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Salamander Losing Streak Continues as Planning Board Rejects
198-Room Hammock Hotel, 3-2

Salamander’s proposed redevelopment would entail building a twin-building hotel in place of a 20-room lodge at Hammock Beach Resort.

The Flagler County Planning Board voted 3-2 late Tuesday evening to recommend against a proposed 198-room
beachfront hotel at Hammock Beach Resort, in place of a 20-room golf lodge. The vote, coming at the end of a nearly
four and a half hour hearing, is the latest in a series of defeats for the developer, though the binding decision does not
take place until the Flagler County Commission hears the proposal.

For the past several months, Salamander Hotels, the management company that runs Hammock Beach Resort, has
been lobbying Hammock communities and hoping to sway county government to approve a proposal to build a
massive, twin-building, 198-room hotel adjacent to 16th Road. The proposal revived bitter resistance from Hammock
residents who less than three years ago successfully fought a proposed development there of twice that size, taking
their fight to the Florida Cabinet.

Salamander strained to show that its proposal is vastly different, and that the management company has been more
accommodating and inclusive of public concerns than Lubert Adler had been three years ago—even though Lupert
Adler still owns the resort: Salamander is its junior partner.
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Salamander’s proposal in its various mutations failed in two separate votes to get the support of the county’s Scenic
A1A committee. It failed to get the support of the Hammock Conservation Coalition. It appeared before the county’s
planning board in October. The board voted to reject the application—until Salamander’s officials pointed out that the
proceedings had failed to give them a chance to rebut arguments at the end of the lengthy hearing. That resulted in a
rehearing that took place tonight before a standing-room only crowd at the Government Services Building in Bunnell.
Half the audience wore white shirts emblazoned with “YES” to the Hammock Beach proposal. The other half spoke its
“NO.”

Planning Board meetings rarely draw a crowd. The board’s decisions are non-binding. They’re recommendations to
the county commission, which makes the binding decision. But Planning Board decisions also reflect public
sentiment, and in this case both such meetings have brought the intensely contentious issue to the fore as the
proposal three years ago did not. The difference this time is that a considerable segment of the Hammock community
is behind Salamander, starting with the club’s membership and including many individuals and business
representatives who had opposed the 2011 proposal.

Two reasons prevail: First, Salamander is arguing that it needs to expand its hotel to better attract conventions and
conferences, otherwise the resort could fail financially. Second, Salamander claims it will bring several hundred
additional jobs. But Salamander has also been willing to compromise, sometimes with surprising nimbleness. For
example, one of the reasons the 198-hotel proposal drew so much opposition was a 240-space parking lot, including
50 beneath the hotel and 180 near 16th Road. The lot would have obliterated many trees.

The latest proposal had cut that parking lot by half. But Tuesday evening, Prem Devadas, Salamander’s president,
said he would scrap the parking lot altogether. “I’m going to propose that we simply eliminate that parking,” Devadas
said. “If it is such an issue, and there’s such a sensitivity to this vegetation, we are certainly prepared to eliminate that,
to leave it as is, and to remove—as you know, we are not removing any other trees in this plan, and really to stop
talking about that as an issue.”

It was one of three changes he was proposing to appease the opposition. Another was to move the hotel 15 feet back
from the beach. A third was proposing a $2-a-guest donation to an environmental fund for every night booked. Guests
would have an option to opt out, but in another Salamander property, a similar “donation” draws 97 percent support
from guests, Devadas said. In Flagler, that could net $100,000 a year.

But tonight Hammock residents repeatedly pointed out what one woman summed up in two sentences: “Hammock
Beach resort is not the Hammock. The Hammock is all the people who live there.” In other words, Salamander was
drawing its supporting voices for the project mainly from people within the Hammock development’s gates. Those
gates stood as a stark divider, physically and symbolically, between proponents and opponents.

Attorney Michael Chiumento, who represents the Hammock Beach Homeowners Association, gently ridiculed the
donation proposal as he urged the board to focus on the relevant rather than the speculative. He alone also pointed
out what was not a minor development Tuesday. Until recently, Salamander’s application had been for a site
development plan review in a planned unit development. Sometime in November, Chiumento noted, Salamander’s
application morphed into a rezoning application, “a whole different monster that you all are tasked with.”

Yet the planning board took its meeting Tuesday evening as a continuation of its October meeting, when
Salamander’s application was in that significant respect different.

“I have no idea where there’s an application for a rezoning,” Chiumento said, pointing out the lack of surveys
indicating what was being rezoned. “I’m here to tell you right now, procedurally, this item is flawed,” he said, reminding
the board that for a quarter century, the golf course property in question has been deed-restricted, disallowing hotels.
“Are you giving entitlements to the entire golf course property?” Devadas’s promises, he said, are “fantastic,” but,
Chiumento asked, “where are they written?”



Addressing Chiumento’s points, Henderson called the Salamander application an amendment to the planned unit
development, with a proposed ordinance that would amend the PUD. “The process is in place to be able to afford the
change to the PUD,” he said. “We believe we have the right to do that.”

Two months ago Devadas had made his case before the same board in language he did not retract tonight. The
resort “was losing exorbitant amounts of money” before Salamander took over, he said. “Within one year we turned a
staggering multi-million dollar loss into a positive,” enabling raises for employees, among other benefits. But the
buildings “have deteriorated greatly,”   affecting the resort’s ability to attract group business. Competitors have
between 300 and 600 rooms. “We settled on the number of rooms that we needed to be able to sell to a group as
being 325 rooms, and corresponding function space that we needed to support those groups.”

Salamander settled on developing 325 rooms “in order to win back market share and propel us into the future.” It
already has one-bedroom units in the main building that function as hotel suites. They’re old, but Salamander has
been working on a renovation of those 127 units. That left 198 new rooms, 450 square feet each, to be developed.
That’s the 198-room number that’s now in the beachfront hotel complex under contention.

It comes down to this: does Salamander’s plan for a 325-room hotel conform with the so-called “Golf Course Plat”
restriction—the “promise,” in many people’s view–on the books currently? The restrictions are spelled out. The
parcels in question, the restrictions state, “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.”

Salamander argues that the new lodge proposal is consistent with those restrictions. The reason: the Flagler County
Commission in 2001 approved the building of the current, much smaller lodge on that land, thus setting a precedent
for a hotel there, in apparent contravention with its own rules. The county administration now agrees with
Salamander that using the land for a hotel is now permissible. It even goes so far as to say that developing up to 561
rooms might be permissible, even though the 2011 administrative law order denied such a proposed expansion, and
was upheld by the Florida Cabinet.

Jeff Southmayd, who lives in Ocean Hammock and is a member of the club, detailed the contradiction when he spoke
to the planning board two months ago. “Salamander apparently recognizes they can’t build a hotel there, and that
may be the reason they call it the New Lodge, suggesting that the new Lodge is going to replace the old lodge
equally,” Southmayd said. “But if that’s what’s intended that’s certainly not the case. In 2001, the county approved a
40,000 square foot clubhouse for the golf course. And that was allowed under the deed and plat restrictions because
it specifically said, you can have a clubhouse. What Salamander is proposing to do is build a 171,000 square foot
building with, as Prem mentioned, 198 hotel rooms that will be 450 square feet each. That means the hotel rooms will
total 89,100 square feet, or will be 53 percent of the building. Mr. Chairman, if the building is 53 percent rooms, it’s a
hotel. And in fact, a 198 room hotel I believe would be the biggest hotel in Flagler County. And that’s what they’re
proposing to build in the middle of my golf course.”  Southmayd tonight reiterated his opposition.

Salamander’s supporters were equally adamant. “You have to look at the facts,” one supporter said. “And the facts
are pretty straight-forward. They did the survey, 87 percent of the people that voted supported this. The facts are that
the investments that they’ve made, that Salamander has made around the country in projects like this have gone
tremendously well. The facts are that this will create a lot of revenue for not only Hammock Beach but for Flagler
County. The facts are that this will help with employment. The facts are that this will help with merchants and
restaurants and different people that benefit from conventions and conferences and people that come in to Hammock
Beach.”

Tuesday evening’s hearing replicated in large part the October hearing, though this time Devadas had brought in a
legal heavyweight as Salamander’s attorney: Clay Henderson of Holland and Knight, a reputed environmentalist who
nevertheless represents developers. After Adam Mengele, the county’s chief planner, recommended that the board
approve the proposal and Devadas and Henderson spoke briefly, the board opened the floor to public comment.



About two hours of comments followed featuring some two dozen people, opponents somewhat outnumbering
proponents.

To Henderson, Salamander’s attorney, the board’s responsibility was narrower than the public comments’ scope.
“Your expert witness which is your staff has said that this is compatible” with the county’s comprehensive plan,
Henderson told the board. “You’ve heard no evidence to the contrary, and on that basis alone you have to recommend
approval.”

The board didn’t. The breakdown of the vote was Russ Reinke, Thad Crowe and Michael Duggins opposed, and Pam
Richardson and Michael Boyd in Favor. Laureen Kornel had left at 10 p.m. In October, she had voted against the
proposal.













































Salamander Lodge Proposal
Expansion of the Hammock Beach Resort 

This document provides background information on this critical economic development project. 

About The Project 
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.  Unfortunately, after a 
severe economic downturn, the Resort was left 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, nestle d between the front and 
back nines of one of the best  golf courses on the East 
Coast, epitomizes the deterioration that has taken place.    

Several resorts that compete with Hammock Beach to the 
north and south have 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 the past and needed in the future. 

Over the past 18 months, Salamander Hotels & Resorts 
has considered options that will improve the aging 
infrastructure while reversing the declining business 
trends. To effectively compete for mid-week business 
from large corporate groups, management determined that 
the Resort required a minimum of 325 hotel-like 
accommodations with complementing conference 
facilities. Equally important, the necessary expansion 
would include much needed improvements to many 
existing facilities.  

Scope of Project 
• Project build is on existing acreage and within the

same footprint.
• Lodge uses are same as or in keeping with those

originally approved in 2001.
• Objective: To stabilize and enhance the property.
• New Atlantic Grille, golf facilities and improved

amenities.

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.  Its position is no 
closer to the beach dune line and the 18th green than 
the existing Lodge. The proposed Lodge entrance 
features an inviting one story glass enclosed structure 
designed to provide unparalleled ocean views, and will 
be balanced by North and South wings offering stylish 
and spacious ocean view guest rooms, larger and newer 
than those offered by competing properties. 

The additional conference space and meeting facilities 
will give Hammock Beach Resort the competitive edge 
necessary to secure corporate group business. This mid-
week group business will significantly elevate 
occupancy and average rates, while keeping business 
volumes at a constant level that supports onsite food 
and beverage operations 5 to 7 days a week. It will also 
balance golf play 7 days a week, making the clubhouse 
facility more viable to operate on a regular basis. There 
is also the potential for increased utilization of the 
Sundancer Yacht, which, in turn, will increase 
awareness of the Palm Coast area and generate interest 
in potential business and residential relocations. 
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Current Lodge Proposed New Lodge

Benefits Concerns 
• An estimated economic impact of $55 million as a

result of influx of visitors to this “destination”
property

• Tax revenues of $3.9 million over first five years

• New jobs, first in construction, then in full and
seasonal hospitality jobs, yielding a welcome and
positive impact on local unemployment rates

• Protects more than 400 Hammock Beach jobs while
increasing wages for some associates

• Better maintained landscaping that will adhere to
environmental concerns; use of native and hardy
coastal Florida plant materials will complement the
architecture within Resort and along perimeter zones

• Improved parking at the Lodge

• Increased opportunities for convention and
conference business with more than 7,700 SF of
additional meeting and conference space

• There will be no impact to wetlands or dunes

• Resort is in slow decline. Erosion of assets & facilities
is negatively impacting new memberships and the
ability to attract corporate business

• Existing plat does not allow for a hotel to be built (see
bottom of page 3)

• Status Quo for Hammock Beach Resort is not
sustainable

• Length of Construction – 2+ years

• Elimination of native plants and potential impact on
wildlife (turtles); loss of Scrub Oaks

• Increased traffic on 16th Road

• Loss of restaurant use (Atlantic Grille) during
construction

• Parking would be insufficient

• Possible damage to cars in parking lot from golf ball
loss

• Current business model cannot be sustained into the
future causing significant negative impact to the county

Proposed New Lodge Facilities
CLUB MEMBER FACILITIES PUBLIC & GUEST FACILITIES 
• Member locker rooms – 1,520 SF
• Member club rooms – 1,800 SF
• Member billiards room – 1,400 SF
• Private dining – 600 SF
• Member library – 780 SF
TOTAL = 6,100 SF 

• 198 total guestrooms – 450 SF each
• Pro Shop – 1,800 SF
• Locker Rooms – 1,800 SF
• Restaurant – 3,300 SF
• Bar & lounge – 1,650 SF
• Conference balrooms – 5,400 SF
• Meeting rooms – 2,300 SF
TOTAL = 105,350 SF 
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Property Owners Straw Poll – April 2014 

Over the past five years, as the efficiency of the current Lodge has declined the need for capital investment for 
renovation and update has increased, while the membership has declined. This decline in revenue from new or 
renewing memberships has eliminated a portion of funding typically used to maintain the property. The Salamander 
New Lodge proposal is a $72M capital investment of funding that will improve the property’s appeal to both potential 
new members and visitors who bring tourist dollars to the community. 

A question that has been asked is does the Salamander plan (total of 325 room) hotel conform to the “Golf Course 
Plat” Restriction? 

The answer is contained within the plat addendum and says that the [original] Golf Course Plat allowed for and 
included the golf course land, lake, clubhouse, appropriate associated golf course facilities, open space, parks, dune 
preservation or other appropriate recreational uses approved by the Board of Commissioners. 

The proposed Lodge is consistent with those restrictions, based on the 2001 approval of the current, smaller Lodge. 
The County Administration and Staff are in agreement that using the land for a 198 room hotel is permissible, and 
does not over impose on the current golf course nor does it pose any environmental concerns. Salamander is now 
seeking Board of Commissioner approval as is required. 

Straw	
  Polling	
  –	
  Percentage	
  Support	
  by	
  Community
(as	
  percentage	
  of	
  ballots	
  cast)

YESSupporting 
the New 
Lodge, 
354 

Vote 
No 

Total Poll Results 
86% Support  

(412 total ballots cast)

Membership	
  
Trends	
  	
  

2008-­‐2014



Business Support for the Salamander New Lodge Proposal 

Both the Flagler County Chamber of Commerce and the Hammock Business Association support this 
project for the following reasons: 

1) SIGNIFICANT INVESTMENT – At $72M
this will be the most significant project planned
for the Hammocks in the foreseeable future. If
this project does not happen there are no other
similar projects being planned.

2) JOB CREATION – As a county with
exceptionally high unemployment we should not
pass up the job creation opportunities this project
creates – 314 construction jobs, 73 permanent
jobs and 70 seasonal jobs. A total of 464 jobs
created! In addition, this project will protect the
400+ jobs currently at the Resort.

3) ECONOMIC BENEFIT – With nearly $4M in
County Taxes over the first 4 years, $6M in State
Taxes and $55M in meeting and conference
visitor economic benefit, this is one of the
largest incremental economic opportunities
under consideration in Flagler County. The
economic benefit to the overall community is
very high and much desired.

4) COMMUNITY VALUE AND QUALITY –
Hammock Beach Resort has proven to be an
economic boon to the business community and
the community overall. Extending this value
through the Hotel Project protects against
deterioration of a valuable asset and enhances
the Resort’s competitive value within Northeast
Florida. A premier world-class resort in Flagler
County that brings value to the entire
community.

5) RESPONSIBLE DEVELOPMENT – This
project is a balanced development plan that
embraces and promotes the natural environment
within the Hammock, while renovating and
creating a new world-class facility that will
become a leading eco-tourism destination.

INVESTMENT	
   Capital:	
  
$72	
  million	
  

Additional	
  
Advertising	
  Dollars	
  

$7	
  million	
  

JOB	
  
CREATION	
  

314	
  
construction	
  

Jobs	
  
150	
  full	
  and	
  
parttime	
  jobs	
  

ECONOMIC	
  
BENEFIT	
  

Tax	
  revenue	
  
generated	
  of	
  
$10.5M	
  

County	
  Visitor	
  
Impact	
  of	
  $55M	
  

VALUE	
  &	
  
QUALITY	
  

Responsible	
  
Development	
  

Attention	
  to	
  
Landscape	
  and	
  

wildlife	
  

WE NEED YOUR SUPPORT 
If you share our opinion that this project will have 
a positive regional impact and warrant the support 

of our business communities in Flagler, St Johns 
and Volusia counties, please write a separate letter 
addressed to each member of the Flagler County 

Board of County Commissioners: 

Frank Meeker 
Nate McLaughlin 
Barbara Revels 
George Hanns 

Charlie Erickson 
Send Your Letters of Support to: 

Gretchen Smith 
Government Affairs Director 

Flagler County Chamber of Commerce 
20 Airport Road, Suite C 

Palm Coast, Florida 32164 
Direct: 386.206.0953 | Main: 386.437.0106 

Cell: 386.793.0717 
gretchen@flaglerchamber.org 

WE	
  WILL	
  CONSOLIDATE	
  FOR	
  PRESENTATION	
  
TO	
  THE	
  COMMISSIONERS	
  

Produced	
  by:	
  	
  The	
  Holley	
  Group,	
  LLC	
  
520	
  Palm	
  Coast	
  Pkwy	
  SW,	
  Suite	
  201	
  
Palm	
  Coast,	
  FL	
  32137	
  
(386)	
  283-­‐5907	
  	
  	
  	
  	
  	
  	
   -­‐4-­‐	
  




















































































	20141210-Flagler Live.pdf
	Salamander Losing Streak Continues as Planning Board Rejects 198-Room Hammock Hotel, 3-2




