






































































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normal life cycle, resulting today in a physically outdated 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-‐	  

























Tree Report for The  Flagler County Commission  

My name is Ann Butler. I have lived in the Hammock for 10 years. I am a Master 

Gardener and volunteer in several groups to help preserve and protect our 

environment. Unfortunately I am unable to attend the December 12 hearing as I 

will be out of the country. 

The good folks of this county have recognized what a very special place this 

hammock is and made promises via plat restrictions and Comprehensive 

Development Plan to keep its natural beauty and ecological balance.   One of the 

plat restrictions dated 12/10/2001 for the golf course land is that the scrub oaks 

and other oak communities are to be protected and preserved.   

> Policy E.1.1.08; in balancing growth and coastal resources, selected 
application of a variety of mechanisms shall be used including, but not 
limited to buffer zones, restoration, limiting density and land use 
intensity, conservation easements, acquisition, density transfers of 
development rights and or land exchanges >  
OBJECTIVE E.12 Protection of Wildlife......Flagler County shall seek to 
protect the species with special status from adverse impact caused by 
development.  
 

The Developer’s proposal calls for 95 parking spaces along 16th road and the staff 
report counts that 95 spaces in the parking plan. The staff report refers to a 
statement by Prem Devadas that those provisional spaces will be removed to save 
the trees but he notes that the spaces had not been removed in the submitted 
proposal.  Those 95 spaces are in the vegetative buffer between the high rise 
development, 16th road and the golf course.  
A horticultural consultant completed an inventory of the land slated for the 

proposed parking along 16th road. That study indicates the parking lot will require 

the removal of approximately 1452 scrub oaks and many other native species. It 

is emphasized in the report “the Florida scrub is one of the most interesting and 

one of the most endangered natural plant communities in the United States”. It 

is home to dozens of plant and animal species that occur nowhere else in the 

world. This buffer zone provides nesting sites, food and protection from the wind 



for birds and other creatures and protects the larger hammock trees from the 

sand, wind and salt. Migratory birds of all types rest there.  Mr. Mengel in the 

Dec. 9 hearing suggested there was very little wildlife there as he did not see any 

in his field trip there when he brought home golf balls. I suggest that most wildlife 

is very adept at hiding from humans when they walk through an area. Bird 

watchers and other nature lovers know you have to be very quiet, move stealthily 

then stay still for a period of time before anything will feel comfortable and 

venture out of its hiding place. Also many birds come there only when it is time to 

nest or when their favorite food is ripe and the shore and other birds seek shelter 

there when the wind is strong. I have the great pleasure of passing that area 

almost daily and have seen hawks, a few eagles and other countless birds there as 

well as gofer tortoises and many a snake both alive and being eaten.    If that 

buffer is removed, the large Live Oaks along Hammock Dunes Parkway will have 

more exposure to driving wind and sand and certainly will be damaged.  There are 

other scrub oaks in the parking lot expansion planned for the present lodge 

parking lot. These oaks too would be destroyed. These scrub oaks are priceless 

and are hundreds of years old and should be protected at all costs. No new 

landscape design or planting can recreate this environment. Removal of the 

buffer or any part of it along 16th road defies the plat restriction and the 

Comprehensive Development code. 

Please do the right thing. Keep the counties promises to us, protect the scrub 

oaks. Thank you for your service.  

 



Louise Leister 
Consulting Horticulturist 
386-569-1639 
mysecretbonsai@me.com                                     
 
 
 
16 th Road and Ocean Crest Way Tree Inventory for Review October 21, 2014  

Area to be Cleared for Salamander Hotel Project Parking Lot 
 
This tree inventory was conducted by walking the area in question (as shown in the 
attached map) to review the inventory and general tree health, give a basic count of 
trees, along with a species inventory to be used as a guideline to the area and what 
impact the treed area would have if this area was removed to add a parking lot for a 
multi room hotel and resort. 
 
The area we reviewed started at the base of the 16th Road beach parking lot and 
extended to Ocean Crest Way, as a point of reference from east to west when 
reviewing the map I have attached. The area was approximately 257 yards long or 
771 feet long going from east to west. We estimated the north to south depth where 
the trees would be removed to be approximately 113 feet wide as per Google maps. 
These numbers are a basic review and inventory of species and counts for the 
measured area. After conducting a sample test for two sampling areas where we 
estimated the site to be 30 feet by 113 feet, we counted the scrub oaks and 
determined there was approximately  1 scrub oak for every 6 square feet. We then 
walked the rest of the area and reviewed there to be a consistent number of oaks for 
this size plot for each section we reviewed. The site was then reviewed by Google 
maps and an overall size was determined for this plot. We applied our estimated 
count to the plot to come up with the numbers listed below. 
 
771 feet on 16th Road from Ocean Crest Drive to the base of the parking lot, running 
west to east. 113 feet from 16 Road to the golf cart path south of 16th Road. In this 
area we estimated that site to have approximately 1,452 Scrub oaks, which would be 
1 scrub oak for every 6 square feet.   There was about one saw palmetto for every 
four square feet. 
 
At this site the caliper of the trees at breast height was smaller at the first dune 
where wind and sand is a harsher environment and rate of growth is much slower 
then an area further down closer to A1A. This is typical of plantings along the 
Florida Scrub and ocean. We measured the tree calipers for the first third of the oak 
planting from first dune to be approximately 4 to 8 inches at breast height. The 
calipers of the scrub oaks increased as we headed west increasing to 10 to 14 inches 
for the next third area. The last section reviewed the tree calipers increased by quite 
a bit where there were trees ranging from 15 inches to as large as 30 inches.  
 



These trees are in beautiful condition and have created a healthy canopy which has 
increased the protection area allowing the trees closer to Hammock Dunes Parkway 
to continues to grow and develop without wind damage and salt burn. The mix of 
species shows that safety in numbers allows a good mix of forest to thrive in this 
environment. Removal of any part of this section will greatly impact the trees 
beyond the area in question and will cause stress to these areas effecting the forest 
health and survival.  
 
Subsequently tree heights were smaller the closer to the first dune ranging from 10 
feet increasing to 20 feet and as we go closer to A1A the tree heights increased to 
over 30 feet falling again into the rule of thirds for reference points. This proves the 
first section offers protection to the rest of the planting from high winds and driving 
sand. Removing any part of this would expose the remaining trees to severe damage 
from winds and sand, an environment that they have been protected from by the 
first section of smaller trees.        
 
Florida Scrub is one of the most interesting and one of the most endangered natural 
plant communities in the United States. Florida Scrub is a unique plant community 
that occurs in small patches scattered across the state. It is home to dozens of plant 
and animal species that occur nowhere else in the world. This small patch of 
greenery is home to many species of bird, insects and wildlife including several 
endangered or threaten species like the Florida Scrub- jay Aphelocoma coerulescens 
and gopher tortoise.  No new landscape design or planting can recreate this 
environment. Once it is removed it is lost forever. The canopy, which is hundreds of 
years old, will not reestablish. We have removed hundreds of acres for golf course 
along the side of this section, which has made the wildlife in this area dependent on 
this small patch of protection making it vital to this area as habitat. These scrub oaks 
are priceless and are hundreds of years old and should be protected at all costs.  

 
Florida scrub is a plant community easily recognized by the dominance of evergreen 
shrubs and frequent patches of bare, white sand. With more than two dozen 
threatened and endangered species dependent upon scrub, the entire community is 
itself endangered. Recovery of the community and its associated plants and animals 
will depend upon land acquisition and effective land management.  
 
Scrub habitat is located on ancient dune ridges in central Florida and is 
characterized by sand pines, sand live oaks, myrtle oaks, scrub oaks and other plants 
that can survive in nutrient-poor soils. Florida scrub-jays can be found in patches of 
open sand with an open tree canopy. 

 

One of the native species counted were wax myrtles a popular small tree for wildlife. 
Wildlife seeks shelter in myrtle’s thickly-packed branches and dark-green foliage. 
Clusters of tiny blue-silvery berries (drupes) that form along the branches are a 
favored source of food for many birds including wild turkeys, quails, tree swallows, 



bluebirds, thrashers and waterfowl. The red-banded hairstreak butterfly deposits 
its eggs on dead myrtle leaves that have fallen to the ground. When the larvae hatch, 
they crawl up to feed on the host plant's live leaves. 

 
Species List 
 

1. Scrub Oak – Quercus myrtifolia 
2. Saw Palmetto – Serenoa repens 
3. Scrub Holly – Ilex cumulicola 
4. Native persimmons – Diospyros virginiana 
5. Red Cedar- Juniperus silicicola 
6. Salt Bush – Baccharis hamlimifolia 
7. Sumac – Rhus copallina 
8. Willow – Salix spp. 
9. Sabel Palm – Sabal palmetto 
10. Lantans -  Lantana camara 
11. Brazilian Pepper – Schinus terebinthifolius 
12. Magnolia –  Magnolia grandiflora spp. 
13. Wax Myrtle – Myrica cerifera 
 
 
These additional species were found within the areas surveyed and were found 
in numbers about a third to the Scrub Oaks and Saw palmettos. These additional 
species provide cover for wildlife and protection from high winds and sand 
blowing from east to west in order to stabilize the area. 
 
Louise Leister 

Louise Leister 
Horticulturist 
  

Horticultural Consultant Private Contractor 

Flagler County Water and Environmental Coordinator  

Flagler County Adult Vocational Educational Landscape Teacher  

Educational Programs Provider for Community Organizations ( Master Gardeners, 

Audubon Society, University Woman, Firewise Programs, Local & Out of State 

Garden Clubs and Organizations, and many others) 
 
 

 
 
 

 
 
 



 
 
 

 
 



 







































































      Flagler County Board of Commissioners:

  As a recent full time GE retiree to the Palm Coast 
(Ocean Hammock) my wife and I would like to 
share a few thoughts endorsing the Hammock 
Beach Resort  expansion, as proposed by the 
Salamander Group.

              
Flagler County spends over one million dollars a year 

promoting tourism while offering an unique 
indigenous position of a qualified work force, 
access to  Route 95, nearby airports, golf 
courses and the beaches.                                     

Unfortunately the County has not become a tourist 
destination but a short stop over via Route 95. 
Most of the recent hotel room additions 
between Route 100 and Palm Coast Highway 
been added in support of the overnight flow 
traffic.  

Flagler County is now faced with an enviable 
opportunity whereas a well known, experienced 
resort group is offering to not only update an 
aging resort facility but add 180 single hotel 
rooms, each sized to accommodate no more 



than four (4) occupants. The expansion would 
result in a competitive world class conference 
center. I’m sure most costal communities 
seeking added quality tourism would embrace 
the idea of a sixty million + investment. To my 
knowledge there are no strings attached such 
as property and local tax holidays, as I have 
seen at Hilton Head and Myrtle Beach. The 
financial and environmental  model proposed 
has been professionally evaluated to stand on 
its own merits.

Interestedly there will not be any added burden on 
the Hammock Infrastructure since Hammock 
Dunes initially planned to add two additional 
multi story condominium units far exceeding the 
offered Hammock Beach Resort room 
expansion. Both the Hammock Bridge and the 
DCDD have verified excess capacity based on 
optimistic past occupancy projections.

I should note that the recently passed short term 
rental Ocean Hammock Amendments will dilute/
stop the overcapacity of the mega homes we 
have seen   developing over the last three 
years. Furthermore there are expected 
occupancy limits which will result from the 
proposed Flagler County Rental Ordinance. 
Mathematically there is no supporting logic to 
deny the application based on increased 



capacity or environmental concerns, where just 
the opposite exists.

 Alternatively as a golf member of the resort the 
added corporate play will be mostly in the 
afternoon following the morning business 
sessions. I understand the golf courses will be 
open to the public during the winter months, as 
now, via golfnow.com. Unlike the main resort 
building the additional rooms will not have 
cooking facilities and limited room occupancy. 
T h u s t h e l o c a l f o o d a n d b e v e r a g e 
establishments will also benefit. 

The residual benefits to Flagler County, the 
Hammock community and small business’ are 
too numerous to list and debate. My wife and I 
would like to believe that Flagler County would 
not dismiss this quality conference center 
opportunity to further advance local tourism as 
exemplified at Sawgrass, Kiawah Island and 
Amelia.

Thank for your consideration.

Jim and Nancy Fitzgibbons



        
                      
                        











































































































































































































































































































































































New Lodge  
Utility Service Question and Answer 

December 22, 2014  
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1. HB Question & Qualification: Does the DCDD have the physical ability to provide potable water, 

wastewater, and reclaimed water service to the New Lodge as contemplated by the Salamander 
plan?  [We recognize that the specific service requirements and capacity determinations will be 
based on information contained within construction plans produced by Hammock Beach and to be 
provided to the DCDD; the New Lodge program and information provided to the DCDD through the 
County Site Development Plan correspondence allows the parties to approximate the capacity 
required.] 

 
DCDD Answer:  At present the DCDD does not have the physical capacity to provide the additional 
water capacity needs of your proposed expansion containing 198 hotel rooms, restaurants and 
convention facilities. As you indicate hereafter, the DCDD can only estimate what your capacity 
needs might be and until a revised site plan/plat is approved by Flagler County the DCDD can take 
no action on your request for service. Wastewater and reclaimed water service could probably be 
met, but would still require a review of your needs after final plans are approved by Flagler County.   

 
 
 
2. HB Question:  If additional physical capacity is required, does the DCDD have processes in place to 

expand its facilities and provide additional capacity?  
 

DCDD Answer:  Additional capacity would be required and the DCDD is presently under contract to 
double its water treatment plants capacity. It is anticipated that construction will be completed in 
May or June of 2015. 

 
 
3. HB Question:  Once the above referenced water treatment plant expansion is complete, will 

additional physical expansion of the water plant be required to serve the New Lodge? 
 

DCDD Answer:  No. 
 
 
4. HB Question and Qualification:  Please confirm the DCDD will receive an application from Hammock 

Beach for service to the New Lodge, as is customary and has been the practice of the DCDD for all 
development service requests from property owners within the DCDD.  [We recognize that based on 
the typical DCDD process, service applications are made once the subdivision plat and/or site 
development plans are approved by Flagler County.  Therefore, at this time, it is premature for 
Hammock Beach and the DCDD to conduct additional discussions or process a service request.]   

 
DCDD Answer:  Although the forgoing is not a question, but several statements, it has been the 
DCDD’s practice to receive applications for utility services from property owners within the DCDD 
once a site plan/plat is approved by Flagler County. A project of this size would require a Service 
Contract between the DCDD and Hammock Beach Resort which would set forth the terms and 
conditions of providing utility services including such items as capacity fees, engineering costs, etc.  

 
 



New Lodge  
Utility Service Question and Answer 

December 22, 2014  
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5. HB Statement:  We understand the current Consumptive Use Permit may not include the potable 
water service demand projections associated with the New Lodge.   

 
DCDD Response:  This statement is correct, the current CUP does not include water demands 
associated with the proposed expansion. 
 

 
6. HB Question:  Can the DCDD request a modification to the CUP for consideration by the St. Johns 

River Water Management District?   
 

DCDD Answer:  Yes, once a revised site plan/plat is approved by Flagler County.  
 
 
7. HB Question:  Is the DCDD willing to modify the CUP in order to serve the New Lodge?   
 

DCDD Answer:  Once a revised site plan/plat is approved by Flagler County, the DCDD’s Board of 
Supervisors would make the decision whether to request a modification to the CUP for 
consideration by the St. Johns River Water Management District. If an acceptable Service Contract is 
agreed to and adequate water, wastewater and reclaimed water supplies are available, I believe the 
Board would request a permit modification.   

 
 
8. HB Statement:  We recognize the process and cost for a permit modification may be components of 

a service agreement with the burden and expense to be borne by Hammock Beach.   
 

DCDD Response:  This statement is correct. 













1/9/2015 

To:  The Flagler County Commissioners 
  
Subject:  Salamander Application #2962 – Ocean Hammock Golf Course Lodge PUD  
  
As long-time owners and members of Hammock Beach, we support the Lodge Plan for a lot of reasons – all of which are contained in this package.  We 
decided to do what we could to understand the details and help educate the community on why this looked, frankly, like a no-brainer to us.  This project is the 
exact sort of ‘smart growth’, ‘reasonable economic development’ we all desire.  This project delivers meaningful economic results and protects the natural 
environment that brought us all here in the firs place. 
  
Those opposed to redevelopment of the Lodge site basically claim it would ruin the Hammock. In our opinion,  nothing could be farther from the truth.  We 
need this approved for Hammock Beach, the Hammock, and Flagler County – because everyone benefits.  Without it, the values of our properties won’t grow, 
unemployment will get worse and tax revenues will decline.  We’ve worked to try to understand their concerns and the County requirements for this kind of 
redevelopment effort. 
  
 As you read what’s included, please be guided by the following conclusions we have made after our analysis: 

Factual and Legal Evidence Supports APPROVAL 
 This isn’t a political decision – it is a technical and legal decision 
The New Lodge Plan is Consistent & Compliant with ALL Development Criteria 
 Flagler County Comprehensive Plan 
 Flagler Land Development Code 
 The River and Sea Scenic Highway Corridor Management Plan  
 Flagler County Corridor Overlay Guidelines 
The Economic Benefits to Flagler County and its Citizens are Substantial – almost overwhelming when you consider Flagler County has to spend $0 to 
get these benefits 
 $72 million private investment in the Hammock/Flagler County 
 $3.8 million dollar increase in Flagler County tax revenue in first 5 years 
 Projected $55 million spend across Flagler County businesses in first 5 years 
 Creates 300+ construction jobs to complete the build out 
 Preserves & protects ~400 current jobs at Hammock Beach 
 Creates 150 new Lodge jobs – ½ permanent and ½ seasonal 
 Creates new jobs across the County as businesses grow as result of the increase in visitors 
A significant majority of owners, residents, and members at Hammock Beach SUPPORT the plan 
 These are citizens closest to and most impacted by the New Lodge 
There are no significant negatives associated with redeveloping the Lodge site 
 

We personally pulled this information together and packaged it for your benefit, but we did it on behalf of hundreds of fellow Hammock Beach owners and 
members who are listed on the following pages. 
 
Here’s hoping you vote FOR the Application – the facts certainly support that and it will transform the image, and future, of Flagler County. 
 
 Tim Hale    Mike Maurer 
       



Prepared for the Flagler County Commissioners on Behalf of 
the Community of Supporters of  

Application #2962 – Ocean Hammock Lodge  
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Residents, Owner, & Club Member SUPPORTERS of the  
LODGE REDEVELOPMENT PLAN   

ABRAHAMSON Tom Sue 

ADAMS Robert 

ADAMS Robert 

AIELLO Wayne Dawn 

ALVARADO Alan 

ANDEREGG Gene Patti 

ANDREOTTI Cindy John Tupper 

ASHMAN David Marian 

BAER Bill Ellen 

BARCZAK Bernie Linda 

BARRY Steve 

BECKER Mike 



Lodge Redevelopment Plan Supporters - continued   
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BLADEL John Rita 
BOYCE Ron Joan 
BRABBS James 
BRUNE Cliff  Catherine 
BUDNIK Richard Felicia 
BUONAIUTO Bob Denise 
CAPPOLA Jim Stephanie 
CAULK Bruce Cathy 
CHINN Richard Shirley 
COHEN Steve Patti 
COHEN Michael Gail Van Cott 
CORRIGAN Gerry Linda 
CRIMMINS John Sherry 
CUA Pat Heather 
DAVIS Harry Barbara 
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DeANGELO Frank Cindy 
DEAVANS Beverly 
DeMARTIN Charles Fran 
DEMEUSY John Debra 
DOOGAN Dec Dorothy 
DOYLE Jim Denise 
DRAKE Bucky 
EIKAMP Tom Marybeth 
EVANS Fran Sue 
FEDDERSEN Ingrid 
FEIGENBAUM Leonard Rhona 
FERNANDO Leo Tessie 
FISHER Mike Lisa 
FITZGIBBONS Jim Nancy 
FLATLAND Gary Peggy 
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GRZYB Dave Penny 
HABASHI Mike 
HAGEN Grant Elizabeth 
HALE Tim Sara 
HALLEY Sam 
HARVIN Bill Susan 
HAUGHT Mel Dorna 
HEINEMAN Nick 
HERB Charles Terri 
HERSHOCK Bob Pat 
HICKEY Tim Patty 
HICKEY Kevin 
HICKORY John Carol 
HILDEMANN Gunnar Pam 
HILTON Herbert Lin 
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HILTON Jim Roberta 
HOFMANN Mark Mitzi 
HOLLEY Howard Barbara 
HOSEA Dave Valerie 
HUGHES Lou Kathryn 
ISRAEL Alan 
JACK David Judy 
JACOBS Bryan 
JO Hun-Yong 
JOSHUA Bas Gracy 
KAISER Randy Diana 
KANSLER Michael Gail 
KATZ Jay Marilyn 
KELLY Paul Lorraine 
KEMP Keneth Ursula 
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KERR Charles Gail 
KIRCHOFF Chris 
KOLKA Jim  Linda 
KRASSA Bob Judy 
LADEN Gary Sandie 
LANDER Stewart Pam 
LAPOINTE Steve Nancy 
LARWOOD Chuck Betsy 
LEE Sylvia Raymond 
LENDRUM Pete Barb 
LOPEZ Vince Pat 
LOPEZ Vince Pat 
MANDELBLOOM Alan Pam 
MANNO Gene Joan 
MARCHIO Mia 
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MARSHALL Norman Linda 
MARTIN Ron Stacie 
MASON Eric 
MAURER Mike Mary Ann 
MAY Ted Debbie 
MAZZA Tony  Paula 
McCOY Jerry 
McCULLOUGH Dan Joani 
McDANIEL Skip 
McDERMOTT Bob Margherite 
McKINLEY Pete 
MEISNER Craig Marianne 
MEYER Jeff Debbie 
MILLS Jay Elaine 
MILLS Mark 
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MINGLEDORF Larry Tricia 
MITCHELL John Anita 
NAIK Paul 
NEAL Charlotte 
NEU Ken Diane 
NOEL Gerd Lupe 
OWENS Jim Kathy 
PARKS Wade 
PATE Janet 
PAUL Mike n/a 
PENNEBAKER John Judy 
PERRINE Steve 
PERSHES Paul Gail 
PRATT Ed 
PRELLWITZ Charles Jeannette 
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PROPIS Paul Barb 
PURSLEY John 
RATNER Larry Kim 
REDD Tricia 
REICHERT John 
REILLY Kevin Alice 
RICHARDS Ashby Nancy 
ROBERGE Gary Terry 
ROBINSON Dick  Kathy 
ROSENBAUM Stan Jo Ann 
ROSENBAUM Josh 
ROSENBERG David Robin 
ROY Joe Judith 
RUDOLPH Joseph 
SALVANO Daniel 
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SAMUELS Ed Lynda 
SAYERS Joe Fran 
SCHIRO Tom Lynn 
SILVER John Karen 
SIRKIN Art Benita 
SMITH Alan 
SMITH Malcom Katie 
SMITH Nikki 
SPELL Drew Renee 
SPROULE Bob 
SRIVASTAVA Sanjay Nancy 
STARLING Kenneth 
STREETER Jackson 
STREPPA Denise Dennis 
SUBBA-RAO Rao Regina 
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SWANSON Thor Joline 
THOMAS Anthony Kate 
TORGGLER George 
TOUKAN Bassem 
TRACY Jim Joey 
TRANCHIDA Ron Karen 
TRAVIS Don Rosemary 
TROESTER Dean Lisa 
TROYA Ed Evelyn 
VALLONE Mike Carolyn 
VAN NOSTRAND Bob  Sharon 
VANDENHURK John 
VITRANO Jim Dolores 
VON SOOSTEN Dietrich Cheryl 
WAINGANKAR Shinoo Gauri 
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WALSH Gary Bernadette 
WEBER Don Pamela 

WHITE Bill Joanne 

WHITLEY Scott Laura 

WILLISAMSON Terry 

WISLON Earl Harriette 

WOLBECK Ken Katie 

YODER Randy  Sandra 

YOVICH John Becky 



Business & Economic Case to Redevelop the Lodge 
The current situation at the Hammock Beach Club competitive environment clearly support the need to 

redevelop the Lodge to a top, luxury destination 

 
– The Hammock Beach Club is a resort, not a member-owned private club 
– We depend on resort revenues to subsidize the cost of the member benefits and amenities  
– Member dues don’t come close to cover the cost to run the Club 

• Membership has dropped 44% since 2008 
• This loss of 859 members represents $5.4 million in revenue at 2014 dues levels 

– Important corporate business groups are going elsewhere 
• Major improvements at Amelia Island Plantation, Marriott Sawgrass,  PGA National, and the Ritz-

Carlton @ Amelia Island make these properties more attractive for mid-week corporate meetings 
• Revenue losses to these competitors will accelerate unless we can offer similar lodging and 

amenities 

– The loss of membership revenue and loss of mid-week corporate business meeting revenue 
will make operation of the Club & all of it’s current amenities more difficult. 

• Operating expenses will increase as the property ages.  Managing operating expenses in a declining 
revenue environment is needed to maintain profitability 

– We need the $72 million investment to get the resort competitive again, and ensure 
improvement and on-going maintenance remains at the level of a top resort community. 
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Business & Economic Case to Redevelop the Lodge 
Competition for corporate meeting business is tough.  Major upgrades by key competitors in the area are 

making it difficult for the Hammock Beach Resort to attract these important meetings.  We need the 
redevelopment proposed for Lodge to compete and ensure the long-term health of the Resort. 
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Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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



Business & Economic Case to Redevelop the Lodge 
There will be significant economic benefits with approval of Lodge redevelopment plan.  These benefits  

will affect all residents of Flagler County 

With approval of the Lodge Redevelopment 
 

– More people will visit the Resort & Flagler County 
– Real values will improve 

• More visitors = more potential buyers = higher real estate values 

– The housing industry will improve 
• More visitors = more buyers = more new homes = more construction 

& construction related jobs 

– Restaurants and retail business will benefit 
– Unemployment in Flagler County will be reduced 

• Construction, service, & retail sectors will all enjoy job increases 
 

1/9/2015 17 



Business & Economic Case to Redevelop the Lodge 
There will be significant economic benefits with approval of Lodge redevelopment plan.  These benefits  

will affect all residents of Flagler County 

If the Lodge Redevelopment isn’t approved 
 

– FEWER people will visit the Resort & Flagler County 
– Real estate values will DECLINE 

• Fewer visitors = fewer potential buyers = lower real estate values 

– The housing industry will SUFFER 
• Fewer visitors = fewer buyers = fewer new homes = fewer 

construction & construction related jobs 

– Restaurants and retail business SUFFER 
• Fewer visitors = fewer trips to restaurants & stores 

– Unemployment in Flagler County will INCREASE 
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Business & Economic Case to Redevelop the Lodge 
The economic benefits to Flagler County and the residents of Flagler County are SIGNIFICANT with the approval 

of the Lodge Redevelopment Plan 

 

 

Economic Benefits to Flagler County & the Residents of Flagler County 
 

 Increased employment / lower unemployment rate 
 Lodge plan creates 150 new jobs (1/2 permanent & 1/2 seasonal) 
 Secures/protects the existing ~400 jobs at the Club 
 300+ constructions jobs for redevelopment 
 New construction, service & retail  jobs from an increase in visitors & new home sales 

 Flagler County tax revenue will increase 
 Estimated to be $4 million first year from the redeveloped lodge 
 Improved real estate vales = larger tax base = higher real estate tax revenue 

 An estimated $55 million will be spent in the first 5 years by visitors to the redeveloped lodge  
 The Lodge becomes a DESTINATION resort – attracting business people from across the U.S. 

 Current lodge is rated THE LOWEST ( #12 of 12)  lodging establishment by TripAdvisor 
 The $2.5 – 3.5 million marketing budget planned by Salamander to support the new lodge 

provides LEVERAGE to the  Flagler County tourism budget 
 

If economic considerations were the only criteria for approving a PUD,  
this would be a slam dunk. We realize other factors must be examined and considered to ensure 

the redevelopment of the Hammock Beach Club Lodge is in the overall best interest of the majority 
of citizens of Flagler County  and does not jeopardize the natural beauty of our area. 

 
 



Compelling Reasons to Approve the  
Lodge Redevelopment Plan 

In addition to the significant economic impact of this proposal, there are several other factors 
that support approval. 

• Salamander is a credible, experienced, collaborative partner & will be a 
great asset to Flagler County 
 

• This application to redevelop the lodge IS NOTHING LIKE the application 
made in 2010 under the now closed NOPC – In fact NONE of the people 
on the first pages of this presentation supported the NOPC – now 100% of 
us SUPPORT the Salamander Lodge redevelopment plan. 
 

• The application to redevelop the lodge MEETS or EXCEEDS all the 
conditions /  requirements of 

– The Flagler County Comprehensive Plan 
– The Flagler County Land Development Code 
– The CME Corridor Management Plan 
– Flagler County Corridor Overlay Guidelines 
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Salamander – A Great Partner for Hammock Beach & Flagler County 
Salamander executives Prem Devadas, President & Vijay Singh, COO have successfully developed and 

operated top luxury resorts.  They have been transparent and collaborative in their development of the 
Lodge Redevelopment Plan 

• Salamander is the first “operator” to run the Club – they know what they are doing 
– Previous operators were real estate developers with little experience running a luxury property 
 

• The process of developing the lodge plan was open, transparent, & collaborative  
– Committee of representatives of all associations impacted, or potentially impacted by the plan  
– Several “town hall” meetings with residents/owners/members 
– Prem personally met with virtually anyone who wanted an audience with him 
– The Lodge plans have ben modified several times as a result of community input 
 

• Prem kept his promise by not taking a plan (application) to the County without the support 
from the community 

 
• Prem & Vijay both have successful experience with two highly rated resort properties – 

this experience is an asset the the redevelopment of the Lodge 
– The Sanctuary Golf Club at Kiawah Island, SC 
– The Salamander Resort & Spa in Middleburg, VA 
 

• One only needs to see the quality of these two properties to realize how lucky we are to 
have Salamander interested in our community 
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The Sanctuary at Kiawah Island Golf Resort 
Prem & Vijay conceived, developed & operated this ocean front resort property.  Opened in 2004 with proven 

results for over 10 years.  The environmental concerns were very similar to ours – a barrier island, coastal 
hammock, dune preservation, and sea turtle nesting. 
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The Sanctuary at Kiawah Island Golf Resort 
VERY similar natural environment & focus on conservancy, 

eco-tourism and ‘smart growth’ 
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The Sanctuary at Kiawah Island Golf Resort 
Pictures of the Sanctuary to convey the quality we can expect from  

Salamander’s redevelopment of the Lodge 

1/9/2015 24 



The Sanctuary at Kiawah Island Golf Resort 
One of the top resort properties in Country & recognized World-wide 
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The Sanctuary at Kiawah Island Golf Resort 
World class ocean front development recognized for preserving the environment 
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The Sanctuary at Kiawah Island Golf Resort 
The synergy between the Sanctuary and the Kiawah Conservancy in a model for the Hammock 

Program Started by Prem 

– $2 per room night ‘donation’ on 
guest bill 

– Results in $200k/year funding for 
Kiawah Conservancy 

– Kiawah Conservancy now boasts a 
balance sheet worth over $1.5M 

– Executive Director of the Kiawah 
Conservancy, Donna Wyndham, 
will address the Commissioners on 
1/12/15 
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The Salamander Resort & Spa in Middleburg, VA 
Opened in 2013 featuring 168 rooms, a luxury spa, full-service equestrian center,  

a dedicated cooking studio, wine bar, billiards room, and a  
unique array of meeting and conference facilities 
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The Salamander Resort & Spa in Middleburg, VA 
One of the top new resorts and spas in the Country  
as evidenced by some of their awards and accolades 
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• Best New Wellness Travel Property by Spafinder 
• Best Resorts in the South - Readers' Choice Awards 2014 by Conde Nast 

Traveler 
• Huffington Post - 8 New Resorts Not to Miss 
• Yahoo Travel - Top 9 Places for Horseback Riding 
• Hot 20 - Forbes Travel Guide 
• Huffington Post -Top 5 Yoga Destinations 
• Wall Street Journal - Top Destination Spas Worldwide for 2014 
• Racked - Washington D.C.’s Most Luxurious Spas 
• Daily Makeover - 10 Best Wellness Spas Worldwide 
• Forbes Travel Guide - 20 Most Anticipated Hotel Openings of 2013 
• About.com Culinary Travel - The Best New Hotels to Dine at in 2013 
• USA Today - Top hotel openings for 2013 
 



The Salamander Resort & Spa in Middleburg, VA 
A LEED Certified Resort, as designated by the U.S. Green Building Council and the  

Green Building Certification Institute.   
Further proof that Salamander cares about our environment. 
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Salamander Resort & Spa Awarded Prestigious LEED® Green 
Building Certification 

 
(September 16, 2014) Middleburg, VA – Salamander Resort & Spa today announced it has been 
LEED® Certified, a designation established by the U.S. Green Building Council and verified by the 
Green Building Certification Institute (GBCI). LEED is the nation’s preeminent program for the 
design, construction and operation of high performance green buildings.  
 
The 168-room luxury resort, which recently celebrated its first anniversary on August 29, 
achieved the LEED (Leadership in Energy and Environmental Design) certification through a 
variety of sustainable initiatives, including placing nearly 200 of the property’s 340 acres into a 
conservation easement, planting 2,000 trees and constructing cutting-edge water and 
wastewater facilities for the Town of Middleburg. The resort also runs a green housekeeping 
program and features an innovative on-site Culinary Garden, which provides fresh herbs, fruits, 
and vegetables utilized on the menus for its entire food and beverage programming including 
two restaurants and banquet operations.  
 
“Since the inception of the development process, it has been our goal to achieve this 
certification,” said Prem Devadas, president of Salamander Hotels & Resorts, which manages 
the resort. “Being acknowledged as a leader in sustainability is as important to us as being 
recognized for high guest service standards and our luxurious accommodations. It was 
important for us to blend the resort into the area’s natural environment, and also create a true 
community gathering place for Middleburg residents. 
 
By using less energy and water, LEED-certified buildings save money for families, businesses 
and taxpayers; reduce greenhouse gas emissions; and contribute to a healthier environment for 
residents, workers and the larger community.  
 
“Building operations are nearly 40% of the solution to the global climate change challenge,” 
said Rick Fedrizzi, President, CEO & Founding Chair, U.S. Green Building Council. “While climate 
change is a global problem, innovative companies like Salamander Hotels & Resorts are 
addressing it through local solutions.” 
 
 

 

 

 

Salamander Resort & Spa’s design architect was WATG from Irvine, CA, while the architect of 
record was Architecture Inc., of Reston, VA. Project Management was provided by MGAC of 
Washington, D.C., while the general contractor was Turner Construction Company of 
Washington, D.C. Interior design inspiration was supplied by Thomas Pheasant, and interior 
design completion was provided by Kent Interior Design of Atlanta.  
 

About Salamander Resort & Spa  
Managed by Salamander Hotels & Resorts and acclaimed as one of the finest new resorts in the 
world, Salamander Resort & Spa is located in the historic village of Middleburg, VA. Opened in 
August 2013 and located on 340 picturesque acres, the resort is only one hour from 
Washington, D.C and just 20 miles from Washington Dulles International Airport. Designed to 
respect the architectural traditions of Virginia’s countryside, it features 168 spacious rooms and 
suites that blend into their natural environment. The property features a stunning 23,000-
square-foot spa with one-of-a-kind features like outdoor treatment terraces and a spa 
courtyard, Harrimans Virginia Piedmont Grill, the Gold Cup Wine Bar, a dedicated Cooking 
Studio, a chef-inspired Culinary Garden as well as the Salamander Tree Top Zip Tour by 
Empower. The resort also features a full-service Equestrian Center with unique programming, a 
22-stall stable and riding arena. All spa, culinary and equestrian facilities and programs are 
open to the community. For more information, visit www.SalamanderResort.com or call 
866.938.7370. 
  
U.S. Green Building Council 
The Washington, D.C.-based U.S. Green Building Council is committed to a prosperous and 
sustainable future for our nation through cost-efficient and energy-saving green buildings. 
With a community comprising 80 local affiliates, more than 18,000 member companies and 
organizations, and more than 167,000 LEED Professional Credential holders, USGBC is the 
driving force of an industry that is projected to contribute $554 billion to the U.S. gross domestic 
product from 2009-2013. USGBC leads an unlikely diverse constituency of builders and 
environmentalists, corporations and nonprofit organizations, elected officials and concerned 
citizens, and teachers and students. Buildings in the United States are responsible for 39% of 
CO2 emissions, 40% of energy consumption, 13% water consumption and 15% of GDP per year, 
making green building a source of significant economic and environmental opportunity. Greater 
building efficiency can meet 85% of future U.S. demand for energy, and a national commitment 
to green building has the potential to generate 2.5 million American jobs. 
 
LEED 
The U.S. Green Building Council's LEED green building certification system is the foremost 
program for the design, construction and operation of green buildings. Over 100,000 projects 
are currently participating in the LEED rating systems, comprising over 8 billion square feet of 
construction space in all 50 states and 114 countries. By using less energy, LEED-certified 
buildings save money for families, businesses and taxpayers; reduce greenhouse gas emissions; 
and contribute to a healthier environment for residents, workers and the larger community. 
USGBC was co-founded by current President and CEO Rick Fedrizzi, who spent 25 years as a 
Fortune 500 executive. Under his 15-year leadership, the organization has become the 
preeminent green building, membership, policy, standards, influential, education and research 
organization in the nation. For more information, visit www.usgbc.org. 
 

### 



There is NO COMPARISON to this Redevelopment Plan AND the 2010 
Application Under the Now Closed NOPC 

Front Door made application to the County for 1147 units – without ANYONE IN THE COMMUNITY BEING 
AWARE – tried to laugh it off as a “formality” to “protect what was already theirs”.  There never was any plan to 

build anything – nothing specific for anyone to react to – we didn’t know if they wanted to build timeshares, 
hotels, condo’s.  They simply wanted a “blank check” to allow future development 
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Subject Area NOPC Salamander Lodge Plan 

Scale/size 
Acreage Involved 

Originally 1147 units  -
reduced to 561units on 24 
acres (didn’t define where) 

198 hotel rooms on the 
existing, already 
developed 5.5 acre site 

Golf Course Impact Develop portions of driving 
range & 10th hole 

None 

16th Road Relocated to South None 

Plans/Designs None – never had any plans 
to build  

Specific plans, renderings, 
boundaries 

Collaboration/Communicati
on 

Front Door was not 
collaborative with members 

Highly collaborative, 
multiple town halls & 
committees 

Member Support 0% 86% 



Highlights of the Lodge Redevelopment Plan 
The Lodge Redevelopment Plan is thoughtful, contained and improves the 

environmental impact versus the current lodge. 

• The redevelopment is within the ALREADY DEVELOPED 
existing Lodge Site 

• The new Lodge is 2 feet SHORTER than the existing Lodge  
@ 74’ – Ocean front homes in the Community are 55’ high 

• The new Lodge is 15 feet FURTHER FROM THE DUNE than 
the existing Lodge 

• No natural vegetation is being removed as the additional 
parking south of 16th Rd has been eliminated 

• Old Salt Park  access is unchanged, facilities will be 
improved, setbacks surpass what is required by the County 

• No other development has been proposed or requested by 
Salamander 

• The golf course plat should remain – no need to modify – 
provides protection from future development on the golf 
course itself 
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Highlights of the Lodge Redevelopment Plan 
The new Lodge appears modest from the beach and is not new  

‘towers’ on the beach that opponents have suggested 
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Highlights of the Lodge Redevelopment Plan 
World class resort architect Cooper Carey has designed the new lodge to be “The Jewel of Flagler” County – 

with architecture consistent with the existing Hammock Beach Buildings. 
Prem and Vijay have worked with Cooper Carey on the Sanctuary @ Kiawah Island and the Salamander Resort 

& Spa in Williamsburg, VA 
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Views of the Current Lodge for Perspective 
Views of the current Lodge from the beach and Old Salt Park – The redeveloped lodge 

virtually the same height (-2’ shorter) and 15’ further away from the dune. 

1/9/2015 35 

From the Beach 
From the Beach – near Old Salt Park 

From the Beach entrance to 
 Old Salt Park 

From the east side 
Of Old Salt Parking Lot 

The Lodge 



Highlights of the Lodge Redevelopment Plan 
The new lodge is being redeveloped on EXACTLY the same site as the current Lodge complex.  It is 

land that has already been developed.  No undeveloped land is being touched 
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Highlights of the Lodge Redevelopment Plan 
The new Lodge is 2’ shorter and 15’ further from the dune than the current Lodge 

– Minimum impact on views from the Hammock Beach condo towers 
– More protection for marine/dune wildlife 
– Less shadowing on the dunes/beach 

 
A Note:  The Hammock Beach Club main building is 196’ tall and sits approximately 300’ 
from the back of the current Lodge building – directly to the east.  The sun sets behind 

this building the majority of the year. 
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Minimal Impact on Site Lines from Condo Buildings 
These photos provide panoramic views from Unit 441 in the South Towers – starting with the 

view to the Southwest around to the the view to the East  
(starting in upper left and working clockwise) 
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Minimal Impact on Site Lines from Condo Buildings 
These photos provide panoramic views from Unit 918 on the south of the Phase 1 main building 

Views are from the Southeast around to the view to the East 
(Starting in the upper left and working clockwise) 

1/9/2015 39 



Minimal Impact on Site Lines from Condo Buildings 
These photos provide panoramic views from Unit 714 on the south of the the Phase 1 main 

building.  Views are from the Southeast around to the view to the Northeast 
(Starting in the upper left and working clockwise) 
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A View of the New Lodge Buildings from the Condo’s 
This photo is from Unit 547 of the South Towers of the Hammock Beach Club – the building who’s 
views are most impacted by the New Lodge – the Lodge buildings have been added – to show the 

minimal impact on condo site lines 

It is important to note 
that the views from 
the condo’s on the 
south side of the 

Hammock Club are at 
minimum 90 degrees 
wide.  For many units 
the panoramic views 

are 150 – 270 degrees 
wide 

 
This picture represents 
about 1/3 of the view 
from this unit  - views 
that don’t include the 
Lodge represent the 

other 2/3 as you look 
to the southeast   



LODGE REDEVELOPMENT PLAN  is 
CONSISTENT & COMPLIANT WITH 

ALL OF THE FOLLOWING 

1/9/2015 42 

Flagler County Comprehensive Plan 
 
Flagler Land Development Code 
 
The River and Sea Scenic Highway Corridor  
Management Plan.  
 
Flagler County Corridor Overlay Guidelines 
 

✔ 

✔ 
✔ 

✔ 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Goal A.1. Flagler County shall strive to achieve orderly, harmonious and 
judicious use of the land through a distribution of compatible land uses, fostering the viability of new and 

existing communities while maintaining the agricultural pursuits of the County, and recognizing and preserving 
the integrity of the natural environment.  
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The Redeveloped Lodge Site characterized by the PUD  
Master Development Plan as a Club Area 

• Currently used as a golf club AND hotel 
• Houses golf related areas – pro shop, lockers, and cart barn 
• Houses other member facilities – library, card room, exercise room & pool 
• Houses a restaurant (open to the public) & meeting/banquet facilities 
• It is an integral part of, and immediately adjacent to, the Hammock Beach Resort, a 

resort rental operation 
• It’s amenities are part of the Hammock Beach Club membership offering 
• It is consistent with what’s around it – the beach, golf course, high & medium  density 

condominiums (most of which are rented), parking lot, & public road. 
• There is NO CHANGE in ANY OPEN SPACE – the site has already been developed 
 

The NEW Lodge serves the same functions and provides the same Club member 
amenities as the current Lodge complex – THERE IS NO CHANGE IN THE UTILITY OF THE 
LODGE – the redeveloped Lodge it just a new, improved, better REPLACEMENT to the 

current Lodge complex. 
 

 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.1 Flagler County shall implement its Comprehensive Plan through land 
development regulations which maintain the quality of existing and proposed residential areas by establishing 

regulations for roadways buffers, landscape and natural vegetation buffers, fences and walls, and the use of intervening 
common open space. Flagler County 2010‐2035 Comprehensive Plan 
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The redeveloped Lodge Site will be a significant improvement over the current Lodge complex 
 

A major upgrade to the facilities 
Two run-down buildings and a pool bar will be replaced with two new wings and a single-story connector; architecture 
consistent with existing Hammock Beach buildings – true old Florida style – maintain low profile of current Lodge 

 
Landscaping will be dramatically improved 
• Planting native vegetation within buffers 
• Removing and reducing hardscape and replacing it with more natural improvements and vegetation 
• Providing soft screening 
• Providing twice the amount of buffer from 16th Road to the nearest building 
• Restoring dune vegetation between the New Lodge buildings and the Coastal Construction Control Line  
• Assuming responsibility (financial obligation) from HOA for landscaping & maintenance of 16th Rd 

 
Significant benefits to the existing residential area 
• Resident non-members (minority) benefit from increased property values resulting from a new, destination resort property 
• Resident members (majority) benefit from new, improved, upgraded member amenities that are part of the redevelopment of 

the Lodge 
• Absentee members (many of which have units in the rental program) benefit from asset appreciation (higher real estate values 

and greater rental occupancy as corporate & vacation business improves 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.2 Flagler County shall implement its Comprehensive Plan through land development 
regulations which protect residential neighborhoods from encroachment by incompatible land uses such as commercial and 

industrial development. This type of protection may require as part of the Land Development Code (LDC) standards for natural and 
planted landscape buffers and that less intensive office, commercial, or industrial uses be located adjacent to residential 

development and that the intensity may increase the further the distance away from residential development.  
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The redeveloped Lodge site plan will be used EXACTLY like the current Lodge site 
   
• Member only club facilities for member-only use 
• A restaurant (currently open to the public) & meeting/conference space 
• Golf pro shop, carts, locker rooms 
• Rooms available for short-term, transient, stays. CONSISTENT WITH THE EXISTING 

THE HAMMOCK BEACH CLUB BUILDINGS – about 300’ away 
 
The Lodge complex and the Hammock Beach Resort buildings are THE HAMMOCK 
BEACH RESORT & CLUB 
• Designed to complement each other with different amenities and experiences 

under the Hammock Beach Club umbrella 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.3 Flagler County shall implement its Comprehensive Plan through land 
development regulations which shall control the location and extent of new residential development and require 

mitigation to ensure that new development is compatible with the design and environmental character of the area in 
which it is located.  
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The Lodge won’t work in another location 
• The Ocean front location is unique 
• Adjacent to the Hammock Beach Club Buildings where spa, fitness, restaurants, 

and pool complex amenities are housed 
• Adjacent to the Ocean Golf Course – the “Pebble Beach of the East Coast” 
 
The redeveloped Lodge will be 15’ further from the dune allowing for dune 
restoration 
 
The redeveloped Lodge maintains the existing low profile with rich coastal 
architecture; perpendicular to the beach – not a broad expanse across the beach 
front 
 
There may not be a better way to illustrate the thoughtful design than to  
compare the New Lodge attributes to other beachfront buildings approved by  
Flagler County. 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.3 Flagler County shall implement its Comprehensive Plan through land 
development regulations which shall control the location and extent of new residential development and require 

mitigation to ensure that new development is compatible with the design and environmental character of the area in 
which it is located.  
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The Redeveloped Lodge Compared to Other Ocean-Front Buildings 
New Lodge buildings are each 74’ high – shorter than other ocean-front buildings in Flagler 

County, and comparable in height to Hammock Dunes ocean-front single family homes 
 
 
 
 
 
 
 
 
 
 
 
 

 
The low profile architecture of the New Lodge buildings is clearly compatible with the 

design and character of near by ocean-front buildings 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.3 Flagler County shall implement its Comprehensive Plan through land 
development regulations which shall control the location and extent of new residential development and require 

mitigation to ensure that new development is compatible with the design and environmental character of the area in 
which it is located.  
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The Redeveloped Lodge Compared to Other Ocean-Front Buildings 
New Lodge buildings are each 65’ wide – significantly smaller than other ocean-front 

buildings in Flagler County, and actually NARROWER than the maximum width allowed for 
Hammock Dunes ocean front homes 

 
 
 
 
 
 
 
 
 
 
 
 

The New Lodge buildings are similar in height to Hammock Dunes ocean-front homes (74’ 
vs 70’) and NARROWER (65’ vs 75’) – THE LODGE BUILDINGS WILL LOOK LIKE SINGLE 

FAMILY HOMES FROM THE BEACH 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.3 Flagler County shall implement its Comprehensive Plan through land 
development regulations which shall control the location and extent of new residential development and require 

mitigation to ensure that new development is compatible with the design and environmental character of the area in 
which it is located.  
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The Redeveloped Lodge Compared to Other Ocean-Front Buildings 
New Lodge buildings are each 130’ from the beach (sand) – further from the beach than 

Hammock Dunes Condo’s or ocean-front homes 
 
 
 
 
 
 
 
 
 
 
 
 

 
The New Lodge buildings are 15’ FURTHER AWAY FROM THE BEACH than the current one 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.3 Flagler County shall implement its Comprehensive Plan through land 
development regulations which shall control the location and extent of new residential development and require 

mitigation to ensure that new development is compatible with the design and environmental character of the area in 
which it is located.  
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• The new Lodge plan limits the redevelopment area to the 5.5 acres that 
make up the current, already developed Lodge site – ensuring compatibility 
 

• The new Lodge is not a residential development – individual units are not 
for sale to individual owners 
 

• The Lodge site is not a residential cluster – it’s part of the Ocean hammock 
Golf Course.  The new Lodge hotel units are important to market world 
class golf lodging to corporations for retreats and meeting. 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.5 Flagler County shall implement its Comprehensive Plan by 
adopting land development regulations which will regulate commercial development and require vegetative 

berms, buffers, and visual screens to minimize the impacts of commercial development on surrounding 
residential uses.  
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• The Lodge is an integral part of the Hammock Beach Resort & Club, and as such 
needs to be connected to the Hammock Beach Resort buildings for both foot and 
vehicle traffic 
 

• Landscaping and hard-scaping will be designed to integrate the two areas – it’s 
one Resort; one Club  
 

• Landscaping won’t be designed for “compatibility” – uses of the Lodge and 
Hammock Beach Club are compatible proven by 10 years of operation – but to 
make the two areas of the Resort/Club seem as one. 
 

• Based on The Sanctuary & Salamander Resort & Spa experience, we are 
confident the landscaping, buffers, and setbacks will exceed any requirements 
and aesthetically be a significant upgrade to current landscaping. 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Future Land Use Element (FLUE) Policy A.1.6.8 Mixed land use areas shall be located as shown on the Future 
Land Use Map and as amendments are made to that Map, buffers, density transitions, and other techniques 

will be utilized to ensure that incompatible land use situations will not be created.  
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• The NEW Lodge site  and land uses are EXACTLY THE SAME as the current 
Lodge site and land uses – no land use change is required 
 

• Density authorized for the Lodge site is much greater than proposed in 
the Lodge Redevelopment plan 

• Authorized Density for Lodge Site = 1041 
• Lodge Proposal Density = 893  

 
• Therefore, the New Lodge Redevelopment Plan is consistent with land 

use requirements, PUD zoning, and does not require any changes in 
buffering or density 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Recreation and Open Space Element (ROSE) Goal H.1. Ensure provision of sufficient parks, open spaces, and recreation 
facilities and programs to satisfy the health, safety and welfare needs of all Flagler County residents and visitors. Flagler 

County’s goal is to strive to preserve and protect open spaces and other natural features with recreation potential for current 
and future needs. The County shall provide a system of parks, open space, recreational facilities, environmentally sensitive 
lands, trails, greenways, and blueways to ensure healthy lifestyle choices, improve communities and neighborhoods and 

offer bicycle and pedestrian access. Lastly, the County shall enhance public access to and utilize the park system and natural 
resources of Flagler County in order to provide total quality of life for the residents 
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The PUD Far Exceeds the General Requirement for Open Space 
 
• Hammock Dunes PUD created 1200 acres of recreation and open space within 

the 2258 acre development – far surpassing requirements 
 

• 405 acres were dedicated and preserved as open space – including Malacompra 
Greenway and beachfront parks (Jungle Hut, Varn) 

• Does not include another 556 acres of water management ponds, beach 
areas and wetlands 

 
• Together the amount of open space is 170% of the requirement for this land use 

• If golf course and club open areas were added to this, it would be 225% of 
the County wide requirement. 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Recreation and Open Space Element (ROSE) Objective H.1.3 The natural, recreational, 
archaeological, scenic, historical and cultural resources of the A1A Scenic Highway shall be 

preserved and enhanced for Flagler County residents and visitors.  
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A1A remains untouched by the Redevelopment of the Lodge 
 
By being in compliance with the Flagler County Land Development Code 
and adhering to Scenic Corridor Guidelines, the New Lodge meets this 
requirement 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Comprehensive Plan  

Recreation and Open Space Element (ROSE) Policy H.1.3.3 Flagler County shall coordinate greenways, signage and 
bicycle pathways between River & Sea Scenic Byways in unincorporated Flagler County, Oceanshore Scenic Byway in 

the City of Flagler Beach, River to Sea Preserve in Marineland and Scenic and Historic A1A in St. Johns County.  
 
 

Recreation and Open Space Element (ROSE) Policy H.1.3.4 Flagler County shall work towards creating and 
maintaining a canopied Scenic Highway Corridor through the plantings of native species, burying power and 

telecommunications lines, and using directional boring when installing utility lines under canopy root systems. 
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The New Lodge Plan meets both these requirements by 
 
• Preserving existing tree canopies 
 
• Planting new native trees and vegetation 
 
• Restoring dune vegetation 
 
• Utilizing underground utilities to provide service to the New Lodge buildings. 

 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Recreation and Open Space Element (ROSE) Policy H.1.3.5 Flagler County shall identify historical, 
cultural and educational tourist opportunities and improve recreational facilities without adversely 

impacting natural resources along the Scenic Corridor.  
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• New lodge provides improved recreational facilities for members and visitors 
with NO IMPACT on natural resources.  Buildings are 15’ farther from the dune 
– enabling preservation and restoration of the dune 

 
• The redevelopment of the Lodge will bring tourists to the area to experience 

the Hammock and it’s existing assets - Hammock Beach Resort, Washington 
Oaks, Malacompra Greenway, Bings Landing, and the River to Sea Trail  
 

• The Kiawah Conservancy plan (reviewed earlier)  - $2 per room per night to 
fund conservancy efforts – can create $100,000 annually for conservation 
efforts in the area – creating funding for important functions to keep the 
Hammock unique 

 
• Enhancements to the 16th Road beach access facilities can benefit all Flagler 

County residents 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Recreation and Open Space Element (ROSE) Policy H.1.3.6 Flagler County shall strive to implement a Beach 
Management Plan, as approved and amended by the Board of County Commissioners.  

 
 

1/9/2015 57 

• Hammock Beach Resort & Club has 10.5 acres of beach between Malacompra & 
Cinnamon Beach  

• Beach is only one of many activities for members – competing with golf, tennis, 
pools, beach volleyball, fitness center, spa, lounges, lawns, marina, etc. 

• Average member doesn’t spend much time at the beach 
• Multiple beach walkovers in the Community – residents don’t use 16th Rd, Old 

Salt Park parking or beach access 
• Club estimates 20% of guests visit the beach to spend any significant time 

• The new Lodge will likely create 60 additional people on the beach at any 
one time 

• We have never seen the beach @ 16th Rd crowded 
• Club has committed to remove beach chairs nightly & provide “protect the 

environment” signage to further help preserve the beach 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Recreation and Open Space Element (ROSE) Objective H.1.7 Flagler County shall secure additional access points to 
open water shorelines. 
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• The New Lodge plan protects & enhances the beach access  @ 16th Road. 
 

• The New Lodge Plan includes IMPROVEMENTS to the 16th Rd beach access 
 

• New Parking Spaces 
• New Parking Surface 
• New Recreational Pavilion 
• Relocated Cart Bridge 
• Lowered Retaining Walls and Heavier Natural Landscaping 
• Expanded and Renovated Bathroom Facilities 
• New Monument Signage 
• Educational Signage  

 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  

Recreation and Open Space Element (ROSE) Policy H.1.7.3 Flagler County shall provide for beach access and public 
parking, maintain existing public access points and dune walkovers and provide public parks at waterfront locations, 

such as Lake Disston, Crescent Lake, Dead Lake, and the Intracoastal Waterway 
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The plan to redevelop the Lodge IMPROVES public beach 
access at 16th Rd 
Plan enhances/improves 16th Rd beach access (see 
H.1.7.2) 

• New Parking Spaces 
• New Parking Surface 
• New Recreational Pavilion 
• Relocated Cart Bridge 
• Lowered Retaining Walls and Heavier Natural Landscaping 
• Expanded and Renovated Bathroom Facilities 
• New Monument Signage 
• Educational Signage  



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Comprehensive Plan  
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The Salamander Lodge Redevelopment Plan 
Application # 2962 

 
MEETS OR EXCEEDS ALL THE REQUIREMENTS OF A PUD 

AS DETAILED IN THE 
FLAGLER COUNTY COMPREHENSIVE PLAN 

✔ 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

 
ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.01. – PUD defined.  

B. The proposed PUD must be in harmony with the purposes of Article III, Zoning District Regulations and the Flagler County 
Comprehensive Plan. The design and construction of a PUD project shall follow a carefully devised plan of development which 

must be prepared in accordance with the requirements, procedures, and approvals herein prescribed.  
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IT IS ! 
The New Lodge Application follows the procedural 

requirements of the Hammock Dunes PUD, which is 
“in harmony” with the Comprehensive Plan and 

Zoning Regulations of the Flagler County 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

 
ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  

F. Action by the planning and development board and board of county commissioners.  Pursuant to the requirements of 
subsection 3.05.05, the Flagler County Planning Board may recommend and the Flagler County Commission may enact an 

ordinance establishing a PUD, including any special conditions related thereto, based upon findings that:  
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• The Redeveloped Lodge application does not request a new PUD, but 
authorization for redevelopment within an existing PUD.   
 

• The proposed land uses have been previously approved in the existing PUD 
 

• New Lodge Plan proposes to increase the number of hotel rooms and amenity 
space at the existing, already developed, Lodge site  

• This request is below the authorized amounts via the PUD 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  
F. Action by the planning and development board and board of county commissioners.  Pursuant to the requirements of 

subsection 3.05.05, the Flagler County Planning Board may recommend and the Flagler County Commission may enact an 
ordinance establishing a PUD, including any special conditions related thereto, based upon findings that:  
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1. The proposed PUD does not affect adversely the orderly development of Flagler County and complies with the 
comprehensive plan adopted by the Flagler County Board of County Commissioners.  

• Lodge Plan is REDEVELOPMENT of an existing hotel & golf club – previously authorized 
• The $72 million investment delivers significant economic, employment & environmental 

benefits to Flagler County 
• Positive effects on the “orderly development” of Flagler County – no adverse effects 

• Promotes tourism 
• Increases property values 
• Enhances local business growth 
• Produces tax revenues 

• All without changing/impacting any natural area thus maintaining the ambiance & character 
of the Hammock. 

• The Plan does not create precedent – uses EXISTING entitlements, infrastructure, and 
development authorizations  

• The New Lodge provides a unique redevelopment opportunity that can’t be replicated 
anywhere in Flagler County 

• Infrastructure is already in place  - roads/transportation, storm water, solid waste, etc. 
• WATER & SEWER from Dunes CDD IS NOT AN ISSUE – capacity doubles by Summer ‘15 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  
F. Action by the planning and development board and board of county commissioners.  Pursuant to the requirements of 

subsection 3.05.05, the Flagler County Planning Board may recommend and the Flagler County Commission may enact an 
ordinance establishing a PUD, including any special conditions related thereto, based upon findings that:  
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2. The proposed PUD will not affect adversely the health and safety of residents or workers in the area and will not be 
detrimental to the use of adjacent properties or the general neighborhood.  

• The redeveloped Lodge will have a POSITIVE effect 
• Protects existing jobs, creates new ones, and improves wages 
• Improves/increases property values 
• Increases rental incomes 
• Will attract potential buyers & potential businesses opportunities 

• The new Lodge will  compliment / enhance the use of adjacent properties 
• Improved public beach access 
• Increase in visitors to the Hammock/Flagler County 
• $72 million investment in the Hammock 
• Low-profile architecture – minimal site line effects from beach, condos, etc (reference the 

photos provided earlier) – open corridor connects two wings improving views 
• South Lodge building 40+ feet away from 16th Rd / Both buildings 157’ from beach 
• Land use is IDENTICAL to current use - no change/impact to use of adjacent properties 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  
F. Action by the planning and development board and board of county commissioners.  Pursuant to the requirements of 

subsection 3.05.05, the Flagler County Planning Board may recommend and the Flagler County Commission may enact an 
ordinance establishing a PUD, including any special conditions related thereto, based upon findings that:  
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3. If the board of county commissioners shall enact an ordinance creating a PUD district, the district shall be indicated 
on the official land use district map. All maps, plans, documents, agreements, stipulations, conditions, and safeguards 
constituting the development plan as finally approved shall be placed on file, within thirty (30) days of approval, inthe 
office of the clerk of the circuit court and shall constitute the regulations for the specific PUD district that has been 
approved. All development within the boundaries of the PUD district as approved shall take place in accord with such 
regulations. Any unapproved deviation from the PUD ordinance shall constitute a violation of the Flagler County Land 
Development Code. d 

• The New Lodge site does not require creation of a new PUD 
 

• Contained within the existing Hammock Dunes PUD 
 

• Uses already approved in the PUD 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  
F. Action by the planning and development board and board of county commissioners.  Pursuant to the requirements of 

subsection 3.05.05, the Flagler County Planning Board may recommend and the Flagler County Commission may enact an 
ordinance establishing a PUD, including any special conditions related thereto, based upon findings that:  
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4. Approval of a PUD application by the board of county commissioners shall be contingent upon acceptance 
by the applicant within thirty (30) days. 
 

The residents, owners and members of the Hammock Beach Club 
 together with our partner Salamander 

 
ARE READY TO ACCEPT THE COMMISSIONERS APPROVAL 

 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  
F. Action by the planning and development board and board of county commissioners.  Pursuant to the requirements of 

subsection 3.05.05, the Flagler County Planning Board may recommend and the Flagler County Commission may enact an 
ordinance establishing a PUD, including any special conditions related thereto, based upon findings that:  
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5. The county shall not be responsible for approving or enforcing any covenants and restrictions related in any 
PUD project. 

NOT A PROBLEM FOR US ! 

We are confident Salamander will honor the many commitments made to us, which 
include the following: 
 

• Renovation of Delphino’s Restaurant 
• Renovation of Loggerheads Club/Restaurant 
• Major renovation of the Spa 
• Renovation of the fitness center & aerobic room 
• Expansion of the Ocean Course halfway house – to include inside seating 
• New & significantly improved member-only spaces in the New Lodge 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

 
. ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.02. – Reclassification procedure.  

G. Deviations from ordinance creating a PUD. In order to facilitate minor adjustments to the plans approved as part of the 
Ordinance creating a PUD, the Development Administrator may approve changes in such plans which comply with the following 

criteria:  
1. There are the same or fewer number of dwelling units and/or floor area; or,  

2. The open space is in the same general amount, or a greater amount; or,  
3. The roads follow approximately the same course, have the same or greater width, have the same public or private rights 

therein.  
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• The New Lodge is redevelopment of an existing, already developed site 
• Proposed uses are the same as current uses   

• 178 additional rooms  conference space are NEEDED to attract the important 
mid-week corporate groups and luxury destination resort market 

• The New Lodge Plan uses FEWER units than already approved under the PUD 
• There is NO CHANGE  to current open space – only the already developed site 

is impacted 
• No change to roads needed – traffic study conducted as part of NOPC built-out 

agreement 
• Minimal impact on A1A - MAJORITY of visitors (and residents) use the Dunes 

Bridge and Hammock Dunes Parkway to reach the resort, not A1A 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.04. ‐ Standards and criteria.  
A. Waiver of yard, dwelling unit, frontage criteria, and use restriction. Minimum yard, lot size, type of dwelling unit, height 
and frontage requirements, and use restrictions may be waived for the PUD, provided the spirit and intent of the ordinance 
and comprehensive plan is complied with in the total development of the PUD. However, the county commission may, at its 

discretion, require adherence to minimum zone requirements within certain portions of the site if deemed necessary.  
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The New Lodge Plan includes unit types, architecture, building heights, 
setbacks  and buffers WHICH ARE KNOWN & SPECIFIC 

and is 
Consistent with the existing Lodge and Hammock Dunes PUD 

 
The New Lodge has NO IMPACT on open space – redevelopment is on 

same parcel as already developed Lodge site 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.04. ‐ Standards and criteria.  
B. Open space. The open space shall be recorded upon the final development plan of the PUD. The open space shall be permanently 

utilized for recreation (either active or passive) or as a conservation area. The permanent open space shall be dedicated to a designated 
government entity, be owned by a community association composed of residents of the PUD, or be held in private ownership. 
Appropriate legal documents must be filed with the county to assure the permanent utilization of such land as open space or 

conservation and that it will not be encroached upon by residential, commercial or industrial uses. Only structures, buildings and 
activities necessary to support the recreational uses of the open space will be permitted.  
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The New Lodge has NO IMPACT / CREATES NO CHANGE to current open space or 
recreational areas 

 
Redevelopment is on same parcel as already developed Lodge site 

 
Recreational area actually is  improved – new pool is bigger, better than current 

 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.04. ‐ Standards and criteria.  
C. Access. Access of each single‐family dwelling unit shall be provided via either a public right‐of‐way or a private vehicular or 

pedestrian way owned by the individual lot owner in fee or in common ownership with the residents of the PUD.  
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Vehicular access to the New Lodge will be via 
existing public and private roadways  
for which access rights currently exist  

for the  Lodge property. 



The Lodge Redevelopment Plan is Consistent with the Flagler County Land 
Development Code  

ARTICLE III. ZONING DISTRICT REGULATIONS 3.04.04. ‐ Standards and criteria.  
D. Development standards. All PUD development standards shall be provided by the developer and referenced by PUD 

ordinance number on the face of the subdivision plat or condominium plat. 
 
 
 

1/9/2015 72 

The New Lodge plan has proposed development standards as a part 
of the New Lodge site development plan.  
 
This includes development standards for the following: 

• Platting 
• Parking 
• Buffering  
• Signage 
• Landscaping 
• Setbacks 
• Utilities 
• Storm water management   
• Building height 
• Dune preservation 
 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Corridor Management Plan  
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Recreation and Open Space Element (ROSE) Policy H.1.3.2 Flagler County supports the River and Sea Scenic 
Highway Corridor Management Plan.  

Goal 1 - Resource Protection, Maintenance, 
Preservation and Enhancement       
 
Goal 2 - Economic Development and Tourism 
 
Goal 3 - Community Support and Participation 
 
Goal 4 - Education and Corridor Story 
 
Goal 5 - Transportation and Safety 



The Lodge Redevelopment Plan is Consistent with the Flagler County 
Corridor Management Plan  

Goal 1 - Resource Protection, Maintenance, Preservation and Enhancement:  Protect, preserve, maintain and enhance the 
natural, recreational, archaeological, scenic and historical/cultural resources along the corridor.  (This includes the Matanzas 

Estuary/Pellicer Creek Corridor, Marineland Oceanarium, River to Sea Preserve at Marineland, Washington Oaks State Gardens, 
Mala Compra Plantation Greenway and Historic Site, Flagler County parks (Bings Landing, Bay Drive, Mala Compra, Jungle Hut, 

and Varn Park), Flagler County School Board properties, as well as private, commercial and residential properties.)       
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• No new, additional land is being developed – simply improving an already 
developed site 

• Existing raw, natural Hammock areas are preserved/untouched by this  
redevelopment versus a new development 

• Conservancy opportunities for the Hammock via program similar to the Kiawah 
Conservancy program implemented by Prem @ The Sanctuary 

• Economic benefits/gains & increased tourism serve to support the recreation & 
historic/cultural resources along the corridor by providing financial resources  

• Low profile, rich, architecture of New Lodge buildings helps enhance the natural 
beauty of the beachfront/dune area – preserving the “old Florida” nature of the 
Hammock 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Corridor Management Plan  

Goal 2 - Economic Development and Tourism:  Encourage sustainable economic activities that 
preserve the ambiance and scenic vistas of the corridor, including a sufficient service industry to 
support appropriate economic development, to facilitate nature and historical/cultural tourism.    
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• The New Lodge and upgrade amenities will be an engine for economic development & 
tourism 

• The New Lodge ensures Hammock Beach is a sustainable and successful economic 
enterprise 

• The New Lodge REDEVELOPMENT does this without disturbing any natural vegetation 
– helping to preserve the scenic vistas of the corridor 

• Hammock Beach is currently one of the top employers in Flagler County - successful 
resort business will keep it that way 

• The New Lodge will create 150 new jobs – with half of these being full time 
• 300+ construction job 
• Will facilitate creation of new jobs at businesses across Flagler County 

• The New Lodge will create new revenues for businesses up and down the corridor  
• Estimated at $55 million in incremental spend in the first 5 years 

• The New Lodge will generate significant new tourism and sales tax revenue for the 
County 

• New Lodge benefits everyone thru:  property value increase; increased rental 
occupancy; increased membership value; enhanced public beach access; & produces 
more taxes to support higher levels of service(s) County-wide 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Corridor Management Plan  

Goal 3 - Community Support and Participation:  Provide and leverage the continued residents’ and businesses’ support 
of the Scenic Highways Program and initiate participation in corridor planning decisions and activities.     
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Salamander has been open, transparent, and collaborative as they developed the New Lodge 
• Input from members, residents,  & owners resulted in several significant changes to the plan – 

i.e. member spaces & locations  
• Input from the public resulted in the elimination of the parking lot south of 16th Rd – so no 

natural vegetation and wildlife would be disturbed 
Salamander established a committee of representatives all affect property owner associations 
• Several committee meetings and two community- wide “town hall” meetings were held 
Prem has met with virtually anyone who requested a meeting, including 

• One Bedroom Condominium Association  Board of Directors 
• Conservatory POA Board of Directors 
• Harbor Village Marina POA and Yacht Harbor Village Condominium 

Association Boards of Directors 
• Advisory Board of Governors 
• Golf Committee/ MGA/ WGA 
• Hammock Conservation Coalition 
• Scenic A1A PRIDE 
• Economic Advisory Council 
• Dunes Community Development District 
• Department of Economic Opportunity 
• Dozens of individual Member/ Owners 
• Flagler County Tourism Development Council 

86% of residents, members 
and owners SUPPORT 

the New Lodge – based 
on straw polls conducted 



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Corridor Management Plan  

Goal 4 - Education and Corridor Story :  Promote and increase public knowledge on the unique 
aspects of the corridor.     
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The Kiawah Island Conservancy Program can produce 
$100,000 annually for Hammock conservancy efforts 

 
These $’s will enable conservation practices and goals to 

be realized as funds are made available from the  
New Lodge operation 

 
This exercise has served to make the public more aware of 

the County Corridor Management Plan  



The Lodge Redevelopment Plan is Consistent with the Flagler 
County Corridor Management Plan  

Goal 5 - Transportation and Safety:  Provide aesthetically pleasing enhancement along the A1A corridor, 
including its right of way and the adjacent public and private lands, to promote alternative modes of 

transportation and maintain optimum safety conditions for all users.     
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While 16th Road is not State Road A1A, it is an element of the corridor. 
 
The New Lodge plan meets the transportation and safety goals of by: 
 
• Requiring no changes to roadway intersections or signs/signals 
• Offering valet parking to members and guests of the Resort 
• Requiring all Lodge guests valet park their vehicles 
• Design of the New Lodge – integrated with the Hammock Beach Club encourages 

walking to restaurants & amenities on the property  
• Offering Resort shuttle service for activities remote from the Resort core, such as 

Championship golf at the Tom Watson signature Conservatory golf course, Tennis at 
Yacht Harbor Village, Sundancer cruises on the Intracoastal Waterway, and  

• Enhancing the public parking lot and facilities within 16th Road to promote its use and 
enjoyment by the public. 
 

Majority of visitor and residents use the Dunes bridge and Hammock Dunes Parkway to 
access the Resort – impact on A1A is minimal 
 



The Lodge Redevelopment Plan is Consistent & Compliant with the 
Flagler County Corridor Overlay Guidelines 
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Development Criteria 

• Land use 

• Setbacks 

• Landscaping (screening and buffering) 

• Perimeter 

• Interior 

• Buffers 

• Tree Protection 

• Signs (and lighting) 

• Parking (and traffic) 

• Loading dock and waste management 

• Architecture (perspectives, elevations, 
harmony) 

• Site Design Principles 

• Public Beach Access 

• Community Benefits 



CME Review Concerns 
A response to the concerns raised in the review letter sent to Flagler County 

CME Role 
Preservation and protection of “Old Florida” ambience and of the Hammock area 

Protect public beach access and natural flora and fauna  
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CONCERN #1:  Potential for traffic congestion at the public beach access and A1A 
• Current roads and beach access can handle 
• Beach access is currently not heavily used – expanded parking part of plan 
• Visitors to the New Lodge will use Dunes bridge & Hammock Dunes Pkwy – not A1A 

CONCERN #2:  Lack of any current traffic study 
• Traffic study conducted addressed future uses 
• Any increase in traffic will be on Dunes bridge & Hammock Dunes Pkwy – the ‘essentially built-out’ 

decision to close DRI judged both had plenty of capacity to handle traffic 
CONCERN #3:  Overcrowding at the beach could deter from from public enjoyment of the County Park 

• Old Salt Park isn’t a park – it’s a public beach access.  Other than restrooms there is nothing there you 
would associate with a park 

• Estimates are Lodge will create an additional 60 “beach goers” 
• From just north of the 16th Rd access there is over 500 yards of beach to the south –  
• Crowding isn’t now and won’t be, an issue – see the following Google Earth photos over time 

CONCERN #4:  Disturbance to Dune wildlife and the environment 
• New Lodge is REDEVELOPMENT of an already developed 5.5 acre piece of land – no natural area is 

touched 
• The New Lodge buildings will be 15’ further away from the Dune than existing building, allowing for 

dune restoration 
• There is no negative impact & probably a positive impact on dune wildlife.  Landscape plan has more 

trees. 
 



BEACH CROWDING NOT AN ISSUE 
at Old Salt Park 

Historical photos from Google Earth’s “Timeline” feature show no 
history of beach crowding at Hammock Beach & 16th Road 
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2004- Christmas – New Years 1999 – January 

 The 1999 photo shows that the current Lodge site was previously a 
paved parking lot for beach access. 



BEACH CROWDING NOT AN ISSUE 
 at Old Salt Park 

Historical photos from Google Earth’s “Timeline” feature show no 
history of beach crowding at Hammock Beach & 16th Road 
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2006- March 2005 – Spring Break 



BEACH CROWDING NOT AN ISSUE 
 at Old Salt Park 

Historical photos from Google Earth’s “Timeline” feature show no 
history of beach crowding at Hammock Beach & 16th Road 
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2010 - 
Jan 

2008 – Christmas/New Years week 



– Historical photos from Google Earth’s “Timeline” feature 
show no history of beach crowding at Hammock Beach & 
16th Road 
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2014 - 
Jan 

2012 – Spring Break 

BEACH CROWDING NOT AN ISSUE   
at Old Salt Park 



CME Review Concerns 
A response to the concerns raised in the review letter sent to Flagler County 

CME Role 
Preservation and protection of “Old Florida” ambience and of the Hammock area 

Protect public beach access and natural flora and fauna  
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CONCERN #5:  Loss of mature trees and vegetation  
• No undeveloped area will be touched – no native vegetation removed 
• Landscape plan will result in net increase in tree count 
• Planting of native vegetation – especially on dune line 

CONCERN #6:  Failure to manage turtle-hazardous lighting and lounge chair removal at night 
• Laws exist to protect turtles room night time lighting on/in beachfront buildings – Salamander will respect 

and obey these laws 
• Beach chairs will be removed at night 
• Based on turtle nests reported by the Volusia/Flagler turtle patrol nesting on the unincorporated areas of 

Flagler County (ten miles) – nesting is has risen sharply in the past 5 years (see next page) 
CONCERN #7:  Building heights will overshadow the beach and spoil the feeling of open space 

• Lodge building are about the same height as single-family Ocean front homes in Hammock Dunes – 74’ 
Lodge height & 70’ allowable height for Hammock Dunes 

• Lodge buildings are 65’ wide – less than the 75’ width allowed for Hammock Dunes ocean-front homes 
• “Connector” between the two Lodge wings is not visible from the beach 
• Net, the New lodge will look more like an ocean front home 
• Lodge buildings are 74’ feet tall and less than 300’ from the 196’ tall Hammock Beach Club building.  As the 

sun sets in the west, the “Big House” prevents most shadowing by the Lodge on the beach. 
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YOUR DECISION SHOULD BE TO 

APPROVE 
Salamander Application #2962 Ocean Hammock Golf Course Lodge PUD  

1/9/2015 87 

Factual and Legal Evidence Supports APPROVAL 
• This isn’t a political decision – it is a technical and legal decision 
The New Lodge Plan is Consistent & Compliant with ALL Development Criteria 
• Flagler County Comprehensive Plan 
• Flagler Land Development Code 
• The River and Sea Scenic Highway Corridor Management Plan  
• Flagler County Corridor Overlay Guidelines 
The Economic Benefits to Flagler County and its Citizens are Substantial 
• $72 million private investment in the Hammock/Flagler County 
• $3.8 million dollar increase in Flagler County tax revenue in first 5 years 
• Projected $55 million spend across Flagler County businesses in first 5 years 
• Creates 300+ construction jobs to complete the build out 
• Preserves & protects ~400 current jobs at Hammock Beach 
• Creates 150 new Lodge jobs – ½ permanent and ½ seasonal 
• Creates new jobs across the County as businesses grow as result of the increase in visitors 
A significant majority of owners, residents, and members at Hammock Beach SUPPORT the plan 
• These are citizens closest to and most impacted by the New Lodge 

There are no significant negatives associated with redeveloping the Lodge site 



Great Golf Courses Can Become Extinct 

Matanzas Golf Course 

Once the Jewel of the 5 Course 

Palm Coast Golf Experience 
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1 Hammock Beach Parkway 

Suite 200 
Palm Coast, FL  32137 

800-237-9574 
www.CoastalCloud.US 

 

1/7/2015 
 
Dear Commissioners, 
 
Sara and I are writing to you in strong support of the project:  OCEAN HAMMOCK GOLF COURSE LODGE PUD - 

Application #2962. 

 
We believe we have a somewhat unique perspective on the ‘Salamander Lodge Re-development Project’ in 
that we are: 

1) Hammock Beach members and property owners (we own/live in a home in Hammock Beach and 
own a condo with a long term rental) 

2) We are business owners in the hammock who are actively recruiting young professional people to 
move their families to the area (we have moved many senior executives to the area in the past 18 
months – they have bought & built homes in many of our local communities including the C-section 
of Palm Coast, Sea Colony, Ocean Hammock, Yacht Harbor Village, etc) 

3) We are Flagler county business owners hiring and training local citizens who desire a career in the 
technology consulting industry 

4) Our children are enrolled in Flagler county schools (private and public) and participate in many 
local youth sports and musical activities. 

Thus, we are exposed to many dimensions of Flagler County, Palm Coast and the Hammock. 
 
We are happy that next month marks the 2-year anniversary of when the Governor joined us all in the 
hammock to celebrate the ribbon cutting of Coastal Cloud’s new headquarters.  It was an exciting day for all 
of us.  After several years of economic disaster and disappointment, we knew this was a (small) step in a 
new direction for Flagler county.  A direction in which technology companies would realize the tremendous 
natural advantages of Flagler county – great infrastructure, a willing and able local workforce, helpful 
government processes and officials and, of course, the awesome natural beauty of the area.  Sara and I 
believed this area offered us an opportunity to build a unique value proposition for recruiting, developing 
and retaining top talent – that value proposition is a rich balance of professional opportunity, quality of life 
and affordability, all wrapped inside an exceptional natural environment that is simply impossible in the 
big metro areas. 
 
We are happy to report that the model is working!  As you may recall at the ribbon cutting, we planned to 
hire 100 people in the next 3 years.  As we approach the end of our second year we are AHEAD of our 
hiring plans and our people earn well over 2X the average county wage.  Best of all, we enjoy nearly 0% 
attrition – a key metric in our people-based business and it reinforces the idea that Flagler county is a great 
place to live & work! 
 
But we have become concerned in recent months with 3 key items: 

1) Hammock Beach (like many other golf clubs/resorts around the country) is losing business – 
memberships are dropping & group resort business is in decline.  We know this because we are 
very active at Hammock Beach.  I spent 2 years as chairperson of the ‘Membership Committee’ at 
Hammock Beach.  In that role, I tracked membership changes monthly.  I left that role 2 years ago 
but have continued to monitor the membership counts.   Hammock Beach has lost ~1000 
membership since the peak of 2007 – that is ~50% of the memberships.  Thus a 50% drop in dues 
revenue.  Unfortunately, the membership trend continues to (slowly) decline.  Last month, 
December 2014, 22 more memberships were lost.  That brings the current total active memberships 
to ~1050 out of a possible 2200.  Since we live on property (and frequent the restaurants, pools, spa, 
etc often) we can see what is happening with the resort revenues.  The place is full during ‘high 
season’ with families, but then is dead for the other 8 months of the year except for a few ‘big 
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weekends/holidays.’  In the past, business groups, wedding groups, etc could offset those ‘dead 
periods,’ but those groups are increasingly going to other resorts who have done renovations more 
recently.  As you may know, a common ask from ‘event planners’ is ‘When was your last 
renovation?’  Hammock Beach’s answer is 2004.  That is a bad answer.  Similar issues (excluding the 
resort side of the business) are being felt at Hammock Dunes and Grand Haven – both of them just 
implemented dues increases for 2015 because they are losing members and can’t cover their 
operating costs.  Hammock Beach has significantly higher operating costs than Hammock Dunes 
and Grand Haven because there are many more amenities.  But those amentities must be paid for – 
either thru more member dues or more resort guest fees.  Otherwise, Hammock Beach could 
quickly fall into a very difficult financial position of suffering significant, unsustainable operating 
losses.  Hammock Beach failing would be catastrophic for Flagler county – as the #3 private 
employer and one of the largest sources of property tax revenues in the county.  I estimate that 
~1000 Flagler county jobs are impacted by this project (~450 current Hammock Beach jobs, ~150 
new ones for the Lodge, ~300 construction jobs, and ~100-150 jobs in nearby businesses that survive 
off of Hammock Beach guests/members).  1,000 jobs is ~3% of the total workforce in Flagler county.  
I am not saying this is the county’s issue to solve – it is Lubert-Adler/Salamander’s issue to solve.  
But I am saying all of us in the county have significant ‘skin in the game’ and we need to make sure 
we don’t prevent Lubert-Adler/Salamander from being able to solve the problem. This is not an 
issue of whether Salamander stays or goes if this project is denied.  The viability of the resort itself, 
in its current state, is in jeopardy.  They could just ‘raise dues’ to try and cover the revenue gaps, 
but that is likely to just accelerate the loss in memberships.  Not a good solution.  Lubert-Adler 
could just ‘close down amenities’ instead of operating them at a loss.  I have seen them do this at 
Old Bahama Bay in the West End, Grand Bahama when they determined they could not find a way 
to stem the operating losses.  I don’t blame Lubert-Adler, I would do the same thing if I was 
continuously losing money with no end in sight.  I do not believe that is likely in the near term at 
Hammock Beach, but we need to be realistic.  We have certainly seen many, many golf clubs close 
down in our county and across Florida.  Unfortunately it is a common reality these days. 
 

2) Community apathy for reasonable economic development – ‘smart development’ – After 
attending many meetings with A1A Scenic, Hammock Conservation Coalition and the Flagler 
County Planning & Development Board, Sara and I have been stunned by the lack of appreciation 
for the economic impact of this project.  Hopefully it was unique to these 3 groups, but the dialogue 
in all of the meetings never once addressed the economic impact to our county – a county that has 
the 2nd worst unemployment in Florida (and will be #1 if Hammock Beach runs into big financial 
trouble).  Sara and I personally spoke up in each of these meetings but the groups literally did not 
care.  How can that be?  I appreciate most of the attendees are retired, but I expect they would show 
some stewardship for the community.   Economic development is an important factor to consider. 

 
 

3) The misinformation (and threats) from a few people in an effort to manipulate others in the 
community - I am sure all of the commissioners are highly educated on Salamander’s proposal at 
this point.  Thus, I expect you have the same question to the opponents that we do which is simply 
– ‘what facts do you based you opposition upon?’  Unfortunately, a large number of un-suspecting 
citizens have been duped and misled by a small number of antagonists who have their own 
agendas.  The most common ‘reasons for opposing’ are simply based on incorrect facts.  The leading 
examples: 

a. SeaColony, Matanzas Surf Club – they wrote letters with identical headings & initial 
paragraphs (clearly provided by someone else) that asked the BOCC to deny the ‘198 unit 
rentable property at the UNDEVELOPED site by the Hammock Beach Club’.  What site are 
they talking about?  The site for the proposal is the existing DEVELOPED site for the Lodge 
including the Lodge, pools, member lounge, member library, member card room, rest 
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rooms, pool bar, etc.  Here is the ‘undeveloped site’ on Google Earth:

 
They have clearly been provided misinformation and manipulated. 
 

b. Scenic A1A PRIDE – fabulous group of people, but their list of ‘objections’ have been 
addressed with subsequent changes to the Lodge plan including: 

i. “Disturbance to dune wildlife & environment” 
 – CURRENT PLAN:  the new Lodge if 15 FURTHER FROM THE DUNE than the 
existing Lodge and 2 feet SHORTER.  How is that more disturbing to the dune 
wildlife?  

ii. “Loss of mature trees and vegetation” – CURRENT PLAN:  NO impact to the trees 
south of 16th Road that were originally planned for both resort parking AND 
additional access to Old Salt Park.  There is NO LOSS of mature trees/vegetation. 

iii. “Failure to manage turtle-hazardous lighting & lounge chair removal” – there 
have been no incidents reported on this.  Turtle nestings are at an all-time high on 
our beaches.  What are the facts behind this claim?  Salamander has committed to 
meeting or exceeding all turtle lighting standards & removing all lounge chairs at 
night. 

iv. “Building heights will overshadow the beach and spoil the feeling of open 

space” – the buildings will be 2 feet shorter than the current Lodge & 15 feet further 
away from the beach.  How can that not be an improvement over the current 
situation? 

v. “Overcrowding at the beach location will deter from the public enjoyment of the 

county park” – our house has a beach view and we are on 16th Road multiple times 
a day.  Our assessment is Old Salt Park is very lightly used and Hammock Beach 
has a MASSIVE amount of beachfront to allocate to guests if there was beach 
crowding.  Google Earth has a ‘timeline’ mode wherein you can go back in time & 
look at aerial photos of Old Salt Park to 1995.  I have reviewed 20 years of photos 
and there are almost never more than a handful of cars in Old Salt Park.  And there 
are absolutely no pictures that show any major crowds on that beach.   Here are a 
few pictures to show the lack of crowding: 
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1995  (the entire Lodge site was a paved parking lot in the 1995-1999 photos)

 
 
2004 (1 car in Old Salt Park – almost no one on the beach) 

 
 
2005 (Spring Break – a few cars in Old Salt Park – no beach crowding) 
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2010  (no cars in Old Salt Park – no beach crowd) 

 
 
2012 (Spring Break! – a few cars in Old Salt Park.  Note the umbrellas from 
Hammock Beach – but not an overwhelming number, well spaced and far from Old 
Salt Park beach entrance) 

 
 
2014 (1 car in Old Salt Park, some beach goers) 
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I realize your decision on this project is based upon if it does or does not meet specific elements of the Land 
Development Code and the Comprehensive Plan. 
 
I concur with the County staff findings in their VERY thorough 428 page document.  The document is very 
well done & informative. 
 
A few specific elements of the code seem to be the most decisive ones. 
 

Comprehensive Plan 
 

Standard/Regulation Comments 

Future Land Use Element (FLUE) 
Goal A.1. 
Flagler County shall strive to achieve orderly, 
harmonious and judicious use of the land through 
a distribution of compatible land uses, fostering 
the viability of new and existing communities while 
maintaining the agricultural pursuits of the County, 
and recognizing and preserving the integrity of the 
natural environment. 

I believe the ‘viability’ of Hammock Beach is the 
essence of this proposal.  This proposal is 
Salamander’s best thinking on how to change the 
trajectory of Hammock Beach and revitialize it for 
the long term by diversifying the revenue model 
and achieving a more sustainable balance of 
member revenue and resort revenue. 
Salamander is proposing this model because they 
have ‘seen it work’ at The Sanctuary at Kiawah 
Island and the Middleburg Resport & Spa in 
Virginia.  
Of course, this proposal does require any new 
land, it is simply re-developing an existing site, 
albeit with a larger (but still reasonable) number 
of hotel rooms. 

Future Land Use Element (FLUE) 
Policy A.1.6.2 
Flagler County shall implement its Comprehensive 
Plan through land development regulations which 
protect residential neighborhoods from 
encroachment by incompatible land uses such as 
commercial and industrial development. This type 
of protection may require as part of the Land 
Development Code (LDC) standards for natural and 
planted landscape buffers and that less intensive 
office, commercial, or industrial uses be located 
adjacent to residential development and that the 

Some have argued that the new Lodge will 
encroach on Old Salt Park.  Of course Old Salt 
Park is not a residential neighborhood and the 
Lodge is far from any residential neighborhoods.  
However, even with respect to Old Salt Park, the 
design is re-development of an existing site and 
meets all setback requirements and has an 
extensive landscaping plan that ‘far exceeds the 
county standard’. 
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intensity may increase the further the distance 
away from residential development. 

Recreation and Open Space Element (ROSE) 
Objective H.1.3 
The natural, recreational, archaeological, scenic, 
historical and cultural resources of the A1A Scenic 
Highway shall be preserved and enhanced for 
Flagler County residents and visitors. 

There have been many comments/concerns re: 
Old Salt Park.  It is important to remember that 
Old Salt Park is preserved and enhanced with this 
proposal.  In fact, Salamander proposed to 
enhance this access with additional parking but 
some citizens did not want the trees south of 16th 
Rd touched.  I suggest A1A PRIDE and HCC 
decide if they prefer the additional 
parking/access or preserve the trees in that 
(small) section.   I expect Salamander would do 
whatever those groups decide they prefer.  It is a 
trees vs park access question to me.  Both have 
merit. 

Recreation and Open Space Element (ROSE) 
Policy H.1.3.5 
Flagler County shall identify historical, cultural and 
educational tourist opportunities and improve 
recreational facilities without adversely impacting 
natural resources along the Scenic Corridor. 

As noted above in H.1.3, I believe either the extra 
parking or preserving the trees are workable.  
A1A PRIDE and HCC should decide which they 
prefer.  Salamander has proposed to improve the 
restrooms in the Old Salt Park as they are in poor 
condition today. 

Recreation and Open Space Element (ROSE) 
Policy H.1.7.3 
Flagler County shall provide for beach access and 
public parking, maintain existing public access 
points and dune walkovers and provide public 
parks at waterfront locations, such as Lake Disston, 
Crescent Lake, Dead Lake, and the Intracoastal 
Waterway. 

Again see comments from H.1.3.  Old Salt is 
untouched – is additional parking desired by 
A1A PRIDE/HCC? 

 
 
I have provided a more detailed analysis of the elements of the Land Development Code in the large 
presentation Mike Maurer and I submitted separately.  Our analysis indicates the Salamander proposal fully 
meets the requirements of the Land Development Code. 
 
 
Thank you for your service as you evaluate this very important project to our county.  Your decision will 
have a major impact in many regards: 

1) the financial future of Hammock Beach and it’s impact across Flagler County 
2) the image and reputation of Flagler County as a ‘business friendly’ region of the country 
3) putting Flagler County ‘on the map’ as a premiere business group destination in the US 
4) the livelihood of many families and businesses in Flagler County 

 
Sara & I believe the facts make this decision a ‘no brainer’ and a tremendous opportunity for Flagler 
County: 

1) no negative environmental impacts (all development is limited to the existing Lodge site) 
2) significant economic investment - $72M  without requiring any incentives from Flagler County 
3) the largest economic development opportunity we have seen in years impacting ~1000 jobs (3% of 

Flagler County’s entire workforce) 
4) compliance with all elements of the Comprehensive Plan and Land Development Code 
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Below are 2 professional renderings by the architects on the project.  This would a fabulous, 
environmentally enhancing addition to Flagler County.  It is a beautiful enhancement to Hammock Beach 
and could be known as one of the finest destinations in the country! 
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Let’s make it happen and position Flagler County for the future! 
 
Sara and I strongly urge you to support Salamander’s proposal. 
 
Thank you very much. 
 
Tim & Sara Hale 
 
Managing Partners 
Coastal Cloud 
1 Hammock Beach Parkway 
Suite 200 
Palm Coast, FL  32137 
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Holland & Knight 
200 South Orange Avenue, Suite 2600 | Orlando, FL 32801 | T 407.425,8500 | F 407 244.5288 
Holland & Knight LLP | www.hklaw.com 

Clay Henderson 
(407)244-1103 
clay henderson@hklaw com 

January 12, 2015 

Via E-mail 

Hon. Frank Meeker 
Flagler County Board of County 
Commissioners 
1769 East Moody Blvd Building 2 
Bunnell, Florida 32110 

Re: Ocean Hammock Lodge PUD/Site Plan Case No, 2962 

Dear Chairman Meeker and Commissioners: 

I represent Salamander Hospitality LLC, the Applicant in case 2962 scheduled for public hearing 
tonight. This letter acknowledges our receipt of a press release on Friday evening, January 9th, 
and our discussion with the County Administrator, that indicate the County staff has 
recommended a continuance. We recognize this action only can formally be made by the Board 
of County Commissioners. Based on the press accounts and our discussion with County staff, 
we understand the merits for rescheduling and have no objection to a continuance. 

Upon receipt of the county's press release, we took steps to cancel travel plans for principals and 
other representatives of the Applicant, including expert witnesses, many of which were travelling 
from out of state. We have also been in contact with Michael Chiumento, counsel for some of 
the opponents, and can represent to you that he has no objection to a continuance and each of us 
have each agreed to not be present tonight. 

We appreciate the continued work of the County staff and their diligence in comprehensively 
reviewing and processing the Application. We wish Commissioner Ericksen a speedy recovery 
and look forward to presenting our Application to the full Board in the near future. 

Very truly yours, 

Clay Henderson 

CH:wgs 

Anchorage | Atlanta | Boston | Chicago | Dallas | Fort Lauderdale | Jacksonville | Lakeland | Los Angeles | Miami | New York 
Northern Virginia | Orlando | Portland | San Francisco | Tallahassee | Tampa | Washington, D C | West Palm Beach 
Abu Dhabi | Bogota | Mexico City 
#34444008 v l 
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