for our Club members.  Perhaps most important, we believe 

that this is the most significant contribution that we can make towards increasing long term property 

values for all stakeholders at Hammock Beach. 

The Process 

Salamander’s plan to stabilize and enhance the Club cannot be accomplished without the support of 

Club Members and property owners within Hammock Beach. Salamander’s improvement plan requires 

approval by the Flagler County Board of County Commissioners in accordance with applicable rules and 

laws and development criteria; while the building concepts meet those important legal requirements, 

support of Club Members and property owners is critical to securing approval by the County 

Commission.  

At this time, Salamander has completed conceptual plans for the improvements, as illustrated by the 

attached renderings, illustrative drawings, and photos of the new Lodge massing model, and has held 

three meetings with representatives of a self formed Community Committee and numerous individual 

meetings with residents and members to review important topics relating to the plan and to address 

many issues and concerns.  These efforts to date have reinforced the mutual commitment towards the 

success of the Club at Hammock Beach and the consensus that the plan’s improvements can help 

achieve this shared goal.   Once support is affirmed, Salamander will extend its outreach to important 

local advisory committees, other property owners in our community, and will review the plan with the 

Dunes Community Development District to coordinate and ensure infrastructure needs and services.  

The next step in the process includes introducing the plan to Flagler County staff, which will involve 

participation by Salamander, Club members, and property owners.  Once Flagler County confirms the 

components of the Planned Unit Development approval process, formal applications will be prepared 

and submitted.   The PUD process is transparent and provides for input by the public and interested 

parties and includes reviews and meetings by the Planning and Development Review Committee, 

Planning Commission, and the Flagler County Board of County Commissioners.  The agreement will 

include our commitment to making certain improvements to existing resort amenities once County 

approvals have been achieved. 

The Plan  

The following information provides specific details about the new Lodge and additional improvements 

included in the plan: 

Lobby 

In the hopes of ultimately achieving approval of the improvement plan and as a show of good faith, 

Salamander has already committed to contributing up to $400k towards a major lobby renovation 

with the Hammock Beach Club Condominium Association who will contribute up to $300k.  This joint 

effort is intended to elevate the existing lobby to a 5 star level through an imaginative design and 

fine quality furnishings and finishes. This project will be completed in 2014. Once the construction of 



the new lodge begins the club will redesign the reception and concierge area at our expense to 

ensure that the guest arrival process operates more efficiently.    

 Enhancements and Expansions of Existing Amenities 

Upon achieving County approval of the plan, Salamander will initiate the design and enhancement 
of the following amenities to take place in 2015.  

 

 Major renovation of the spa, and expansion of the fitness center and aerobics room (pending 
association approval); 
 

 Refurbishment of Delfinos restaurant and  renovation of Loggerheads; 
 

 Expansion of the Ocean Course Hammock House to create enclosed dining facilities in addition 
to the outdoor seating; 

 
In addition to these improvements the Club will take over responsibility for the 16th Road landscaped 
maintenance, relieving the Ocean Hammock Property Home Owner’s Association of this expense.  All of 
these enhancements will take place in 2015, and are intended to address current physical deficiencies of 
important member and guest amenities and mitigate the impact of the construction phase. 
 
 

Description of the New Lodge 

Situated between the 18th green of the Ocean Course and 16th Road, the new Lodge has a peak roof 

height no higher than the existing Lodge and it is positioned no closer to the beach dune line and no 

closer to the 18th green than the existing Lodge.  The new Lodge introduces many new benefits, 

including a priority member parking plan, which will be developed as a part of the overall 

architectural programming.  

The low-rise lobby, which affords clear site lines and sweeping views of the Atlantic Ocean, leads to 

one of America’s truly spectacular pool settings.  The new multi-level pool is significantly larger than 

the current Lodge pool, and is programmed exclusively for Club members and Lodge guests who can 

enjoy chilled cocktails, creative poolside dining options, and an enhanced beach experience.  

A dedicated Members Only club room elegantly appointed with a bar is just a few steps from the 

entrance to the lodge, where members can dine indoors and on the private terrace while enjoying 

beautiful poolside and ocean views.  Members can opt for another private experience in the 

Hammock Sanctuary, a Members Only library and card room located near the golf pro shop. 

The new oceanfront Atlantic Grille continues to capitalize on unmatched views of the Atlantic Ocean 

while providing a fun, sophisticated, yet relaxing atmosphere. The design captures the feel of the 

beach, while the outdoor dining terrace provides breathtaking views of both the ocean and the 

finishing hole of the Ocean Course. As has been our custom, special member pricing will always be 

offered.  



The new golf facilities finally match the on-course experience designed by Jack Nicklaus. The Pro 

Shop delivers an upscale, welcoming environment; the staging area affords a luxurious beginning to 

a classic golf challenge, while inside, beautiful and spacious separate locker rooms await for both 

Club Members and guests. The new Lodge provides an impressive backdrop to the Ocean Course 

18th hole that will enhance the anticipation of a great finishing hole.  

The Lodge arrival is an inviting one story glass enclosed structure designed to provide unparalleled 

ocean views, and is balanced by North and South wings that offer stylish and spacious ocean view 

guest rooms (not timeshares) of 448 square feet, larger and newer than our Resort competitors. 

This gives the Club at Hammock Beach the competitive edge necessary to secure corporate group 

business. This group business will significantly elevate the occupancy and average rate of the one-

bedroom condominium units, which have historically operated at less than 50% occupancy.  The 

additional group business will keep business volumes at a constant level that supports multiple food 

and beverage outlet operations 5 - 7 days a week.  It is also important to note that one of our 

primary objectives with the addition of the new Lodge is to increase golf play 7 days a week at the 

Conservatory Course making this spectacular clubhouse facility viable to operate on a regular basis. 

Another objective is to generate better group utilization of the Sundancer cruise boat, and thus 

increasing awareness of the Yacht Harbor community.  

More New Amenities For Members 
 

Once the new lodge opens, Members will enjoy new amenities that we would otherwise be unable 
to provide.  Note that these improvements are planned with no assessment to our members:  

 

 Luxurious 1800 square foot Member Only Club Room overlooking the Atlantic Ocean featuring 
an inviting bar and dining area, with elegant furnishings. 
 

 New Member Only outdoor terrace with comfortable seating overlooking the pools and Atlantic 
Ocean.  

 

 New private golf member locker rooms 
 

 New Members Only card room located steps away from the 18th green featuring a cozy library 
design 

 

 Continued protection of Member tee times and Tennis court times prior to and following the 
enhancements.  
 

 New Atlantic Grille Restaurant and Bar designed to capture the relaxing and festive character of 
Hammock Beach,  with a beautiful oceanfront dining terrace 

 

 Spectacular multi-level oceanfront swimming pool complex featuring adult only pool for 
Members and lodge guests only 

 

 New golf pro shop, golf staging area, and ocean view cart path to first tee 



 

 Enhanced Club Member beach service experience at new Lodge facility beach area. 
 

 Expansion of existing function space in the main building including a new 7,000 square foot 
Grande Ballroom and renovation of existing meeting space, to accommodate group guests and a 
growing Membership.  

 

Operations During Construction 

Salamander is developing a detailed plan to ensure that during construction of the new Lodge, we 

will maintain a quality dining and golf experience for our Members.  All of the following aspects of 

our Members experience will be addressed in this plan:  

 

 Enhanced restaurant and bar service while the Atlantic Grille is closed by renovating Delfinos 

and Loggerheads, and through the exciting addition of the new lobby Sushi Bar.  

 Temporary Pro Shop, retail, golf staging, and locker room facilities 

 Provide ample Member parking (minimizing effect to existing parking by construction)  

 Spinning room relocation 

 Community Center room relocation 

 Construction project screening 

 Temporary Fitness and Aerobics Rooms 

 Regular project communication to Club Members and property Owners.  

 
Please note that it is our intention to preserve the existing 9-hole putting course which will not be  

affected by new Lodge construction; it is anticipated that this amenity will remain open during 

construction. 

Attachments 

https://www.dropbox.com/s/j018uc5d7fob3aa/Final%20HBR%20New%20Lodge%20Presnetation%20Re

vised%203.13.14.pptx 

 

Sincerely,  

 

Prem Devadas      Tim Digby 

President       General Manager 

Salamander Hotels & Resorts     The Club at Hammock Beach  
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Current Lodge 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 

 Competition Accommodations 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

PGA National Resort & spa The Ritz-Carlton, Amelia Island 

Competition Restaurants 



HBCCA Main Club Lobby 



The Sanctuary  
at Kiawah Island Golf Resort Charleston, SC 



The Jefferson Hotel  
Richmond, VA 



The Hermitage Hotel  
Nashville, TN 



Salamander Resort & Spa 
Middleburg, VA 



The Community Committee 
 John Bladel                  Hammock Beach Club Advisory Board of Governors 
 
 Andi Covell                  Hammock Beach Club Advisory Board of Governors 
 
 Mike Mauer                Hammock Beach Club At-Large Member 
 
 Jim Ulsamer                 Hammock Beach Club At-Large Member 
 
 Paul Pershes                Ocean Hammock Property Owners Association 
 
 Sylvia Whitehouse      Hammock Beach Club Condominium Association 
  
 Jack Fretz   Hammock Beach Club Condominium Association  
 
 Steve Perrine              One Bedrooms at Hammock Beach Condominium Association 
 
 Sherry Crimmins          Ocean Towers at Hammock Beach Condominium Association 
 
 John Crimmins          Villas at Hammock Beach Condominium Association 
 
 Larry Jones                   Harbor Village Marina Property Owners Association 
 
 Charlie DeMartin       Condos at Yacht Harbor Village Condominium Association 
 
 Patricia Maisenbacher      Conservatory Property Owners Association 



Thursday, February 13th  

Thursday, February 27th  

Thursday, March 6th  

The Community Committee Meeting Dates 



Other Community Groups  

• One Bedroom HOA Board of Directors 

• Conservatory POA Board of Directors 

• Yacht Harbor HVMPOA Board of Directors 

• Advisory Board of Governors 

• Golf Committee/ MGA/ WGA 

• Dozens of individual Member/ Owner 
meetings. 
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Scaled Massing Model- Existing “Big House” and New Lodge  



Scaled Massing Model- Existing “Big House” and New Lodge 



South Elevation  



Lodge Building Width and Height Comparison  



BUILDING SECTION DIAGRAM 



Member Benefits Upon Achievement of 
County Approval 

• Major renovation of the Spa 

• Expansion of the Fitness Center and Aerobics 
Room (pending Association approval) 

• Relocation of Spinning Room 

• Refurbishment of Delfinos Restaurant 

• Expansion of the Ocean Course Hammock 
House 



Members will enjoy these amenities once 
the Lodge is complete:  

Once the new lodge opens, Members will enjoy new amenities that we would otherwise be unable to provide.  Note that 
these improvements are planned with no assessment to our members:  
 
• Luxurious 1800 square foot Member Only Club Room overlooking the Atlantic Ocean featuring an inviting bar and 

dining area, with elegant furnishings and new Member Only outdoor terrace with comfortable seating overlooking the 
pools and Atlantic Ocean.  

  
• New private golf member locker rooms 
  
• New Members Only card room located steps away from the 18th green featuring a cozy library design 
  
• Improved protection of Member tee times and Tennis court times prior to and following the enhancements.  
  
• New Atlantic Grille Restaurant and Bar designed to capture the relaxing and festive character of Hammock Beach,  with 

a beautiful oceanfront dining terrace 
  
• Spectacular multi-level oceanfront swimming pool complex featuring adult only pool for Members and lodge guests 

only 
 
• New golf pro shop, golf staging area, and ocean view cart path to first tee 
  
• Enhanced Club Member beach service experience at new Lodge facility beach area. 

 
• Renovation of Loggerheads.  
  
• Expansion of existing function space in the main building including a new 7,000 square foot Grande Ballroom and 

renovation of existing meeting space, to accommodate group guests and a growing Membership.  
 



Benefits of New Lodge Includes Increased Sales 
and Marketing Resources 

 2014     $2.3 Million 

 First Year Marketing   $3.7 Million
    



Five Year Tax Summary Impact of New Lodge for 
Flagler County  

Based upon projected revenues  

TAX SUMMARY 2015  2016  2017  2018  2019  Total 

    

Sales Tax 6% 1,002,848  1,196,406  1,354,127  1,378,758  1,444,568  6,376,707  

County Sur-Tax 1% 167,141  199,401  225,688  229,793  240,761  1,062,784  

County Occupancy 
Tax 4% 401,981  484,513  556,912  573,504  608,464  2,625,374  

Telecom Tax 
11.71% 941  1,067  1,171  1,201  1,230  5,610  

              

Total 1,572,911  1,881,387  2,137,897  2,183,256  2,295,024  10,070,476  



Questions and Answers 



Town Hall Meeting 
April 5, 2014  



Summary of 2014 Town Hall Polling 
 



Community Ballot Count
Percentage of 

Ballots
Total Units Notes

Phase 1 - 3 & 4 BR Condos 47 11% 148

Phase 2 - 1BR Condos 20 5% 127

Phases 3 and 4 - Ocean Towers 50 12% 92

Villas 42 10% 116

Conservatory 6 1% 203 voting owners

Yacht Harbor 27 7% 292 condos & lots

Palm Coast Resort/Tidelands 10 2% 33 voting members

OH POA` 152 37% 1080 includes Cinnamon Beach

Total 354 85.92% 2091

Community Ballot Count
Percentage of 

Ballots
Total Units Notes

Phase 1 - 3 & 4 BR Condos 20 5% 148

Phase 2 - 1BR Condos 7 2% 127

Phase 3 - Ocean Towers 2 0% 92

Villas 1 0% 116

Conservatory 0 0% 203

Yacht Harbor 0 0% 292

Palm Coast Resort/Tidelands 0 0% 33

OH POA` 28 7% 1080

Total 58 14.08% 2091

Straw Poll Supporting Proposed Lodge Concept

Straw Poll NOT Supporting Proposed Lodge Concept
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AUGUST 26, 2014 



08/26/2014 



08/26/2014 ORIGINAL RENDERINGS 



08/26/2014 ORIGINAL RENDERINGS 



08/26/2014 SITE PLAN 



08/26/2014 SITE PLAN –  ENLARGED POOL AREA 



08/26/2014 



08/26/2014 



08/26/2014 



08/26/2014 ENLARGED  PLANS OF MEMBERS ONLY AREAS, LOCKERS & CLUBHOUSE  



08/26/2014 

MAX. HEIGHT:  74’ – 0” 

EXISTING LODGE BUILDING EL. AT TOP:   76’ – 0” 



08/26/2014 RENDERED BUILDING ELEVATIONS 



08/26/2014 RENDERED BUILDING ELEVATIONS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 PROGRAM  SUMMARY 

HAMMOCK BEACH RESORT 

  PROGRAM SUMMARY 
 

198 TOTAL GUESTROOMS                                                  450 SF EACH 

PRO  SHOP                                                                          1,800    SF 

LOCKER  ROOMS                                                               1,800    SF 

 

MEMBERS FACILITIES 

LOCKER  ROOMS                                                               1,520    SF 

CLUB  ROOMS                                                                    1,800    SF 

BILLARDS  ROOM                                                               1,400    SF 

LIBRARY                                                                                  780    SF 

 

RESTAURANT                                                                       3,300   SF 

PRIVATE  DINING                                                                 600   SF 

BAR  &  LOUNGE                                                                1,650    SF 

 

 

CONFERENCE  SPACES 

BALLROOMS                                                                        5,400   SF 

MEETING  ROOMS                                                               2,300   SF 

 

TOTAL  LODGE  BUILDING                                              171,000   SF 
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BASIS OF DESIGN & DEVELOPMENT CRITERIA 

New Lodge and Expanded Conference Facilities 
Application for Site Development Plan Review In a PUD 
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PROPERTY DESCRIPTION 

The New Lodge site development area is approximately 8.0 acres in size and situated within Parcels F, H, 
and BLP5 of the Ocean Hammock Golf Course Plat and Parcels 3 and C of the Northshore Plat Five Plat, 
as recorded in Official Map Book 33, Page 11 (certified on December 10, 2001), and Official Map Book 32 
Page 38  (certified on March 19, 2001), of  the Public Records of  Flagler County,  Florida,  respectively.  
Approximately 1.5 acres of 16th Road right of way will be improved as part of the New Lodge project. 

The Expanded Conference Facility areas are  located with Parcels 2 and 4 of  the Northshore Plat Five 
Subdivision Plat and consist of a buildable footprint of approximately 0.8 acres. 

PROPERTY OWNERSHIP 

LRA Hammock Beach Ocean, LLC and LRA NOHI, LLC  (hereinafter, collectively referred to as LRA) have 
fee simple ownership of the real property and  intangible property associated with the New Lodge Site 
and Expanded Conference Facilities.  The New Lodge Site and Expanded Conference Facilities land is free 
from  mortgage  or  debt;  therefore  all  actions  taken  by  LRA  relative  to  the  Application  for  Site 
Development Plan Review in a PUD are free from any lender consent or joinder.  LRA will be responsible 
for operating and maintaining the improvements outlined in the Application for Site Development Plan 
Review in a PUD. 

LAND USE AND ZONING 

The New Lodge  site and Expanded Conference Facilities development  is  located within  the Hammock 
Dunes Development of Regional  Impact  (HDDRI).   The  future  land use designation  for  the property  is 
mixed  use:  low  intensity,  low/medium  density  (MUL).    The MUL  land  use  designation  provides  for 
residential and nonresidential uses, having  residential densities  ranging  from 1.0  to 7.0 units per acre 
and  commercial  intensities  with  Floor  to  Area  Ratios  up  to  0.20.    The  HDDRI  Development  Order 
provided for residential densities within the  limits of the DRI to range from  less than one unit per acre 
up to fifty (50) units per acre.   The zoning classification for the HDDRI, including the New Lodge site, is 
Planned Unit Development.   

In  2011,  Admiral  Corporation/ITT/ITTCDC,  the  Master  Developer  of  the  HDDRI,  entered  into  an 
Essentially Built Out Agreement  (EBOA) with  the Flagler County Board of County Commissioners.   The 
EBOA allowed  the HDDRI Development Order  to expire, while affording  the successor developers and 
property owners within the geographic  limits of the HDDRI to continue entitlement, development, and 
construction  activities,  and  providing  the  County with  a  governing  document  to  permit  such  future 
development. 

Accordingly,  all  new  development  activities  within  the  HDDRI  are  governed  by  the  EBOA,  dated 
December  20,  2011  and  recorded  in Official  Record  Book  1851,  Page  842,  of  the  Public  Records  of 
Flagler County, Florida.  The EBOA recognized 689 units of residential density and 64,000 square feet of 
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public commercial  intensity as potential  future development.     The EBOA also acknowledged  the built 
out  status  of  the HDDRI,  and  confirmed  the  compliance  of  the HDDRI  PUD with  the  Flagler  County 
Comprehensive Plan.    If all Future Development units were constructed, the HDDRI PUD would have a 
gross density of 1.69 units per acre (3,800 units over 2,244.91 acres) and net density of  less than 4.00 
units per acre, well below  the  level afforded by  the Future Land Use Element  for  the mixed use,  low 
intensity, low/medium density designation and below the stated gross and net densities allowed by the 
HDDRI Development Order of 2.0 and 4.8 units per acre, respectively. 

The EBOA  recognized  the  compliance of  the HDDRI with  respect  to Open  Space  requirements of  the 
MUL  future  land  use  designation,  and  the  amount  of  open  space  provided  by  the  HDDRI  is  well 
documented, in that it far exceeds the requirement amount.  The New Lodge and Expanded Conference 
Facilities have negligible effects on  the amount of open space, using  less  than one  (1) acre of current 
open space for surplus parking. 

APPROVED USES 

The New Lodge and Expanded Conference Facilities represent an enhancement and renovation of  the 
existing Hammock Beach Resort.  As a Destination Resort, Hammock Beach is a highly amenitized mixed 
use residential resort property.  The New Lodge development includes golf centric uses that build upon 
the unique and special platform that the Jack Nicklaus signature Ocean Course provides.  The New Lodge 
is envisioned to function as an integrated extension of the Hammock Beach Resort, and its programming 
reflects the synergy and mutually beneficial relationship between a private and exclusive membership 
club and four diamond rated resort hospitality.   

The New Lodge will serve as  the Ocean Course clubhouse, and offer private member  locker  rooms as 
well as guest golf facilities.  Hammock Beach members will enjoy a Member Club Room, Billiard Room, 
and Member  Library.   Members and guests will be able  to  take advantage of  the new Atlantic Grille 
restaurant and bar with oceanfront dining, relax at the multilevel pool facility with access to the beach, 
enjoy retail offerings at the Golf Shop and Beach Shop, or participate in meetings in the new Ballrooms 
and breakout meeting  rooms.   The New  Lodge  includes one hundred ninety eight  (198) hotel  rooms 
spaciously sized at 450 square feet each, with views of the Atlantic Ocean, Jack Nicklaus signature Ocean 
Course, or new pool.  

[Note: The New Lodge uses are the same as, and are  in keeping with, those uses originally approved  in 
2001 by the Flagler Board of County Commissioners as part of the Ocean Hammock Golf Clubhouse Site 
Plan  approval  and  are  consistent  with  the  Ocean  Hammock  Golf  Course  Plat  and  Plat  Addendum, 
including existing plat restrictions.] 

The  Expanded  Conference  Facilities  will  serve  as  an  extension  of  the  existing  Atlantic  and  Ocean 
Ballrooms  currently  operated  by  Hammock  Beach  or  may  alternatively  be  programmed  for  new 
amenities that further enhance Hammock Beach.  The new buildings will connect to the existing wings of 
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the One Bedrooms at Hammock Beach Condominium Association buildings and  the plaza  level of  the 
Ocean Towers Condominium Association buildings.  The actual programming and improvement area will 
be  determined  as  designs  advance,  but  are  limited  to  the  proposed  setbacks  outlined  below which 
provide a maximum area of improvement of approximately 0.8 acres. 

PLATTING 

As previously indicated, the New Lodge site area is situated over existing platted parcels: 

• Approximately  1.2  acres  of  the  New  Lodge  site  development  area  falls  within  the  limits  of 
Northshore Plat Five, which  improvements  include parking,  common elements of  the New  Lodge 
north building, rerouting of the fire lane, and associated landscape and hardscape enhancements.   

• Approximately 1.1 acres of the New Lodge site development area falls within Parcels F and BLP5 of 
the  Ocean  Hammock  Golf  Course  Plat,  which  improvements  include  parking,  landscaping,  and 
hardscape enhancements. 

• Approximately 5.7 acres of the New Lodge site development area falls within Parcel H of the Ocean 
Hammock Golf Course Plat, which improvements include hotel, pool, restaurant, lounge, conference 
and meeting space, hospitality operations and back of house support facilities, golf course pro shop 
and beach retail shop, along with parking, landscaping, and hardscape enhancements. 

The New Lodge improvements do not necessitate modification to the existing subject Plats, as they are 
consistent with the Plat Maps and Plat Addendum, including certain restrictions excerpted below, from 
Ocean Hammock Golf Course Plat Addendum, as recorded in Official Record Book 786, Page 824: 

6.0  Golf Course Parcel Restrictions 

The parcels shown hereon shall include golf course land, lake, clubhouse, appropriate associated golf 
course  facilities,  open  space,  parks,  dune  preservation  or  such  other  appropriate  recreational  or 
governmental uses approved by the Board of County Commissioners.   

LRA affirms and upholds the current plat restriction language as protection from residential uses within 
playable areas of the golf course, as LRA does not propose any.   

The Expanded Conference Facilities reflect a minor site plan modification of the original Northshore Plat 
Five Site Plan, but do not reflect any changes to the original and Northshore Plat Five Subdivision Plat.  
Since the new buildings, which may be constructed in phases and independently, and which comprise a 
maximum  area of  approximately 0.8  acres,  fall within  the original  site plan  established  setbacks  and 
meet the recorded Northshore Plat Five Plat Addendum provisions, LRA does not propose any revision 
to the Northshore Plat Five subdivision plat. 
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PRIVATE COVENANT 

LRA  proposes  to  record  a  private  covenant  over  the New  Lodge  site  to  serve  as  a  surety  of  certain 
enhancements  LRA will undertake within Hammock Beach Resort  for  the benefit of Hammock Beach 
members.  The following provides an outline and description of the level of commitment and significant 
benefits Hammock Beach members will receive  in addition  to  the new  facilities within  the new Lodge 
site: 

Enhancements and Expansions of Existing Amenities 

Upon  achieving  County  approval,  Salamander  will  initiate  the  design  and  enhancement  of  the 
following amenities:  

 
• Major  renovation of  the spa, and expansion of  the  fitness center and aerobics  room  (pending 

condominium association coordination); 
 

• Refurbishment of Delfinos restaurant and  renovation of Loggerheads; 
 

• Expansion of the Ocean Course Hammock House to create enclosed dining facilities in addition 
to the outdoor seating; 

 
In  addition  to  these  improvements  the  Resort  will  take  over  responsibility  for  the  16th  Road 
landscape maintenance, relieving the Ocean Hammock Property Home Owner’s Association of this 
expense.   The planning and  implementation of these enhancements will commence  in the months 
following County approval of  the New Lodge Site Development Plan Review  in a PUD Application, 
and are intended to primarily address current physical deficiencies of important member and guest 
amenities, and will also significantly mitigate the impact of the construction phase. 

 
The  form of covenant to be recorded upon Flagler County Board of County Commissioner approval of 
the New Lodge Site Development Plan application acceptable to LRA will be developed with input from 
the Hammock Beach Community Committee  and presented  to  Flagler County during  the Application 
process. 

BUILDING HEIGHT 

New Lodge Site 

The maximum elevation of any building roof shall not exceed 76 feet (Net Geodetic Valid Datum or 
NGVD). 

Expanded Conference Facilities 
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The maximum elevation of any building  roof  shall not exceed 71  feet NGVD,  the elevation of  the 
roof of the existing conference room buildings.  

SETBACKS 

The following setbacks shall apply to the New Lodge buildings: 

North (golf course) ............................................................................................ 0 feet 

North (Northshore Plat Five – recreation area) ................................................ 0 feet 

South  (16th Road) .............................................................................................. 25 feet 

East (CCCL) ......................................................................................................... 0 feet 

West (Northshore Plat Five/recreation area) .................................................... 0 feet 

West (Northshore Plat Five/Ocean Towers and One 
Bedrooms  at  Hammock  Beach  Condominium 
Associations) ...................................................................................................... 20 feet 

There shall be no setbacks  from New Lodge horizontal  improvements  (hardscape,  landscape, parking, 
signage, monumentation) to adjacent properties. 

The following setbacks shall apply to the Expanded Conference Facilities: 

Atlantic Ballroom Expansion – North Expansion 

North (Ocean Crest Drive) ................................................................................. 0 feet 

South  (Hammock  Beach  Club  Condominium 
Association) ....................................................................................................... 0 feet 

East  (One  Bedrooms  at  Hammock  Beach  Club 
Condominium  Association  and  Ocean  Towers 
Condominium Association) ............................................................................... 0 feet 

West (Ocean Crest Drive) .................................................................................. 20 feet (from R/W) 

Ocean Ballroom Expansion – South Expansion 

North  (Hammock  Beach  Club  Condominium 
Association) ....................................................................................................... 0 feet 

South (Ocean Towers Condominium Association) ............................................ 0 feet 
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East  (One  Bedrooms  at  Hammock  Beach  Club 
Condominium Association) ............................................................................... 0 feet 

West (Ocean Crest Way) ................................................................................... 36 feet (from centerline) 

FINISHED FLOOR ELEVATION 

The minimum finished floor elevation (FFE) of the New Lodge buildings shall be established at one foot 
above  the 100‐year  flood elevation  as  represented by  Flood  Insurance Rate Maps, Community Panel 
Numbers 120085‐0045‐B and 120085‐0035‐C.   Unconditioned and non‐livable building areas and other 
site improvements shall not be required to meet the FFE development criteria. 

The minimum  finished  floor  elevation  (FFE)  of  the  Expanded  Conference  Facility  buildings  shall  be 
established  at  one  foot  above  the  100‐year  flood  elevation  as  represented  by  Flood  Insurance  Rate 
Maps, Community Panel Numbers 120085‐0045‐B and 120085‐0035‐C.   Unconditioned and non‐livable 
building areas and other site improvements shall not be required to meet the FFE development criteria. 

WETLAND BUFFERS 

There  are no wetlands  adjacent  to, or within,  the New  Lodge  site or  Expanded Conference  Facilities 
area. 

DUNE  PRESERVATION  AND  CONSTRUCTION  EASTWARD  OF  COASTAL  CONSTRUCTION 
CONTROL LINE 

The New Lodge Site Development Plan includes the proposed construction of a new shell cart path and 
elevated boardwalk eastward of the Coastal Construction Control Line (CCCL).  All work eastward of the 
CCCL  will  be  permitted  through  the  Florida  Department  of  Environmental  Protection’s  Bureau  of 
Beaches and Coastal Systems, and a copy shall be provided to Flagler County.   

Should LRA not obtain a permit for the work eastward of the CCCL, LRA will evaluate golf cart routing 
options and present the most preferred option to Flagler County for review.   Such modification to the 
plan  may  be  administratively  approved  by  the  Planning  Director  as  a  minor  revision  to  the  Site 
Development Plan. 

LANDSCAPING 

Style 

The style of the Landscape design will be complementary to the Spanish / Mediterranean architecture, 
integrating a mixture of formal (structured & geometric) plantings at the courtyards and pool area and 
informal (romantic) on the perimeter and interface zones with the existing Resort landscape. 
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The Plant Palette 

The Plant Palette will provide a mixture of native and hardy coastal Florida plant materials  similar  to 
those plants that currently exist at the Resort and may generally include plants such as: 

Live Oak    Sabal Palm 
Saw Palmetto    Zamia 
Oleander    Holly trees and shrubs 
Viburnum    Flowering shrubs 
Hardy Turf grasses (e.g. Bermuda, Zoysia,  St. Aug.)    Evergreen Ground Covers such as Jasmine 
Accent  plants  (e.g.  Bougainvillea,  Crinum  Lilly,  & 
Ornamental Grasses) 

   

 
Shade 

Shade will be provided in the parking areas and in the guest areas using a mixture of Palms and Canopy 
trees.    The  shade will be  focused on  larger paved  areas  to maximize  shade,  reduce heat  levels,  and 
soften the aerial view of the surface course for resident, member, and guest comfort.  Shade zones will 
also be created at the swimming pool area. 

Arrival Zone 

The New Lodge entry drive provides access for vehicular traffic to the main entrance plaza (Piazza) and 
reception area of the New Lodge, which  is situated on the second building  level.   The arrival zone and 
entry drive will be  a  shaded  and  sequential  space beginning with  the  entry  ramp will  be  flanked by 
palms, shade trees, and flowering shrubs to accentuate the stately approach to the Piazza.   The Piazza 
will be welcoming and warm, with  returning members and guests greeted by a water  feature, stately 
Palm Bosque, and a lush tropical planting on the perimeter of the Piazza. 

Screening 

Appropriate screening will be incorporated at the Back of House (BOH) / Services area, in the parking lot 
to buffer the putting course, at the ground level of the south tower to screen the adjacent park / beach 
access, and  in the Parking  lots to screen autos from 16th street and provide clear delineation between 
public and private property.  

The Dune Crossover 

To facilitate connectivity of golf course play between the golf course areas north and south of 16th Road, 
Dune Crossovers will be constructed. The Crossover structures will be strategically placed to minimize 
impact to the existing Dune system and will  intersect the existing Beach access boardwalk system. The 
Crossovers will be designed to be similar to the existing crossover structures.   
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SIGNAGE 

Signage for the New Lodge will include a freestanding Identification Sign (monument or pylon) located at 
the  main  drive  entrance.  The  sign  will  be  internally  or  externally  illuminated  and  designed  to 
complement the overall architectural design. Both vehicular and pedestrian directional signage will be 
used  to move guests around  the property. During completion of  the project, construction signs  listing 
the project  information,  along with  the owner/developer  and project  team, will be displayed on  the 
fencing surrounding the site.  

TEMPORARY FACILITIES 

In advance of demolition of the existing Lodge, during construction of the New Lodge, and until the New 
Lodge is operational, LRA will utilize existing areas of the Resort or proposed additional parking areas of 
the New Lodge for temporary operations and facilities, which may  include mobile facilities, event style 
tents,  renovation  of  structure  spaces,  repurposing  of  existing  conditioned  spaces.    LRA  will  submit 
building  permit  applications  for  such  temporary  facilities  and  uses, which  are  necessary  and  hereby 
incorporated for approval herein. 

WATER UTILITIES 

The  Dunes  Community  Development  District  (DCDD)  is  a  unit  of  special  government  that  provides 
essential infrastructure services to property owners within the District boundaries.  The DCDD operates 
(1) potable water  supply,  treatment,  storage,  and delivery  systems,  affording  fire protection,  and  (2) 
domestic wastewater collection, treatment, reuse, and disposal systems.   

The  DCDD  currently  provides  potable water, wastewater,  and  reclaimed water  service  to  Hammock 
Beach and the current Lodge.   The DCDD has physical capacity  to provide potable water, wastewater, 
and reclaimed water service to the New Lodge.   

The DCDD’s current consumptive use permit (CUP) number 51136 requires modification to increase the 
annual  allocation  to  accommodate  the  additional  use  directly  associated  with  the  New  Lodge  and 
Expanded Conference Facilities.    LRA will pursue and/or aid  the DCDD  in making application  for, and 
obtaining, a modification to the CUP.  

STORMWATER MANAGEMENT 

The  DCDD  owns  and  operates  the  collection,  conveyance,  treatment  and  discharge  of  stormwater 
permitted  by  the  St.  Johns  River Water Management  District Management  and  Storage  of  Surface 
Waters (MSSW) System via Environmental Resource Permit 4‐035‐18433.   

The MSSW system that serves Hammock Beach and affiliated developments with the HDDRI consists of 
96 acres of interconnected man‐made wet detention ponds.  This system currently serves the Lodge and 
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appears  to  possess  adequate  capacity  to  serve  the  stormwater  from  the  New  Lodge;  therefore  no 
changes  are  proposed  to  the MSSW  wet  detention  ponds.    Should  any  changes  to  conveyance  or 
treatment facilities arise through the permitting of the improvements through the St. Johns River Water 
Management District environmental  resource permitting, LRA will  incorporate  such changes  into  land 
development or building permit applications LRA submits to Flagler County. 

The  New  Lodge  improvements  will  collect  stormwater  from  the  site  and  convey  it  to  the  existing 
drainage pipe network within the New Lodge site, 16th Road right of way, Northshore Plat Five, and the 
Ocean Course.  The stormwater will flow by gravity directly to MSSW system Lakes 15, 16/19, and 23/24 
for treatment, attenuation, and exfiltration or discharge. 

No stormwater management system changes are required to accommodate the Expanded Conference 
Facilities, as the amount of impervious area related to these improvements will not increase.  

TRANSPORTATION AND TRAFFIC 

As previously discussed,  in 2012 Admiral Corporation/ITT/ITTCDC, the Master Developer of the HDDRI, 
entered  into  an  EBOA  with  the  Flagler  County  Board  of  County  Commissioners.  The  information 
produced and reviewed in order to reach agreement included several components, some generated by 
Admiral Corporation and others by Flagler County. 

One of  the documents produced  in  support of  the EBOA  concerned  current and  future  traffic  in and 
around the HDDRI, addressing levels of service for roadways and intersections, and projecting scenarios 
that may require additional improvements to the current roadway infrastructure.  Admiral Corporation 
engaged Kimley Horn  to prepare a  traffic  study, which was  submitted  to, and  subsequently  reviewed 
and  approved by  Flagler  County  (EBOA  Traffic  Study).    The  EBOA  Traffic  Study  traffic  study  included 
projections for the addition of over 500 more residential units as future development within the HDDRI, 
and ultimately demonstrated and concluded  that all  intersection and  roadway  levels of service would 
remain  favorable at build out without  requiring any additional  infrastructure  (e.g.  roadway widening, 
intersection  signalization,  etc.),  except  the  intersection of Hammock Dunes Parkway  and Camino Del 
Mar (at the main entrance to Hammock Dunes). 

LRA, as a  successor developer, proposing only a  fraction of  the additional units  contemplated by  the 
EBOA Traffic Study, and relying on the findings of the EBOA Traffic Study and the related approval of the 
Board of County Commissioners, does not propose any changes to the roadway system, as the existing 
system is adequate to meet the trips generated by the New Lodge and Expanded Conference Facilities. 

As  a  related  matter,  LRA  requests  release  of  Performance  Bond  20BCSAG6813  related  to  certain 
signalization improvements along State Road A1A.  The EBOA Traffic Study determined that the subject 
intersections  would  not  warrant  signalization  due  to  traffic  generated  within  the  HDDRI,  as  the 
conditions that would trigger the improvements will not be attained; therefore, the guaranty should be 
absolved. 
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16th ROAD 

The New Lodge Site Development Plan proposes  (1) new driveways along 16th Road,  (2)  repaving and 
realignment of a small area of the existing paved travel lanes and parking stalls without reduction in use, 
(3) installation of sidewalk within the 16th Road right of way, (4) removal, relocation, and replacement 
of the existing wooden cart bridge and reclaimed water main that span across the right of way, and (5) 
modification  and  enhancement  of  signage  and  landscaping within  the  right  of way;  all  of which  are 
depicted on the Site Plan maps.  No changes to the 16th Road right of way are proposed or planned. 

LRA will continue the practice of disallowing employees and vendors servicing Hammock Beach to park 
in the parking spaces situated at the eastern terminus of 16th Road. 

PARKING 

The Resort provides parking in the form of structured garages and grade level parking areas.  There are 
currently one  thousand  three hundred ninety one  (1,391) parking  spaces  to  serve  the  residential and 
nonresidential mixed uses of the Resort.  In accordance with applied County criteria, nine hundred and 
ten (910) parking spaces are supplied for residential uses and four hundred and twelve (412) spaces are 
required  for  other  uses.    The  current  parking  areas  provide  sixty  nine  (69)  spaces  in  excess  of  the 
calculated demand, as confirmed by County representatives.   

In reality and practice, the current parking grossly exceeds demand, as the Resort routinely, at maximum 
occupancy and peak use periods, has several hundred empty parking spaces.     This practical surplus of 
parking  is explained by the  inherent synergy of the Resort residential and nonresidential uses.       There 
are 483 residential units at the Resort core, having one, two, three, or four bedrooms.   Of the existing 
units, on average, 350 residential units are in the Resort’s rental program.  The large majority of Resort 
transactional business and amenity utilization derives from the members, property owners, and guests 
residing in the residential units located at the Resort core, most of which are within the Resort’s rental 
program.  Since these residential units are provided with parking spaces, additional spaces that may be 
appropriated for nonresidential uses remain substantially unutilized on a routine and continuing basis. 

The  current  ratio of  required nonresidential parking  spaces  to  residential parking  spaces  is 0.45.   As 
indicated above, this current ratio results in several hundred spaces unused during peak use periods and 
more than half of the spaces unused during average use periods.   Applying the same ratio to the New 
Lodge, with 198 hotel rooms, an allocation of 50,000 square feet of conditioned amenity area (including 
expanded conference  facilities adjacent  to  the One Bedrooms at Hammock Beach Club Condominium 
buildings, and adding 2 spaces per golf hole,  the calculated parking demand would be  three hundred 
twenty  four  (324)  spaces,  consisting  of  one  hundred  ninety  eight  (198)  residential  spaces  and  one 
hundred  twenty  six  (126) ancillary amenity or nonresidential  spaces.   Applying  the  current  surplus of 
sixty nine (69) spaces and the twenty five (25) spaces at the Ocean Course Turf Care building, the new 
Lodge would be required to provide two hundred thirty (230) spaces at the New Lodge site. 
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Using conventional criteria, assigning required parking by the gross square footage of commercial space, 
the parking demand yields a different amount of parking spaces.   For example, at one space per three 
hundred gross square feet of ancillary amenity conditioned area, approximately fifty thousand (50,000 
SF), the nonresidential parking spaces would be calculated at one hundred sixty six (167) spaces.  Adding 
this to the one hundred ninety eight (198) spaces for the hotel rooms and the thirty six (36) spaces for 
the golf holes,  the  total parking would  total  four hundred and one  (401)  spaces,  then deducting  the 
current surplus and turf care building parking spaces, the New Lodge site would need to provide three 
hundred  and  seven  (307)  spaces.    While  this  is  an  alternate  method,  it  is  proven  to  be  non‐
representative of  the  actual parking demands of  a mixed use Resort  like Hammock Beach.   Creating 
additional parking spaces that are unutilized is costly, environmental unfriendly, and is generally not the 
highest and best use of real estate, and certainly not the highest and best use of Atlantic Ocean frontage 
real estate. 

Therefore, considering the proposed elements of the New Lodge, the historical parking space utilization 
at Hammock Beach, and conventional parking requirement methodologies, the New Lodge parking plan 
includes a minimum of two hundred forty (240) spaces.   The New Lodge site plan reflects parking that 
consists of approximately  fifty  (50)  structured parking  spaces and approximately one hundred ninety 
(190) grade parking spaces.  Considering the volume of unused spaces in the Resort’s current inventory, 
the proposed Lodge parking plan  is conservative and accommodating.   Nonetheless, the new plan also 
includes  an  additional ninety eight  (98)  grade parking  spaces deemed  surplus  and provisional,  in  the 
unlikely event that Hammock Beach desires to increase the parking supply.  The combination of the (a) 
primary  Lodge  spaces,  (b) provisional  (e.g. elective)  Lodge parking  spaces,  (c)  current  surplus of  sixty 
nine  (69)  spaces, and  (d)  twenty  five  (25) parking  spaces at  the  turf  care  facility  yields  four hundred 
thirty two (432) spaces, which exceeds the total demand calculated using either methodology discussed 
above.   The provisional spaces could be purposed  to provide parking  for  future enhancements within 
existing Resort condominium buildings (e.g. Ocean Towers Phase III commercial spaces along the Grande 
Promenade) or additional conference space area contiguous to the One Bedrooms at Hammock Beach 
Club Condominium Association wings (within the proposed buildable setback limits). 

CONCURRENCY AND VESTING 

In  accordance  with  the  terms  of  the  EBOA,  referenced  above,  the  New  Lodge  dwelling  units  and 
amenities shall be deemed concurrent and all  transportation, off‐site stormwater, school, park, public 
safety, and sold waste concurrency shall be deemed satisfied. 

SITE DEVELOPMENT PLAN 

Site Development  Plans  are  hereby  incorporated  into  the  development  criteria  and  are  intended  to 
graphically  and  generally  depict  improvements  contemplated  by  and  afforded  by  the  development 
criteria.    Site Development Plans  in a Planned Unit Development are  inherently  limited  in  specificity, 
recognized as a preliminary tool and guide, and may require revision as designs progress. 
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EFFECTIVENESS and FLEXIBILITY 

The Basis of Design & Development Criteria shall serve as the governing standards for improvement of 
the New Lodge and Expanded Conference Facilities described herein.  Should any conflicts exist between 
the Site Development Plans and the narrative Basis of Design and Development Criteria, the narrative 
Basis of Design and Development Criteria shall prevail.   LRA shall have the flexibility to modify the Site 
Development  Plans  without  additional  County  approval  provided  any  such  revisions  shall meet  the 
narrative Basis of Design and Development Criteria established herein upon administrative confirmation 
by the Flagler County Planning Director, Growth Management Director, or County Administrator. 
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