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FLAGLER COUNTY BOARD OF COUNTY COMMISSIONERS 
PUBLIC HEARING / AGENDA ITEM # 

 
SUBJECT:

 

  QUASI-JUDICIAL – Application #2962 – Rezoning (Reclassification) and Site 
Development Plan Review in the Planned Unit Development (PUD) District for the Lodge and 
Conference facilities at the Hammock Beach Resort.  Owners: LRA Hammock Beach Ocean, 
LLC and LRA NOHI, LLC; Applicant: Salamander Hospitality, LLC. 

DATE OF MEETING:
 

  January 12, 2015 

OVERVIEW/SUMMARY:

 

  On August 27, 2014, Salamander Hospitality, LLC, on behalf of the 
parcel owners, LRA Hammock Beach Ocean, LLC, and LRA NOHI, LLC, submitted an 
application for Site Development Plan Review in a PUD for improvement and renovation of 
approximately 10.2 acres of land area within the Hammock Beach Resort, including the Lodge 
and expanded conference facilities. 

Property Appraiser aerial photo (2014): 

 
 
The portion of the proposal concerning the Lodge facility is approximately 8.0 acres in size and 
is within Parcels F, H, and BLP5 of the Ocean Hammock Golf Course Plat (Map Book 33, Page 
11, Official Records of Flagler County, Florida) and Parcels 3 and C of the Northshore Plat Five 
Plat (Map Book 32, Page 38, Public Records of Flagler County, Florida).  The expanded 

SUBJECT PARCEL 



 
Staff Report                            Application #2962 – Salamander – Reclassification and PUD SDP                             Page 2 of 4 

conference facilities are located within Parcels 2 and 4 of Northshore Plat Five and consist of 
approximately 0.8 acres.  Also included within the scope of the request is 1.5 acres of 16th 
Road right-of-way.  Both the Ocean Hammock Golf Course Plat and Northshore Plat Five were 
approved by the Board of County Commissioners with plat addenda (recorded at Official 
Records Book 786, Page 824 and Book 733, Page 486, Public Records of Flagler County, 
Florida, respectively), a legal instrument akin to our PUD development agreements used today, 
but closely aligned through the Land Development Code to each respective recorded plat. 
 
For record purposes, the applicant’s initial submittal consisted of: 

• an introductory letter and application form; 
• application fee payment; 
• pre-application outreach, including: 

• conceptual renderings 
• new lodge proposal 
• outreach correspondence and PowerPoint presentations 
• summary of meeting polling results 

• conceptual drawings, including an illustrative site plan, renderings, and building 
elevations 

• a narrative describing the basis of the design and development criteria 
• Site Development Plan submittals 
• Warranty Deeds 

 
The proposal specifically includes: 

• demolition of the existing Lodge building 
• replacement of the Lodge building with two buildings, each with a similar (although 

somewhat larger) footprint and overall roof height not to exceed the limits of the existing 
Lodge building 

• construction of a portico linking the two buildings to the west 
• new pool and amenity facilities in between both buildings 
• total capacity of the new Lodge facilities to be 198 hotel rooms, each 450 square feet in 

size, along with a new Atlantic Grille restaurant, Club member facilities, a golf shop and 
beach shop, and new ballrooms and breakout meeting rooms, while continuing to serve 
as the Ocean Course golf clubhouse 

• expansion of the existing Atlantic and Ocean Ballrooms to the west of the tower buildings, 
connecting to the One Bedrooms at Hammock Beach Condominium Association 
buildings and the Ocean Towers Condominium Association buildings 

• new overflow parking facilities, located along the south portion of 16th Road 
• general improvements, including new landscaping and entry feature improvements within 

and adjoining the 16th Road right-of-way 
 

This agenda item is: 
 
__X__ quasi-judicial, requiring disclosure of ex-parte communication; or 
 
_____ legislative, not requiring formal disclosure of ex-parte communication. 
 

Staff presented the applicant with comments as part of the September 17, 2014 Technical 
Review Committee meeting; as of the date of this report, all staff comments have been 
satisfactorily addressed and all requested changes to the submittal have been provided. 

TRC Review 
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The Scenic A1A PRIDE Committee initially reviewed the proposal at their September 26, 2014 
regular meeting with an initial recommendation in favor of the request (provided verbally, but not 
in writing), then in a special called meeting on October 9, 2014, formally amended their position 
to not support the project and added a list of concerns: 

Scenic A1A PRIDE Committee Review 

• “the potential for traffic congestion at the public beach access and A1A and the lack of 
any current traffic study [the latest traffic study was completed in December 2011 – three 
years ago – in support of the EBOA]; 

• overcrowding at this beach location will deter from the public enjoyment of the county 
park; 

• disturbance to dune wildlife and environment; 
• loss of mature trees and vegetation; 
• failure to manage turtle-hazardous lighting and lounge chair removal at night; and 
• building heights that will overshadow the beach and spoil the feeling of open space.”  

 
No subsequent report has been received from Scenic A1A PRIDE regarding this request.  
Representatives from Scenic A1A PRIDE have provided public comments at each Planning 
Board public hearing. 
 
PLANNING AND D EVELOPMENT BOARD RE COMMENDATION:

 

  The Planning and 
Development Board held a public hearing on October 14, 2014 and initially recommended denial 
of the amendment to the Planned Unit Development Site Development Plan request; however, 
following the closing of the public hearing, the applicant requested an opportunity to provide 
supplemental rebuttal testimony.  With the consent of the Board and under the advice of 
counsel, the applicant presented their rebuttal and, in a subsequent motion, the request was 
tabled until the next Planning and Development Board regular meeting on November 12, 2014.   

Based on public comment received at the October 14, 2014 hearing and recommendations from 
County staff, the applicant’s request was modified to include reclassification (rezoning) of the 
Planned Unit Development.  Public notice for the November Planning and Development Board 
was amended accordingly.  As part of the public notice for the November 12, 2014, staff was 
made aware of a discrepancy that resulted in a large number of parcels within the notification 
area not receiving mailed notice and the November public hearing for this request was 
cancelled.   
 
On December 9, 2014, the Planning and Development Board initially considered a motion to 
recommend approval of the reclassification, which failed through a 2-3 vote.  The subsequent 
motion for denial was approved with a 3-2 vote, with Vice-Chairman Crowe, Duggins, and 
Chairman Reinke voting in favor of the motion to deny, with Boyd and Richardson opposed, and 
Dickinson and Kornel absent.  Through the consent of the Board, no recommendation or 
conditions for the request to amend the Planned Unit Development Site Development Plan was 
provided. 

 
PARTIES OF RECORD:

 

  Multiple parties; the public comments have been compiled and posted 
to the County’s webpage for this project. 

DEPT./CONTACT/PHONE #:
 

  Planning & Zoning / Adam Mengel / 386-313-4065 

RECOMMENDATION:  Request the Board approve on first and final reading Application #2962 
a rezoning (reclassification) ordinance and an amendment to the Planned Unit Development 
(PUD) Site Development Plan (SDP) for Ocean Hammock Golf Course and Northshore Plat 



 
Staff Report                            Application #2962 – Salamander – Reclassification and PUD SDP                             Page 4 of 4 

Five, finding that the requested change is consistent with the Comprehensive Plan, the Land 
Development Code, and the respective plats and plat addenda for Ocean Hammock Golf 
Course and Northshore Plat Five. 
 
Alternatively, the Board may find that the request is consistent with both the Comprehensive 
Plan and Land Development Code, but inconsistent with the plat and plat addendum for the 
Ocean Hammock Golf Course.  If this determination is made, the rezoning and PUD Site 
Development Plan amendment may be approved, pending subsequent replat of the Ocean 
Hammock Golf Course and amendment of the plat addendum.  Both the replat and amendment 
of the plat addendum require consent of all owners, application, and approval by the Board of 
County Commissioners. 
 

1. Technical Staff Report 
ATTACHMENTS: 

2. Consistency Analysis 
3. Ordinance 
4. Application and supplementary materials 
 a. Initial application and site development plan received August 27, 2014 

b. Applicant’s responses to TRC comments (includes amended site development plan set) 
received September 29, 2014 

5. County Attorney memo dated October 6, 2014  
6. Scenic A1A PRIDE Committee letter dated October 9, 2014 
7. Planning and Development Board meeting minutes 

a. October 14, 2014 (in part, draft) 
b. December 9, 2014 (draft, with verbatim motion transcript) 

8. Public notice 
a. Public notice ad  
b. Notification map 
c. Parcel listing 

9. Public comments 
 
 
 
_________________________________ _______________________________ 
Adam Mengel, Planning & Zoning Director Craig M. Coffey, County Administrator 
 
__________________________   __________________________ 
Date       Date 
 
 
 
                                           Initials        Date
    Deputy County Admin. _____ _____ 

  

    Legal                       _____  _____ 
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APPLICATION #2962 
SALAMANDER – REZONING (RECLASSIFICATION)  
AND SITE DEVELOPMENT PLAN REVIEW IN A PUD 

TECHNICAL STAFF REPORT 
 

Rezoning (Reclassification) an d S ite D evelopment Plan R eview i n a P lanned U nit 
Development (PUD) (Application #2962) 

Project Name 

 

LRA Hammock Beach Ocean, LLC, and LRA NOHI, LLC 
Owner 

 

Salamander Hospitality, LLC 
Applicant 

  

Subject parcel is north and south of 16th Road at its eastern terminus with the Atlantic 
Ocean; Parcel #0 4-11-31-3605-000C0-0000 and 0 4-11-31-2984-00GC0-0000; P roject 
area is approximately 10.2 acres.  N ote that the expansion of the Atlantic and Ocean 
Ballrooms, as also made part of the PUD Site Development Plan amendment request, 
is within P arcel # 04-11-31-3606-00000-000A an d 04-11-31-3606-00000-000B, 
respectively. 

Location and Legal Description 

 

October 14, 2014 – Planning and Development Board voted unanimously to table PUD 
Site Development Plan amendment request. 

Previous Public Hearings 

 
December 9, 2014 – Planning and Development Board voted 3-2 to deny the rezoning 
(reclassification) r equest, t aking no action on the P UD S ite D evelopment P lan 
amendment request. 
 

As the proposal impacts the recorded plats, the majority (5.7 acres) of the development 
is proposed for Parcel H of the Ocean Hammock Golf Course Plat, which includes the 
new Lodge construction.  The project extends into Parcel C (1.2 acres) of Northshore 
Plat Five and Parcels F and BLP5 (1.1 acres) of the Ocean Hammock Golf Course Plat.  
At t he D ecember 9,  2014 P lanning and D evelopment B oard m eeting. M r. P rem 
Devadas, on behalf of t he ap plicant, s tated t hat t he p arking ar ea a nd r esulting 
development impacts south of 16th Road within Parcel BLP5 would be eliminated since 
the ar ea w as viewed by  t he publ ic as significant na tural ar ea; how ever, no r evised 
submittal has been made as of the date of this report reflecting this change. 

Relevant Review Considerations 

 
As the so le ow ners of t he r espective par cels proposed for r edevelopment u nder t his 
proposal, the owners are legally recognized to request modification to the plat and the 
plat ad dendum, su bject t o B oard o f C ounty C ommissioners approval.  T he ap plicant 
asserts, t hrough t heir i nterpretation of the O cean H ammock G olf C ourse P lat 
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Addendum, that the new Lodge proposal is consistent with the restriction on the use of 
the golf course parcel: 
 

“6.0  Golf Course Parcel Restrictions 
 
The p arcels shown h ereon s hall i nclude g olf c ourse l and, l ake, cl ubhouse, 
appropriate associated g olf c ourse facilities, op en s pace, parks, d une 
preservation or  su ch ot her appr opriate r ecreational or  g overnmental us es 
approved by the Board of County Commissioners.”   

 
The context of this language is singular to the Ocean Hammock Golf Course plat.  This 
addendum was intended to accompany the recorded Ocean Hammock Golf Course Plat 
and pr ovide ad ditional dev elopment st andards and r estrictions upon i ts use se parate 
from any  l anguage i ncluded w ithin t he H ammock Dunes Development o f R egional 
Impact ( DRI) D evelopment O rder ( D.O.) or  other l and development r egulation o f the 
County.  T he restriction is over the use of the land within the golf course plat and i ts 
restriction for golf purposes, no t for additional residential development.  Arguably, t he 
approval o f the Lodge within the l imits of the golf course plat by the Board of County 
Commissioners in 2001 se t t he pr ecedent for a h otel us e a t t his location as a g olf-
related amenity.  S taff concurs with the applicant’s interpretation of the restriction text, 
that the use of this parcel for a t ransient hotel had b een previously established by the 
Board of C ounty C ommissioners.  I t i s recognized t hat 1 98 h otel r ooms exceed t he 
number of r ooms previously approved as part o f t he Lodge facility; however, t he use 
had been previously recognized by the Board in 2001 as appropriate at this location and 
the new Lo dge facility w ill r etain i ts link to the O cean H ammock course through t he 
clubhouse facilities and recreational Club member amenities to continue to be housed 
within the facility. 
 
Recognition of the expansion of the Lodge use to 198 hotel rooms is addressed through 
the combination of regulatory guidance accumulated over the last several years.  F irst, 
the co nclusion of t he 2009 N otice o f P roposed C hange ( NOPC) t o t he D RI D .O. 
resulted in a finding that the requested 561 dwelling units were not vested, as provided 
in t he A pril 6,  20 11 R ecommended O rder f rom A dministrative Law  Ju dge D .R. 
Alexander.  Likewise, t he F lorida L and and Water A djudicatory C ommission i n their 
August 4,  2 011 F inal Order and denied t he t hen applicants’ at tempt t o cr eate a n ew 
Cluster 35 o n 12 acres of O cean H ammock Golf C ourse l and within t he H ammock 
Dunes DRI.  Subsequently, t he C ounty, w orking w ith t he original m aster d eveloper, 
Admiral, and various entities of I TT, en tered i nto an  E ssentially B uild-Out A greement 
(EBOA) t o close o ut t he H ammock Dunes DRI and,  a mong o ther t hings, r elease 
Admiral and ITT from any remaining obligations.   
 
However, Section 12.d. of the EBOA specifically recognized that while development of 
the 561 units had been determined “not to be legally vested,” that a process had been 
established through EBOA Section 3.b. to provide for subsequent future development 
reviews.  The requested amendment to the respective PUD site development plans is a 
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process permitted by t he E BOA and i s not preempted by ei ther t he N OPC 
Recommended Order or Final Order.  Further, the EBOA notes, at Section 12.e., that: 
 

“…all transportation, o ff-site st ormwater, s chool, park, public safety and  so lid 
waste co ncurrency f or su ch development to a  maximum o f 561 eq uivalent 
residential units (which may include hotel room units) shall be deemed satisfied 
by the terms of this Agreement.”     

 
Concurrency, i nclusive of  t ransportation i mpacts, ha d be en d etermined t o h ave been  
met through the EBOA to include hotel room units, and up to a total of 561 units.  Since 
the r equest i s for 1 98 hot el r ooms, t he o nly conclusion t hat can be made i s that t he 
EBOA vested concurrency for the 198 hotel rooms.  B ased upon the ruling, additional 
capacity for 363 equivalent residential units remains following this request, if ultimately 
approved by the Board of County Commissioners. 
 

LDC S ection 3. 07.05 Rezoning - action by  the P lanning B oard a nd B oard o f C ounty 
Commissioners.  T he F lagler County P lanning and D evelopment Board m ay 
recommend and the Flagler County Commission may enact an ordinance amending the 
zoning cl assification of t he s ubject p arcel.  The a dopted F lagler C ounty Lan d 
Development Code lacks specific standards for review of a rezoning request; however, 
generally a request should be consistent with the adopted Comprehensive Plan and the 
following suggested standards: 

Standards for Review 

  
A. For all rezoning requests, the requested zoning designation must be consistent with 

the Future Land Use designation o f the parcel as depicted on the adopted Future 
Land Use Map and a s described i n t he Future Land Use E lement o f t he adopted 
Flagler County Comprehensive Plan.   

  
The z oning of  PUD i s in pl ace a nd h as been i n pl ace si nce t he adop tion o f t he 
Hammock Dunes DRI i n 19 84.  The t ransient l odging us e a t this location, a s 
approved by  t he B oard o f C ounty C ommissioners in 20 01, i s consistent w ith t he 
PUD zoning and t he Mixed U se: L ow I ntensity, Low /Medium D ensity F uture La nd 
Use designation.   

 
B. The requested zoning designation must be consistent with the goals, objectives, and 

policies of the Flagler County Comprehensive Plan. 
  

Again, the PUD designation was assigned in 1984 and, at the time of the adoption of 
the D evelopment O rder for t he H ammock Dunes D RI, t he B oard of C ounty 
Commissioners made a determination that the PUD designation was consistent with 
the Comprehensive Plan.  The same determination was made regarding the Lodge 
use at  this location i n 200 1.  The pl acement o f a 19 8 r oom h otel on t his site i s 
consistent with the Goals, Objectives, and Policies of the adopted Comprehensive 
Plan. 
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C. The r equested z oning desi gnation m ust be co mpatible w ith t he adj acent a nd 
surrounding land uses.  Land uses shall include, but not be limited to permitted uses, 
structures, and act ivities allowed w ithin t he Future Land Use ca tegory and z oning 
district.  Compatibility shall be based on characteristics which can impact adjacent or 
surrounding use s including t ype of  us e, h eight, app earance, a esthetics, odor s, 
noise, s moke, dust , vi bration, t raffic, sa nitation, drainage, fire r isk, env ironmental 
impacts, maintenance o f p ublic infrastructure, av ailability of  po table w ater a nd 
sanitary sewer, and other necessary public services. 

  
The proposed Planned Unit Development zoning for the subject property would be 
compatible w ith t he surrounding ar ea, si nce t he s urrounding ar ea i s similarly 
designated.  A mong t he co nsiderations listed ab ove, of  g reatest co ncern i s the 
height and e nvironmental i mpacts, w ith t he appl icant r etaining t he hei ght o f t he 
existing Lodg e bui lding for any  new , replacement st ructures and i mpacts to t he 
scrub oak habitat south of 16th Road kept to a minimum. 

 
D. The requested zoning will not adversely impact or exceed the capacity or the fiscal 

ability of Flagler County to provide available public facilities, including transportation, 
water and sewer, solid waste, drainage, recreation, education, fire protection, library 
service and other similar public facilities.  

 
Should t he r equest b e appr oved, t he pr oposed d evelopment w ill not  i mpact o r 
exceed the public facilities necessary to support the proposed development. 
 
Water and sewer service is to be provided by central service by the Dunes CDD.   
 
Drainage is handled throughout the Hammock Dunes DRI by the Dunes CDD and 
ultimately per mitted b y t he S t. Johns River Water M anagement District, w hile f ire 
protection will be provided through the County’s Fire Services Division.  The subject 
property lies within approximately two miles from a manned station.   

 
E. The requested zoning shall not be approved if any of the proposed permitted uses or 

activities result in a public nuisance. 
  

The proposed hotel use should not result in a pu blic nuisance.  The site has been 
used as a g olf cl ubhouse an d l odge for ov er t en y ears without cr eating a pu blic 
nuisance.   

 
F. The requested zoning shall not be approved if any of the proposed traffic flow of the 

permitted use s have an unr easonable i mpact on t he co ntiguous and su rrounding 
area; or if the proposed traffic has an unreasonable impact upon the projected wear 
and tear of any publ ic roadway designed to carry lighter t raffic than proposed with 
the r ezoning; or  i f t he pr oposed traffic results in an unreasonable dang er t o the 
safety of other traffic, pedestrians, and bicyclists.  
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The traffic study completed as part of the Essentially Built Out Agreement found that 
sufficient r oadway ca pacity ex isted t o acco mmodate as many as 561 additional 
dwelling uni ts together w ith t he b uild o ut of t he r emaining platted or  c ommitted 
dwelling units.  The County retains the bond set aside by a previous developer to be 
used for si gnalization at t he 16th R oad and S tate R oad A1A i ntersection, s hould 
signalization be deemed necessary. 
 

The following i tems have been identified by staff as site specific considerations of the 
requested amendment to the two respective PUD site development plans: 

Site development plan considerations 

 

Access to the new Lodge facility will continue to be provided through an access point 
off of 16th Road, a two-lane undivided County-maintained right-of-way terminating at 
the Atlantic Ocean.  N ew driveways are proposed and w ould be p ermitted through 
established right-of-way permit processes. 

Access 

 

The relocation of the golf cart path from the west side of the Lodge to the east side 
of the new Lodge will require construction of dune crossovers, likely located seaward 
of t he C oastal C onstruction C ontrol Li ne (CCCL) as regulated by  t he F lorida 
Department of E nvironmental P rotection ( FDEP).  T he C ounty i ntends that du ne 
impacts be kept to a minimum and that whenever possible cart paths be surfaced 
with crushed coquina shell or  other natural material.  I n proximity to the toe of the 
primary dun e, t he C ounty w ill def er t o t he permitting aut hority of  F DEP i n 
determining the extent of dune encroachment and permitted surface materials.  

Dune Crossovers 

 

The new  Lodg e b uildings are pr oposed t o be l imited t o 7 6 feet NGVD, w hile t he 
expanded ballroom facilities are to be limited to 71 feet NGVD.  In both instances the 
applicant has stated t hat t hese m easurements are t he extent o f t he ex isting 
rooflines. 

Height 

 

Landscaping i s provided o n S heet L -1 of t he pl an se t an d i ncludes a v ariety o f 
native, sa lt-tolerant p lant t ypes.  The t ree co unt pr oposed far ex ceeds the 
requirements of Article V of the LDC.  

Landscaping 

 

The pr oject pr ovides for an addi tional 24 0 off-street parking s paces, 50  t o b e 
provided i n a  par king st ructure beneath t he so uth Lodge building and acc essed 
directly f rom 16th R oad a nd 1 80 at-grade parking sp aces, i nclusive of  9 8 p arking 
spaces identified as provisional spaces located south of 16th Road and adjoining the 
golf course generally within Parcel BLP5.  One of the considerations afforded a PUD 
developer is flexibility in design and si milar flexibility in the appl ication of minimum 
standards, like off-street parking.  T he applicant has continually demonstrated that 

Parking 
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sufficient off-street parking exists for a resort-type development with significant daily 
internal trip capture.  The applicant is required to demonstrate that adequate parking 
is available to accommodate the uses of the facilities. 
 
The ch allenge r emains with t he accommodation o f day v isitors, l ikely to b e 
predominantly co mposed o f t he g eneral p ublic visiting t he A tlantic Grille, C lub 
members and e mployees, w ho se ek out co nvenient p arking i n cl ose proximity t o 
their destination.  T he parking configuration in the location and quantities proposed 
by t he appl icant w ill r equire agg ressive, on -going enf orcement t o ensu re t hat 
adequate p arking sp aces remain available for r esort g uests while not  
inconveniencing residents or Club members.  
 

The applicant has proposed a restrictive covenant to be placed over the golf course 
plat w ith the intent of providing clarity – and f inality – to the proposed new Lodge 
development.   

Restrictive Covenant 

 

Initial co rrespondence w ith t he D unes Community D evelopment District i ndicates 
availability of  potable water and sa nitary sewer service to serve the proposed new 
Lodge d evelopment.  U ltimately, dem onstration of av ailability of  se rvice for 
immediate connection will be required prior to building permit issuance. 

Utilities 

 
Due to the high level of interest that this application has received, staff has prepared a 
consistency anal ysis of t he a pplicable r egulatory docu ments as t hey r elate t o t his 
application request.  O rdinarily, these review materials would not be presented in this 
manner, but this presentation is made here to reduce the burden on the Board and the 
public.  Excerpts of the Future Land Use Map and Zoning Map follow on t he next two 
pages, depicting the limits of the Mixed Use: Low Intensity, Low/Medium Density Future 
Land Use designation along with the Planned Unit Development (PUD) zoning district. 



 
Application #2962 – Salamander – Reclassification and PUD SDP  

Technical Staff Report  
Page 7 of 8 

FLUM Map excerpt: 

 

SUBJECT PARCEL 

SUBJECT PARCEL 
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Zoning Map excerpt: 

 

SUBJECT PARCEL 

SUBJECT PARCEL 
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FLAGLER COUNTY  
COMPREHENSIVE PLAN CONSISTENCY ANALYSIS  

STANDARD/REGULATION APPLICABILITY/ANALYSIS 
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.  
 

The subject property is located with the Hammock 
Dunes Planned Unit Development and presently 
developed as golf course and lodge through the 
Hammock Dunes Development of Regional Impact 
(Flagler County Resolutions 84-7, 95-50, 98-10, 
2001-135, 2002-107, 2003-21 and 2010-22) on 
property identified in the Flagler County 
Comprehensive Plan as Mixed Use: Low Intensity, 
Low/Medium Density.  The present development 
and proposed re-development maintains orderly, 
harmonious and judicious use of the land through 
maintaining the presently developed land uses 
thereby maintaining a distribution of compatible 
land uses as historically deemed compatible and 
authorized by Flagler County through previous 
development approvals.  Maintaining the 
previously approved and presently developed uses 
through re-development continues the 
compatibility of the development with the 
surrounding area.  The proposed re-development 
of the of the Lodge and Golf Course property with 
like uses fosters the viability of new and existing 
communities within the immediate neighborhoods 
of the Hammock Dunes DRI as well as Flagler 
County.  The proposed redevelopment maintains a 
recreational destination previously approved 
through the DRI while also maintaining public 
beach access to an area of beach within the 
unincorporated area of the County, a beach access 
which was reduced in its area by action of the BCC 
in 1998 as an exchange for the preservation of the 
Malacompra Greenway.  The proposed re-
development does not impact any of the current 
or planned agricultural areas of Flagler County and 
thereby maintains the agricultural pursuits of the 
County.  The proposed re-development recognizes 
and preserves the integrity of the natural 
environment by not extending development 
beyond the previously identified areas for 
development within the subdivision plats for 
Northshore Plat Five (MB 32, Pages 38 -40) and 
Ocean Hammock Golf Course (MB 33, Pages 11 - 
18). 
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FLAGLER COUNTY  
COMPREHENSIVE PLAN CONSISTENCY ANALYSIS  

STANDARD/REGULATION APPLICABILITY/ANALYSIS 
Future Land Use Element (FLUE) 
Objective A.1.6 
Flagler County shall continue to ensure that the 
Future Land Use Map series and the 
Comprehensive Plan are implemented through 
consistent and coordinated land development 
regulations and the Official Zoning Map. 

 

The proposed amended PUD Site Development 
Plan maintains consistency with the present 
Future Land Use designation of Mixed Use: Low 
Intensity, Low/Medium Density and does not 
require any Future Land Use Map amendment.  
The proposed amended PUD Site Development 
Plan coupled with a review as a rezoning maintains 
the present zoning district applied to the subject 
property of PUD (Planned Unit Development) and 
does not require a change to the zoning map. 

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. 
 

Implementation of the County’s Comprehensive 
Plan is occurring for this request through the 
submittal of the subject application generating 
staff reviews and recommendations in preparation 
for the required the public hearing process for 
Application #2962. 

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. 
 

Implementation of the County’s Comprehensive 
Plan is occurring for this request through the 
submittal of the subject application generating 
staff reviews and recommendations in preparation 
for the required the public hearing process for 
Application #2962.  The re-development of the 
subject property with equal impact areas 
(horizontally as well as vertically) maintains 
consistency with the adopted Land Development 
Code.  The proposed improvements maintain 
existing distances from residential development 
and are equal to the previously approved uses 
within the development. 
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FLAGLER COUNTY  
COMPREHENSIVE PLAN CONSISTENCY ANALYSIS  

STANDARD/REGULATION APPLICABILITY/ANALYSIS 
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. 

 

Application #2962 does not propose additional 
residential development.  The application 
demonstrates that the location of the re-
development will occur in an environmentally 
sensitive manner and proposes to restore 
previously developed areas.  The limits of the 
proposed re-development remain within the 
present development areas.  As such the 
compatibility with the design and environmental 
character of the area is maintained.   

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. 

 

The proposed re-development is not a new 
commercial development.  The re-development 
proposes to maintain vegetative areas that comply 
with the land development regulations for 
landscaping, buffers, visual screens which 
minimize the impacts of the development on 
surrounding residential uses. 

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. 

 

Application #2962 for rezoning and an amended 
PUD Site Development Plan does not require a 
request for a change to the present land use 
designation of Mixed Use: Low Intensity, 
Low/Medium Density. 
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FLAGLER COUNTY  
COMPREHENSIVE PLAN CONSISTENCY ANALYSIS  

STANDARD/REGULATION APPLICABILITY/ANALYSIS 
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 a 
total quality of life for the residents. 

 

The proposed rezoning and amended PUD Site 
Development Plan to re-develop previously 
developed areas does not generate the 
requirement of dedication of additional parks, 
open spaces or recreation facilities.  The 
dedication of acreage for recreation and open 
spaces occurred through the previously approved 
Hammock Dunes DRI.  Those areas previously 
dedicated are to be maintained within the 
development without reduction of dedicated open 
spaces  The County system of parks, open space, 
recreational facilities, environmentally sensitive 
lands, trails, greenways, blueways, bicycle and 
pedestrian accesses remain as presently 
developed. 

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. 

 

The proposed rezoning and amended PUD Site 
Development Plan has demonstrated compliance 
with the Flagler County Land Development Code 
and as such meets this objective for preservation 
and enhancement of natural, recreational, 
archaeological, scenic, historical and cultural 
resources of the A1A Scenic Highway where 
applicable. 

Recreation and Open Space Element (ROSE) 
Policy H.1.3.1 
Flagler County shall work towards removal of all 
billboard signs and the placement of small, low 
profile informative or educational signage along 
the Scenic Highway Corridor.  

 

NOT APPLICABLE – The site presently does not 
include billboard signs and the application does 
not propose the placement of billboard signs.  

Recreation and Open Space Element (ROSE) 
Policy H.1.3.2 
Flagler County supports the River and Sea Scenic 
Highway Corridor Management Plan.  

 

The Applicant has demonstrated through the 
amended PUD Site Development Plan to maintain 
the present beach access (County Road right-of-
way of 16th Road) to open water shoreline. 
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FLAGLER COUNTY  
COMPREHENSIVE PLAN CONSISTENCY ANALYSIS  

STANDARD/REGULATION APPLICABILITY/ANALYSIS 
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. 

 

NOT APPLICABLE – No impacts to the greenways, 
signage and bicycle pathways are a part of this 
application. 

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.  

 

The proposed rezoning and amended PUD Site 
Development Plan has demonstrated compliance 
with the Flagler County Land Development Code 
and as such meets this objective through 
preserving existing tree canopies, planting new 
native trees, vegetation, restoration of dune 
vegetation and utilizing underground utilities.  
Stands of scrub oak are not identified as part of 
the Hammock’s protected canopy in the Corridor. 

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. 

 

The proposed rezoning and amended PUD Site 
Development Plan includes preservation and 
restoration of natural areas – provided that 
minimal impacts to the scrub oak habitat occur 
consistent with the plat addendum – while 
improving tourist opportunities along the Scenic 
Corridor. 

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.  

 

NOT APPLICABLE – The Beach Management Plan 
not adopted at the present time. 

Recreation and Open Space Element (ROSE) 
Objective H.1.7 
Flagler County shall secure additional access points 
to open water shorelines.  

 

The Applicant has demonstrated through the 
proposed rezoning and the amended PUD Site 
Development Plan to maintain the present beach 
access (County Road right-of-way of 16th Road) to 
open water shoreline. 
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FLAGLER COUNTY  
COMPREHENSIVE PLAN CONSISTENCY ANALYSIS  

STANDARD/REGULATION APPLICABILITY/ANALYSIS 
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.  

 

The Applicant has demonstrated through the 
proposed rezoning and the amended PUD Site 
Development Plan to maintain the present public 
beach access (County Road right-of-way of 16th 
Road). 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
Resolution No. 84-7, adopted 3-30-1984 (in part) [Section header to identify D.O. document] 
WHEREAS, Hammock Dunes as proposed in the 
ADA [Application for Development Approval] is a 
planned community located on approximately 
2,258 acres in the unincorporated area of Flagler 
County, consisting of 6,670 residential units and 
related commercial, institutional, recreational and 
other uses; [Resolution, page 1] 

Sets initial development limits. 

4.  The proposed Hammock Dunes DRI, subject to 
the conditions imposed by this development 
order, is consistent with the Flagler County 
Comprehensive Plan, subdivision regulations, and 
other local land development regulations. 
[Resolution, page 3] 

Development is subject to other requirements. 

(h)  Measures taken to safeguard the Gopher 
Tortoise and Eastern Indigo Snake, including 
relocations sites. [to be included in the required 
annual report; Resolution, page 8] 

Protected animal species to be relocated. 

(j)  Measures taken to protect or relocate the 
other rare, threatened or endangered vegetative 
or wildlife species, or species of special concern. 
[to be included in the required annual report; 
Resolution, page 8] 

Protected species to be reported annually to the 
RPC. 

4.4  16th and Jungle Hut Roads 
The Applicant [Admiral Corporation, a subsidiary of 
ITT] shall upgrade these two facilities from SR A1A 
to their eastern termini at the entrance to the 
parks to meet current County road standards per 
Flagler County Development and Subdivision 
Regulations and shall construct the necessary 
improvements at the roads’ intersections with SR 
A1A upon the completion of the Intracoastal 
Waterway Bridge.  Once these roads have been 
improved to County road standards, the County 
shall be responsible for maintaining them. 
[Attachment A, page A-14] 

Roadway improvements at 16th Road funded by 
the Developer. 

6.0  LAND RESOURCES/DUNES [Section header] 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
6.1  The landward toe of the primary dune shall be 
determined by DNR [Florida Department of 
Natural Resources, now referred to as Florida 
Department of Environmental Protection of FDEP] 
in consultation with the Applicant and RPC 
[Regional Planning Council, now referred to as the 
Northeast Florida Regional Council or NEFRC]; no 
excavation or other development shall be allowed 
on the landward toe of the primary dune that 
could destroy the integrity of the dune. 
[Attachment A, page A-19] 

Primary dune integrity is objective; no mention of 
CCCL in relation to primary dune. 

6.2  The primary dune breaches existing on 
Hammock Dune property, specifically #4, 5, 7, 8, 9, 
10, 11, 12, 13, 14, 15, 16, 17, and 18 (see page DD-
44 RPC DRI Assessment Report) shall be filled and 
stabilized with vegetation by the Applicant at the 
beginning of development, to be completed prior 
to the end of Phase I.  The Applicant shall also 
restore primary dune breaches located within park 
sites being donated by it to the County.  At the 
County’s request, the Applicant shall pay to the 
County $60,000 for the County to use in 
constructing appropriate motor vehicular dune 
crossovers at the end of Malacompra Road and at 
the south beach park site [now known as Varn 
Park] and $17,000 for pedestrian walkovers at the 
end of 16th Road and Jungle Hut Road, or other 
beachfront park-related services.  In Order to 
ensure that these funds, which are currently 
adequate to pay the cost of such crossovers, 
remain adequate, the $77,000 shall be increased 
on January 1 of each year starting with January 1, 
1985 by an amount equal to the one year 
Certificate of Deposit interest rate being paid by 
Barnett Bank of Flagler County on the principal and 
any accumulated interest.  The inflation protection 
provision of this paragraph shall also apply to the 
$50,000 provision of paragraph 14.1.f. 
[Attachment A, pages A-19 through A-19a] 

Closing of informal dune crossings and funding of 
future walkovers/crossings. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
6.3  Preliminary development plans for areas 
adjacent to the dunes submitted to the County 
shall simultaneously be provided to the RPC and 
shall include the following information regarding 
protection of the dunes: [Attachment A, page A-
19a] 

Dune protection review by other agencies. 

a.     All dunes to be preserved in the buffer 
area shall be mapped; 

Dune impacts to be evaluated. b.    Measures to be taken to preserve the 
integrity of the dune system, e.g. filling 
and revegetation of blowouts, shall be 
specified.  [Attachment A, page A-20] 

6.4  Final development plans for areas adjacent to 
the dunes submitted to the County shall 
simultaneously be submitted to the RPC to 
demonstrate that the type, density and design of 
development proposed adjacent to the primary 
dune will not substantially alter the existing 
integrity of the dune system. [Attachment A, page 
A-20] 

Regional input required prior to development 
adjacent to primary dune system. 

6.5  The Applicant shall submit to DER, St. Johns 
River Water Management District (District), and 
the RPC, an erosion control plan, by phase.  No 
land shall be left ungraded without groundcover 
for more than 30 days, except that which is 
necessary for construction of the water 
management system, golf courses, and roadways.  
The erosion control plan shall address the steps to 
mitigate erosion for the construction of the water 
management system, golf courses and roadways in 
sufficient detail to justify the exclusion of these 
from this condition. [Attachment A, page A-20] 

Regional review of erosion control plan. 

9.0  VEGETATION AND WILDLIFE [Section header] 
9.1  The Applicant shall prepare and submit to the 
Game and Fresh Water Fish Commission for review 
and recommendations a plan to relocate any rare 
or endangered plant species or plant species of 
special concern found in areas to be developed, to 
be implemented prior to development in each 
phase. [Attachment A, page A-25] 

Relocation of plant species. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
9.2.a.  The development in the Hammock area 
(hardwood forest area adjacent to A1A) located 
between 16th and Malacompra Roads shall be in 
compliance with and consistent with the 
provisions of Public Hearing Exhibit 7, which is a 
report entitled “Development Suitability Analysis 
of the Hammock Forest, 16th Road to Malacompra 
Road”, revised January 14, 1984 and as amended 
March 30, 1984. 
During the construction within the area described 
in the Analysis, the Applicant shall pay the County 
for daily on-site inspections as required by the 
staff of the County Engineer’s office to guarantee 
its compliance with this provision and to maximize 
the tree protection required by Section 9.3. 
[Attachment A, page A-25] 

Development of the hardwood Hammock area. 

9.3  The Applicant shall take special care during 
any construction activity not to injure or destroy 
trees or tree root systems of trees identified as 
conservation or preservation on the PCD map on 
page 12.13 of the ADA as modified by Section 
9.2.a.  The Applicant shall by appropriate 
restrictions, obligate purchasers to comply with 
this standard during any construction undertaken 
by them.  The areas covered by this provision 
include the Hammock area described in Section 
9.2.a. and hardwood tress adjacent to functional 
wetlands identified on the Preservation, 
Conservation, and Development Map, ADA p. 
12.13.  
The Applicant shall devise a system of financial 
penalties and inducements to encourage its 
contractors to comply with the terms of this 
section.  [Attachment A, page A-26] 

Tree protection measures by the Developer. 

9.4  Prior to initial development in each phase, the 
Applicant shall relocate any existing Gopher 
Tortoises and Eastern Indigo Snakes from areas to 
be developed to suitable habitats as defined by 
the Game and Fresh Water Fish Commission. 
[Attachment A, page A-26] 

Relocation of Gopher Tortoises and Indigo Snakes 
from development areas. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
9.5  A detailed restrictive beachfront lighting plan 
designed to protect the Loggerhead Turtle, a 
threatened specie [sic], shall be submitted to the 
Florida Game and Freshwater Fish Commission for 
review and approval prior to initiation of 
development.  The Applicant shall cause other 
developers, if any, to conform to the approved 
lighting plan. [Attachment A, page A-27] 

First inclusion of sea turtle lighting in Flagler 
County. 

9.6  In its landscaping program, Applicant shall use 
native trees which will mature into canopy trees. 
[Attachment A, page A-27] 

Native trees to be used for landscaping. 

12.0  PUBLIC SAFETY [Section header] 
12.1  Hurricane Evacuation  Transfers of title to 
any property in the project shall be accompanied 
by a separate hazard disclosure document, stating 
that Hammock Dunes is within a hurricane hazard 
area, in which property is subject to damage and 
residents may be subject to an evacuation order in 
the event of any hurricane landfalling within 50 
miles of Hammock Dunes. [Attachment A, Page A-
30] 

DRI determined from onset to address hurricane 
evacuation plans. 

12.2  The Applicant shall require that all buildings 
in excess of three stories be equipped with 
internal fire suppression/protection equipment 
including standpipes and sprinkler systems and a 
minimum of two pressurized stairwells per each 
high rise building.  In addition, streets leading to 
such buildings shall be wide enough and have 
sufficient support to accommodate heavy fire 
suppression apparatus up to the size of a ladder 
truck. [Attachment A, Page A-31] 

Fire sprinklers required in all buildings exceeding 
three stories in height. 

12.3  The Applicant shall construct, or cause to be 
constructed, a public safety complex consisting of 
a two-bay facility of approximately 5,000 square 
feet within the convenience/commercial site 
located at the easterly end of the Intracoastal 
Waterway bridge.  The facility shall be constructed 
before 1,000 dwelling units are built on site. 
[Attachment A, page A-31] 

Public safety site provided by Developer. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
12.4  On or before the completion of the public 
safety complex described in 12.3 above, the 
applicant shall contribute the following new public 
safety equipment to the County or other 
appropriate entity: 

one emergency service line unit (advance 
life support); 
one 1,250 gallon capacity fire 
pumper/tanker; 
two patrol units for use by the Sheriff’s 
Office. 

The Applicant may contribute the equivalent 
value of the patrol units to the Sheriff’s Office 
for its use for public safety purposes in lieu of 
donating the two patrol units. [Attachment A, 
Pages A-31 through A-32] 

Public safety equipment provided by Developer. 

13.0  ENERGY [Section header] 
13.1  The Applicant has committed to construct all 
residential, multi-family, commercial and 
recreational facilities to the standards of the 
Florida Power & Light Company’s Watt-Wise 
program or an equivalent standard.  These units 
shall be certified by the utility as having merited 
the Watt-Wise designation or its equivalent. 
[Attachment A, Page A-32] 

Energy saving measures to be used; certification 
required. 

13.2  The Applicant shall construct or cause to be 
constructed the bike path as shown on the 
Bikeway and Pedestrian System Plan (bike map, 
ADA, p. 31.33), residents’ path, and residents’ trail 
as depicted on such map.  The bike and residents’ 
paths shall link residential areas to the commercial 
and recreational areas and school if located on the 
Hammock Dunes property.  The paths shall be 
constructed to occur with the phasing of the 
development. [Attachment A, Page A-32] 

Bike and pedestrian paths constructed by 
Developer. 

13.3  The Applicant shall install or cause to be 
installed bike racks/devices at the commercial and 
recreational facilities. [Attachment A, Page A-32] 

Bike racks required at commercial facilities. 

13.4  All outdoor lighting systems in areas such as 
parking and recreation, shall use energy efficient 
lighting such as high pressure sodium or low 
pressure sodium [Attachment A, Pages A-32 
through A-33] 

Energy-efficient lighting required. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
13.5  If swimming pools for the condo units and 
beach clubs are to be heated, the equipment shall 
meet the following standards: for fossil fuel 
systems, a steady state efficiency rating of 85% or 
greater; for electrical systems, a C.O.P. of 2 or 
greater. [Attachment A, Page A-33] 

Energy-efficient pool heating required, if needed. 

13.6  To evaluate the success of including such 
conservation measures in the development, the 
Applicant shall provide the RPC with information 
as to the status of the implementation of these 
measures in the annual report required by F.S. 
380.06(16). [Attachment A, Page A-33] 

Energy conservation measures reported as part of 
annual report. 

14.0  RECREATION AND OPEN SPACE [Section header] 
14.1  The Applicant shall convey and the County 
shall accept and maintain the 67 acres of four 
oceanfront sites and 10 acres of Intracoastal park 
to the County on the following schedule:  

Parks dedication total acreages. 

a.    The Applicant shall convey two acres of 
land at the end of Jungle Hut Road for 
beach access and parking purposes upon 
completion of the ICWW bridge. 
[Attachment A, Page A-33] 

Jungle Hut Beach access 

b.    The Applicant shall convey eight acres of 
park land at the south end of the 
Hammock Dunes site (Beach Community) 
for park purposes upon approval of the 
first site development plan for Hammock 
Dunes. [Attachment A, Pages A-33 through 
A-34] 

Varn Park 

c.     The Applicant shall convey 19 acres of 
park land out of the total 24 acre 
Malacompra site shown in green on the 
Hammock Dunes ADA Master 
Development Map south of the Applicant’s 
north Johnson Beach property line upon 
approval of the first site development plan 
for Hammock Dunes. [Attachment A, Page 
A-34] 

Malacompra Park 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
d.    The Applicant shall convey the balance of 

the Malacompra Road site shown in green 
on the Hammock Dunes ADA Master 
Development Plan map north of the 
Applicant’s northern Johnson Beach 
property line upon request from the 
County any time after approval of the first 
site development plan for Hammock 
Dunes. [Attachment A, Page A-34] 

Malacompra Park again 

e.    The Applicant shall convey the 33 acres of 
park land at the end of 16th Road on the 
following schedule: 

1/3 of land and oceanfrontage upon 
completion of the ICWW bridge; 
1/3 of land and oceanfrontage upon 
completion of Phase I; 
1/3 of land and oceanfrontage upon 
completion of Phase II. [Attachment A, 
Page A-34] 

16th Road Park, to be provided in phases 

f.     The Applicant shall convey a 10 acre 
Intracoastal park as shown on the Master 
Development Plan at the conclusion of the 
Intracoastal Waterway bridge 
construction.  Concurrent with the 
conveyance of the park site, the Applicant 
shall construct and convey to the County a 
two-bay boat ramp to be located in the 
vicinity of the Intracoastal Waterway 
bridge.  This boat ramp shall comply with 
DNR and DER [Florida Department of 
Environmental Regulation, now FDEP] 
requirements.  The Applicant may give the 
County $50,000 in lieu of this obligation. 
[Attachment A, Page A-35] 

Intracoastal Park 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
g.    In addition to the 77 acre park 

conveyances, the Applicant shall also 
convey to the County and the County shall 
accept and maintain for park purposes 
13.9 acres designated on the original 
Master Development Plan Map as the 
Johnson Beach school site.  This 
conveyance shall be made upon approval 
of the first Site Development Plan for 
Hammock Dunes. [Attachment A, Page A-
35] 

Johnson Beach lands 

14.2  The Applicant shall grade the park sites, 
except dune areas, in a reasonable manner 
suitable for recreational development under a 
schedule agreed upon with the County.  The 
Applicant will assist the County in the design of the 
parks.  All park conveyances referred to herein 
shall restrict the property’s use to park or other 
governmental purposes, except for the 
conveyance described in 14.1.d. [Attachment A, 
Page A-35] 

Developer completes initial development 

14.3  The Applicant shall provide dune walkovers 
along the beachfront on the Applicant’s property 
as submitted in the Sufficiency Response, p. 
S.27.13. [Attachment A, Page A-35] 

Developer to provide dune walkovers 
  

14.4  The Applicant shall contribute $20,000 to the 
County for purposes of Malacompra park 
improvements such as the construction of picnic 
tables and other park facilities.  These funds shall 
be contributed when the 19 acres of Malacompra 
park site are conveyed to the County. [Attachment 
A, Page A-36] 

Developer funds for Malacompra improvements 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
14.5  Land identified for golf course usage on the 
Master Development Plan map (ADA, p. 12.5) shall 
be deed and plat restricted to ensure that the 
usage of this land is limited to golf courses 
(including appropriate associated golf club 
facilities), open space, parks or, if approved by the 
County Commission, other appropriate 
recreational usages.  Since it is recognized that the 
final configurations of the proposed golf courses 
are not now available, the Applicant at the time of 
platting shall identify the specific acreage for golf 
course use.  The plat shall show the boundaries 
and configurations of the golf courses.  The plat 
and all deeds of land within the area so identified 
as golf course usage on the plat shall contain 
restrictions limiting the usage of the property 
platted to golf courses (including appropriate 
associated golf club facilities), open space, parks 
or, if approved by the County Commission, other 
appropriate recreational or governmental usages. 
[Attachment A, Page A-36] 

Golf course plat restriction 

15.0  RESIDENTIAL RECREATION [Section header] 
The Applicant shall reserve two acres for 
Hammock Dunes resident recreational 
purposes in each of the following eight 
communities in Hammock Dunes: Ocean 
Estates, Racquet Club, Ocean Recreation, 
Destination Resort, Varn Lake, Fish Island, 
Fairways Community and Harbor Village.  
There are no acres reserved in Johnson Beach 
or the Beach Community. [Attachment A, Page 
A-37] 

Internal resident recreation areas 

16.0  OCEAN ESTATES COMMUNITY AND JOHNSON 
BEACH SUBDIVISION 

[Section header] 
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Because of the land use requirements of 
Section 9.2.a. relating to the Hammock forest 
located along A1A between 16th and 
Malacompra Road, it was necessary for the 
Applicant to adjust the land use and cluster 
plan for the adjacent Ocean Estates 
Community.  The Ocean Estates Insert Map 
dated February 10, 1984, revises the land plan 
for Ocean Estates previously shown on the 
January 14, 1984, Master Development Plan 
Map.  The adjusted plan is consistent with the 
provisions of Section 9.2.a. and provisions of 
Section 17.5. [the Insert Map – Page A-53 –  
identifies the current Lodge site as part of the 
16th Road Park, while the resort buildings and 
amenities are identified as an LM cluster; 
Attachment A, Page A-37] 

Hammock area adjustments to development plan 

16.1  Because of the County’s concern that during 
the later phases of this development there may be 
adequate public beach park and/or governmental 
facilities in the beachfront area the remaining 
portions of the Johnson Beach acres shall not be 
sold or conveyed by the Applicant until the 
Applicant and County have conducted a joint study 
of the need for additional park or governmental 
facilities in the beachfront area.  This study shall 
be completed by the end of Phase II of the 
development.  If the study shows that all or a part 
of the remaining Johnson Beach acreage is or will 
be needed for park or governmental purposes, the 
Applicant shall convey the needed property it now 
owns in the Johnson Beach area as shown on the 
Johnson Beach Site Study Map to the County for 
such purposes within sixty (60) days of such post-
study determination of public need. [Attachment 
A, Pages A-37 through A-38] 

Language sets the stage for future swap in 1998 
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17.5  The Hammock Dunes DRI is a Planned Unit 
Development under Article X of the Flagler County 
Development and Subdivision Regulations [Ord. 
No. 78-8, amended 12-12-1978] because it 
provides adequate open space, vehicular 
circulation and parking, recreation, park and 
school sites, innovative housing designs, and the 
service needs for the tract when fully developed 
and populated, and because this development 
order provides adequate covenants or other legal 
provisions which will help assure conformity to 
and achievement of the purposes of Article X.  For 
purposes of compliance with Article X and other 
County development ordinances, this project, 
during the life of this development order, shall be 
treated as a Planned Unit development subject to 
the following substantive conditions: 

PUD language incorporated into the DRI 

a.    Density 
The Hammock Dunes ADA Master 
Development Plan Map identifies 893 acres for 
residential development out of 2,258 acres.  
Even without credit for lands which the 
Applicant will convey or dedicate to parks, 
open space, schools (See Section 2) and other 
uses under this development order, based 
upon a comparison of the project to the 
Flagler County Comprehensive Plan which 
allows for up to eight (8) dwelling units per 
acre, the Applicant is entitled to 7,144 units.  
Regardless of future density changes in the 
Flagler County Comprehensive Land Use Plan 
or other County regulations, this order limits 
the Applicant to a total of 6,670 dwelling units, 
which is equivalent to 7.47 dwelling units per 
acre on the designated 893 residential acres. 

Description of the overall project 
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b.    Residential Clusters 

The maximum number of dwelling units 
allowed for this project are those set forth in 
Section 17.5.a.  Residential clusters are 
identified in Exhibit 17.5.1. attached.  Data 
about individual clusters including community 
location, density category, acreage and 
number of dwelling units is shown on Table 
17.5.2. Cluster Data.  Site development plans, 
cluster diagrams, and any plats submitted for 
approval by the County shall comply with 
Table 17.5.2. [the area of the current Lodge is 
identified on 17.5.1. – Page A-45 – as part of 
the 16th Road Park, while the resort and 
amenity area is depicted as Cluster 37, 
identified on 17.5.2. – Page A-46 – as “D. 
Estate” and M-H on 20 acres with 437 dwelling 
units] 

Development in identified clusters. 

Individual clusters may vary 15% plus or minus 
from the cluster data identified in Table 
17.5.2.  In the event of such a change, the data 
of other clusters shall also be changed so that 
the overall dwelling units remain in balance.  
At the time of each site development plan and 
cluster diagram review, the Applicant shall also 
submit a revised Table 17.5.2 and revised Map 
17.5.1, which reflects the data redistribution 
and clearly indicates those residential clusters 
affected. 

Allowances for variation in cluster development. 

c.     Allowable Building Height 
Within each cluster density category, there is a 
maximum allowable building height.  Dwelling 
unit density and heights which are granted to 
the Applicant are regulated by the information 
below and Exhibits 17.5.1. (Residential 
Clusters) and 17.5.2. 

Height limits… 

Allowable Building Height 
Cluster Data 
Density Category 

Maximum  
Building Height 
in Stories 

Low (L) 3 
Low-Medium (L-M) 7 
Medium-High (M-H) 20 

 

… based on stories. 
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d.    Building Spacing 

The spacing for buildings shall be determined 
by the County at the time of site development 
plan submittal giving due consideration to the 
need for variety and innovation in housing 
types within this project. 

Spacing (setbacks) based on individual 
development plans. 

e.    Impact of Development Requirements 
The density units, building spacing, and height 
provisions granted by this development order 
are not precedent setting, but are based upon 
particular factual circumstances and 
conditions relating to this development of 
regional impact, including the Applicant’s 
extensive park and school site contributions; 
transportation improvements; open space and 
preservation area commitments; and 
commitments of equipment, facilities, and 
other financial resources to mitigate the 
impacts of the project, as well as other 
conditions and obligations imposed by this 
development order. 

Determination statement 

f.     Signage and Lighting 
Prior to the construction of the first dwelling 
units, the Applicant shall prepare signage and 
lighting guidelines to be used throughout the 
Hammock Dunes development.  These 
guidelines shall deal with the type, location, 
dimensions and materials used for signage and 
lighting. 

Signage and lighting plan scheduling requirement 

g.    Flexibility Considerations 
As a Planned Unit Development, this project is 
expected to seek flexibility within the County 
Development and Subdivision Ordinances, but 
any changes must first be approved through 
the site development plan review procedures 
of Section 17.6.  Regulations which may be 
affected include, but are not limited to: 

Flexibility considerations as a PUD. 

1.    Yard, lot width and size, depth and 
building orientation requirements; 

2.    Minimum road rights-of-way widths, 
typical sections and paving sections; 
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3.    Road swales and rights-of-way clearing 

requirements, particularly where trees and 
natural vegetation systems are to be 
preserved or protected; 

Flexibility considerations as a PUD. 

4.    Cul-de-sac length, right-of-way and turn 
around width provisions; 

5.    Block length and width provisions; 
6.    Bridge and other pedestrian walk 

requirements; 
7.    Off-street parking space requirements; 
8.    Drainage maintenance easements; 
9.    Waterway minimum depth and width. 
[Attachment A, Pages A-40 through A-44] 

17.6  For purposes of compliance with the Flagler 
County Development and Subdivision Regulations 
and other development ordinances, this project 
for procedural purposes shall be treated as a 
“Planned Unit Development” under Article X of 
those regulations.  This project shall be subject 
only to the following review provisions which are 
an elaboration of the review provisions of Article 
X. 

PUD review procedures 

a.    Preliminary Planning Conference 
The Applicant shall meet with appropriate 
County staff to review the preliminary design 
prior to the submittal of the site development 
plan.  The preliminary design shall include a 
sufficient level of information to allow the 
conference participants to identify issues, 
coordinate requirements and otherwise 
promote proper and efficient review of the 
proposed development. 

b.    Site Development Plan 
A site development plan which complies with 
this development order shall be submitted to 
the Flagler County Commission for approval 
prior to the start of construction.  Where a 
residential cluster is to be phased, and a site 
development plan is submitted only for a 
portion of the cluster, a cluster diagram must 
be included along with the site development 
plan. 
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c.     Submittal Requirements 

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

PUD submittal requirements. 

(1)   Site Development Plan 
(a)   application form and fees; 
(b)   lot area in acres or square feet; 
(c)   existing site conditions including 

contours, water course, flood plains, 
coastal zone setback lines, unique 
natural features and wooded areas; 

(d)   proposed lot lines, plot designs, 
easements, and public rights-of-way; 

(e)   the location, height, and floor area of 
all existing and proposed buildings , 
structures and other improvements 
and the use and type of all structures 
shall be indicated; 

(f)   if residential use, the total number and 
number of each type of dwelling units, 
plus: 

gross residential density; 
percentage and square feet of 
building coverage; 
percentage and square feet of 
driveway and parking; 
percentage and square feet of 
street right-of-way. 

(g)   the location and size in acres or 
square feet of all areas to be 
conveyed, dedicated, or reserved as 
common open space, public parks, 
recreational areas, bicycle paths, 
schools and other public and semi-
public uses; 

(h)  the existing and proposed circulation 
system or arterial, collector, and local 
streets, including the number of off-
street parking spaces, loading areas, 
service areas, and points of access to 
the circulation system; 



Application #2962 

 
Hammock Dunes DRI D.O. 

-Page 17- 

HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
(i)    the existing and proposed utility 

systems including sanitary sewers and 
water, electric, gas and telephone 
lines; 

PUD submittal requirements. 

(j)    the existing and proposed water 
drainage pattern and any natural or 
man-made facilities to manage storm 
water, including their capacities and 
specifications; 

(k)   general landscape plan including 
existing and proposed vegetation, 
statement of Applicant’s landscape 
plans and commitments, proposed 
treatment of perimeter of 
development with notes concerning 
signage and lighting; 

(l)    such engineering plans and drawings 
as may be required by the County 
Engineer for review including street 
layout and design, street cross 
sections and profiles, sanitary sewer 
design, storm drainage facilities and 
other utility lines and facilities; 

(m) indication of the public or private 
ownership of all major facilities and 
amenities. 

(2)   Cluster Diagram 
A cluster diagram is required along with a 
site development plan for residential 
developments which do not encompass an 
entire residential cluster.  The cluster 
diagram shall contain the following 
information: 
(a)   the boundary and number of the 

cluster identified on Exhibit 17.8.2.; 
(b)   the location, acreage, and density of 

the proposed site development plan, 
any existing development, and the 
undeveloped portion of the cluster; 

(c)   a diagrammatic land use plan showing 
overall utilities, vehicular and 
pedestrian circulation, water 
management, and all other 
appropriate project features. 
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(3)   Approval of the Site Development Plan 

The County shall review the Site 
Development Plan (and cluster diagram, if 
required) for conformance with the 
development order.  Within sixty (60) days 
of submittal, the site development plan 
shall be approved, approved with 
conditions, or denied.  If the site 
development plan is determined to be in 
compliance with the development order, it 
shall be approved.  Written notice of 
action to deny the site development plan 
shall be given to the Applicant within ten 
(10) days after the action. 

PUD approval steps. 

(4)   Recording 
Upon approval of the Site Development 
Plan and receipt of notification of such 
action from the County Commission, the 
Applicant may present such copies as are 
required to the Clerk of the Circuit Court of 
Flagler County for recording.  A copy of the 
Site Development Plan shall also be sent to 
the Development Administrator. 
[Appendix A, Pages A-41 through A-52] 

17.7  The County and the Applicant recognize that 
this development order will form the basis upon 
which the Applicant or its successors will plan and 
conduct its phased development activities.  
Nothing contained herein shall be considered an 
endorsement or approval by the County of any 
trade practices, method of sale, construction or 
sales activities conducted by the Applicant or its 
successors. [Attachment A, Page A-52] 

Approval by County not endorsement of project. 

Resolution No. 95-50, adopted 7-5-1995 (in part) [Section header to identify D.O. document] 
WHEREAS, Hammock Dunes as proposed in the 
ADA is a planned community located on 
approximately 2,244.91 acres in the 
unincorporated area of Flagler County, consisting 
of 4,400 residential units and related commercial, 
institutional, recreational and other uses; 
[Resolution, page 5] 

Changes to development limits 
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6.5  The Applicant shall submit to DEP, St. Johns 
River Water Management District (“District”), the 
RPC, and the County Engineer, an erosion control 
plan.  Separate plans shall be submitted before 
any construction for the area of the DRI South of 
Jungle Hut Road; the area between Jungle Hut 
Road and 16th Road; and the area north of 16th 
Road.  No land shall be left ungraded without 
groundcover for more than 30 days, except that 
which is necessary for construction of the water 
management system, golf courses, and roadways.  
The erosion control plan shall address the steps to 
mitigate erosion for the construction of the water 
management system, golf courses and roadways in 
sufficient detail to justify the exclusion of these 
from this condition. [Resolution, Page 9] 

Regional review of erosion control plan. 

9.1  The Applicant shall prepare and submit to the 
Game and Fresh Water Fish Commission for review 
and recommendations a plan to relocate any rare 
or endangered plant species or plant species of 
special concern found in areas to be developed, to 
be implemented prior to development of any 
affected area. [Resolution, Pages 9 through 10, in 
part] 

Agency review of plant species plans. 
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9.2.a.  The development in the Hammock area 
(hardwood forest area adjacent to SR A1A) located 
between 16th Road and Malacompra Road shall be 
in compliance with and consistent with the 
provisions of Public Hearing Exhibit 7, which is a 
report entitled “Development Suitability Analysis 
of the Hammock Forest, 16th Road to Malacompra 
Road”, revised January 14, 1984 and as amended 
March 30, 1984. 
If development is ever permitted within the parcel 
designated as number 36 on Exhibits 3A and 4 a 
continuous naturally-vegetated undisturbed buffer 
area must be preserved in its natural state.  This 
preserved buffer area shall be a minimum of one 
hundred feet wide and be located between the 
Florida Department of Transportation right-of-way 
and any development. 
During the construction within the area described 
in the Analysis, the Applicant shall pay the County 
for daily on-site inspections as required by the 
staff of the County Engineer’s office to guarantee 
its’ compliance with this provision and to maximize 
the tree protection required by Section 9.3. 
[Resolution, Pages 10 through 11] 

Hammock area development. 

12.3  The Applicant shall construct, or cause to be 
constructed, a public safety complex consisting of 
a two-bay facility of approximately 5,000 square 
feet within the convenience/commercial site 
located at the easterly end of the Intracoastal 
Waterway bridge.  The facility shall be constructed 
before 750 dwelling units are built on site. 
[Resolution, Page 12] 

Public safety facility construction. 

13.2  The Applicant shall construct or cause to be 
constructed the bike path as shown on the 
Bikeway and Pedestrian System Plan (bike map, 
ADA, p. 31.11), residents’ path, and residents’ trail 
as depicted on such map.  The bike and residents’ 
paths shall link residential areas to the commercial 
and recreational areas and school if located on the 
Hammock Dunes property.  The paths shall be 
constructed prior to or concurrently with the road 
and other infrastructure development. 
[Resolution, Page 12] 

Bike and pedestrian path system. 
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14.1.f. and 14.1.b.  The Applicant shall convey to 
Flagler County sites, for parks, as follows: 

6 acres south of the ICWW Bridge on the 
Intracoastal Waterway; 
10 acres near Princess Place Preserve; 
10 acres near River Club; and 
1.741 acres on the ocean and contiguous to 
the existing ocean front Varn Park with 
approximately 150 feet of frontage on the 
Ocean and rectangular in shape. 

The Applicant gave $66,914.99 in lieu of conveying 
a two-bay boat ramp, as reported in the 1988 
Annual Report. [Resolution, Page 13] 

Parks conveyance. 

15.0  RESIDENTIAL RECREATION [Section header] 
In conformity with Exhibit 3A, the Master 
Development Plan, the Applicant shall reserve 
two acres for Hammock Dunes resident 
recreational purposes in each of the following 
eight communities in Hammock Dunes: Ocean 
Estates, Racquet Club, Ocean Recreation, 
Resort Community, formerly known as 
Destination Resort, Varn Lake, Island Estates, 
formerly known as Fish Island, Fairways 
Community and Harbor Village and the Ocean 
Recreation Hotel if it becomes a condominium.  
[Resolution, Page 13] 

Resident recreation. 

16.1  Because of the County’s concern that during 
the later phases of this development there be 
adequate public beach park and/or governmental 
facilities in the beachfront area the remaining 
portions of the Johnson Beach acres shall not be 
sold or conveyed by the Applicant until the 
Applicant and County have conducted a joint study 
of the need for additional park or governmental 
facilities in the beachfront area.  This study shall 
be completed before January 1, 1998.  If the study 
shows that all or a part of the remaining Johnson 
Beach acreage is or will be needed for park or 
governmental purposes, the Applicant shall convey 
the needed property it now owns in the Johnson 
Beach area as shown on the Johnson Beach Site 
Study Map to the County for such purposes within 
sixty (60) days of such post-study determination of 
public need. [Resolution, Pages 13 through 14] 

Language sets the stage for 1998 land swap. 
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17.5.a.    Density 

The Hammock Dunes ADA Master 
Development Plan Map attached hereto as 
Exhibits 3A and 3B and incorporated by 
reference identified 888 acres for residential 
development out of 2,244.91 acres.  
Regardless of future density changes in the 
Flagler County Comprehensive Land Use Plan 
or other County regulations, this order limits 
the Applicant to a total of 4,400 dwelling units, 
which is equivalent to 4.95 dwelling units per 
acre on the designated 888 residential acres 
and is consistent with the Comprehensive 
Land Use Plan. [Resolution, Page 16] 

Overview of the changes to the development; 
description of the DRI as a whole. 

17.5.b.    Residential Clusters 
The maximum number of dwelling units 
allowed for this project are those set forth in 
Exhibit 3B.  Residential Clusters are identified 
in the Master Development Plan attached 
hereto as Exhibits 3A and 3B and incorporated 
by reference.  Site development plans, cluster 
diagrams, and any plats submitted for 
approval by the County shall comply with 
Exhibits 3A and 3B.  Individual clusters may 
vary 15% plus or minus from the cluster data 
identified in Exhibit 3B, so long as the density 
category for any individual cluster is not 
changed.  In the event of a variance, other 
clusters may be adjusted so that the overall 
number dwelling units is not greater than 
4,400 units.  At the time of each site 
development plan and cluster diagram review, 
the Applicant shall also submit, if appropriate, 
a revised Exhibit 3B which reflects the data 
redistribution and clearly indicates those 
residential clusters affected. [Exhibit 3A 
depicts the current Lodge site as part of the 
16th Road Park, with the surrounding resort 
and amenity area labeled as Cluster 35, Ocean 
Estates, and identified in Exhibit 3B as L-M, 18 
acres in size with 133 dwelling units] 

Residential cluster development. 
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17.5.c.  Allowable Building Height 

Within each cluster density category, there is a 
maximum allowable building height.  Dwelling 
unit density and heights which are granted to 
the Applicant are regulated by the information 
below and Exhibits 3A and 3B (Residential 
Clusters). 

Height limits… 

Allowable Building Height 
Cluster Data 
Density Category 

Maximum  
Building Height 
in Stories 

Low (L) 3 
Low-Medium (L-M) 7 
Medium-High (M-H) 12* 
*    Building height includes residential and 

garage floors. 
 

… by story, inclusive of garage floors. 

17.6.b.  Site Development Plan 
A site development plan which complies with 
this development order shall be submitted to 
the Flagler County Commission for approval 
prior to the start of construction.  If a site 
development plan is submitted for only a 
portion of the cluster, a cluster diagram must 
be included along with the site development 
plan.  

Site development plan review processes. 
A development schedule will become a 
requirement of the PUD Site Development 
Plan review process and may be amended as 
each site plan or subdivision is developed.  
Individual subdivision plats and site plans must 
conform to the requirements of the 
development schedule.  The development 
schedule must include pertinent individual 
cluster data to determine compliance with the 
Master Development Plan for Hammock 
Dunes, Exhibit 3A and Residential Cluster Data, 
Exhibit 3B [Resolution, Pages 17 through 18] 

17.6.c.(2)   Cluster Diagram 
A cluster diagram is required along with a 
site development plan for residential 
development which does not encompass 
an entire residential cluster.  The cluster 
diagram shall contain the following 
information: 

Cluster diagram submittal required with site 
development plan submittal. 
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(a)   the boundary and number of the 

cluster identified on Exhibits 3A and 
3B; [Resolution, Page 18] 

Cluster diagram to identify project area. 

Resolution No. 98-10, adopted 2-16-1998 (in part) [Section header to identify D.O. document] 
9.2.a.  The developer shall take reasonable 
measures to protect or preserve the Atlantic 
Ocean scrub oak habitat consistent with the 
development approved by this order.  Whenever 
possible, the Atlantic coastal scrub oak shall be 
included and featured in all of the landscaping 
plans of the development.  [Resolution, Page 3] 

First mention of protection of scrub oak habitat; 
Hammock area to be preserved through land swap 
included in this amendment.  Section mentions 
“reasonable measures,” does not prohibit impacts 
since scrub habitat is widespread. 

9.4  Prior to initial development of any affected 
area, the Applicant shall relocate any existing 
wildlife species protected by State or federal law 
from areas to be developed to suitable habitats as 
defined by the Game and Freshwater Fish 
Commission and Flagler County. 
 
The Applicant shall take such measures as required 
by Federal, state or local laws or regulations 
concerning threatened or endangered sea turtles. 
[Attachment A, page A-26] 

Wildlife species relocation. 

14.1  Exchange [Section header] 
a.    Exchange of Parks.  The Applicant shall convey, 

or cause to be conveyed to the County, within 
thirty (30) days of the effective date of these 
amendments to the Hammock Dunes DRI as 
provided in Section 6 of this Resolution, those 
two properties known as the Malacompra 
Beach Front Park, a 47.01 acre parcel of 
property legally described on Exhibit “B” 
hereto (the “Beachfront Park”) and a 306.98 
acre parcel of property located along SR A1A 
known as the Malacompra Greenway, legally 
described on Exhibit “C” hereto (the 
“Malacompra Greenway”)(the Beachfront Park 
and the Malacompra Greenway Park 
hereinafter collectively referred to as the 
“Parks”).   

Exchange of parks, swap of lands. 
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Simultaneous with the Applicant’s conveyance 
of the Parks to the County, the County shall 
convey to the Applicant 33 acres of property, 
the majority of which was previously donated 
by the Applicant to the Count, which property 
is legally described on Exhibit “D” hereto (the 
“16th Road Park”).  Simultaneously with the 
County’s conveyance of the 16th Road Park to 
the Applicant, the Applicant shall grant an 
easement to the County for the benefit of the 
general public over the property described on 
Exhibit E hereto (the “Access and Parking 
Easement”), which shall grant the right of 
ingress and egress, parking and beach access 
for pedestrians and motor vehicles and public 
restroom facilities.  The terms and conditions 
of the Access and Parking Easement shall 
contain, among other matters, the following: 
(i) The easement shall run in perpetuity and 
shall not be canceled or terminated without 
the express written approval of the Flagler 
County Board of Commissioners; (ii) The 
Applicant shall at all times maintain and 
provide public access to the beach and 
comparable restroom and parking facilities, 
either over the easement area or such 
temporary areas which may be required 
during the construction of the necessary 
improvements within the easement area; (iii) 
The Applicant shall have the sole right and 
obligation to construct the necessary roadway, 
parking lot improvements, and public 
restroom facilities which shall be constructed 
in a manner consistent with the development 
of Applicant’s surrounding property and 
concurrently with the development of the 
clubhouse intended to be located adjacent to 
the easement area; (iv) The Applicant shall be 
responsible for the installation of the 
landscaping within and adjacent to the 
easement area;  (v) The Applicant shall be 
responsible for the on-going maintenance of 
the improvements, including the landscaping, 
at the Applicant’s sole cost and expense; and 

Exchange occurs between Developer and County. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
(vi) At such time as the Applicant has 
completed construction of the roadway 
improvements, parking area and public 
restroom facilities, the Applicant shall convey 
said improvements and the land on which they 
are located to the County subject, however, to 
a reservation by the Applicant of the right and 
obligation to continue maintaining the 
improvements and the right to use the land 
and improvements in any manner which is 
consistent with the public’s use of the 
improvements for beach access and parking.  
The deed shall contain additional terms and 
conditions to provide that the County may not 
change the public use of the improvements 
without the express written consent of the 
Applicant or its successors and assigns.  The 
County shall, concurrently with its acceptance 
of the conveyance, execute a Release and 
Termination of the Access and Parking 
Easement.  The legal description of the 
improvements and land to be conveyed shall 
be based on an as built survey to be obtained 
by the Applicant once the improvements have 
been completed.  Attached hereto as Exhibit F 
is a legal description of the 16th Road right-of-
way as it traverses the Applicant’s property 
and the 16th Road Park.  Applicant has advised 
the County that a portion of said 16th Road 
right-of-way will need to be vacated in order 
to enable Applicant to develop its property in a 
manner consistent with the Development 
Order.  Accordingly, the County agrees to 
cooperate with Applicant in completing the 
vacation of this 16th Road right-of-way 
provided that Applicant has, prior to the 
commencement of the vacation process, 
granted the Access and Parking Easement.  
The conveyances to the county contemplated 
herein shall be by a deed of conveyance in 
accordance with Chapter 125, F.S.   

Details of obligations under the exchange. 
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HAMMOCK DUNES DEVELOPMENT OF REGIONAL IMPACT (DRI) 
DEVELOPMENT ORDERS 

DRI CONDITION ANALYSIS 
The County shall be responsible for procuring 
all evidence of title and title information 
necessary to examine title to the properties 
described herein being conveyed to the 
County.  The County shall further be 
responsible for procuring the owner’s 
commitment for title insurance and the final 
owner’s title insurance policy for the 
properties being conveyed to the County.  The 
county shall choose its title agent in its sole 
discretion.  Title to the property must be 
marketable as defined by Standard A of the 
Florida Association of Realtors/Florida Bar Real 
Estate Contract.  The Applicant shall be 
responsible for paying for the cost of the title 
evidence and cost of the commitment and 
policy obtained by the County.  The charge for 
said commitment and policy shall be at the 
promulgated rate.  At least 15 days prior to 
any conveyance as contemplated herein the 
Applicant shall provide the County with a 
Phase I Environmental Assessment covering all 
the property being conveyed to the County. 

Additional exchange details. 
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PLAT ADDENDUM 
OCEAN HAMMOCK GOLF COURSE 

NOVEMBER 19, 2001 
OFFICIAL RECORDS BOOK 786, PAGE 824, PUBLIC RECORDS OF FLAGLER COUNTY 

(in part) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

6.    GOLF COURSE PARCEL RESTRICTIONS [Section header] 
The parcels shown hereon will be perpetually 
used as golf course land, lake, clubhouse, 
appropriate associated golf course facilities, 
open space, parks, dune preservation or such 
other appropriate recreational or 
governmental usages approved by the Board 
of County Commissioners. 

The applicant has asserted that the restriction is to 
protect the golf course use from encroachment by 
non-golf related uses.  The BCC, in their 2001 
approval of the current Lodge building, recognized 
the use of transient lodging as appropriate on this 
site as a golf related use.  Ultimately, for clarity of 
the public record, the plat addendum should be 
amended to specifically include lodging.  

7.    FLAGLER COUNTY LAND DEVELOPMENT CODE 
REQUIREMENTS 

[Section header] 

Development is subject to the Flagler County 
Land Development Code except to the extent 
preempted by the Development Order. 

Acknowledged. 

8.    MINIMUM FINISH FLOOR ELEVATIONS [Section header] 
Minimum Finish Floor Elevation shall meet all 
County requirements at the time of 
application for a building permit for the golf 
course related buildings.  However, the 
minimum floor elevation shall not be lower 
than elevation +9.3.  A final certified as-built 
survey will be provided to the County prior to 
issuance of a certificate of occupancy to 
confirm compliance with this criteria.  

This sets a minimum height for occupied areas 
based on the finished floor; building height is 
affected by the minimum height requirement. 

9.    OAK SCRUB PROTECTION [Section header] 
The Developer [Lowe Ocean Hammock, Ltd.] 
shall make reasonable efforts to protect or 
preserve the scrub oak and other oak 
communities in the common areas and other 
areas of the property not used as a roadway, 
clubhouse, or that would prevent the use of 
the land for golf.  In its landscaping program, 
the developer shall use native trees that will 
mature into canopy trees. 

This section literally requires reasonable efforts to 
protect or preserve the scrub oak habitat.  This is 
not an absolute prohibition upon impacts, nor is 
this a carte blanche for widespread removal.  
Every reasonable effort should be made to 
minimize impacts to existing scrub habitat; 
however, County staff also acknowledges the lack 
of natural fire and the overgrowth of the scrub 
adjacent to 16th Road.  This overgrowth is not an 
optimal habitat situation and requires 
maintenance, inclusive of regular burns or 
mechanical cutting, to replicate the natural 
processes that previously prevailed in the area 
prior to construction.  Native trees have been 
previously used in the landscape plan, with many 
of these trees replicating the Hammock canopy. 
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PLAT ADDENDUM 
OCEAN HAMMOCK GOLF COURSE 

NOVEMBER 19, 2001 
OFFICIAL RECORDS BOOK 786, PAGE 824, PUBLIC RECORDS OF FLAGLER COUNTY 

(in part) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

10.  LANDSCAPE REQUIREMENTS [Section header] 
The Developer shall, to the greatest extent 
possible, utilize oak, scrub oak and hickory in a 
general landscaping plan which shall be 
submitted to and approved by the Flagler 
County Engineer prior to commencement of 
construction. 

These species have been previously utilized on this 
site and elsewhere throughout Hammock Dunes. 

14.  DUNE PRESERVATION [Section header] 
The land shown within parcels “BPP1” and 
“BPP2”, depicted on Exhibit “B” attached 
hereto and incorporated herein by reference, 
shall be a non-development zone which is to 
be preserved except for Dune walkovers 
permitted by the State and the County.  
Existing vegetation within parcels “BPP1” and 
“BPP2”, if disturbed, shall be revegetated and 
restored and perpetually maintained with 
plant species approved by the Florida 
Department of Environmental Protection 
[FDEP]. 

The only allowed encroachment into the 
identified, platted beach preservation parcels is 
dune walkovers.  A golf cart path has been 
proposed adjacent to the west boundary of the 
beach preservation parcel.  Golf cart paths are not 
listed in the plat addendum as permitted 
encroachments, so the golf cart path will not be 
permitted to encroach into the beach preservation 
parcel. 

The clubhouse proposed to be located within 
golf course parcel “H” shall also be subject to 
the Coastal Construction Control Line (“CCCL”) 
which is regulated by Florida States Statues 
[sic] and application processes.  A continuous 
barrier curb of 6” x 6” pressure treated timber 
shall be installed along parcel “BPP1” in the 
vicinity of the clubhouse area for a distance of 
400 feet north of 16th Road and perpetually 
maintained by the Ocean Hammock Property 
Owners Association, Inc. to prevent any 
intrusion into the dunes preservation area. 

Coastal construction throughout the County is 
subject to the CCCL.  Construction is permitted 
seaward of the CCCL, but requires authorization by 
permit from FDEP. 

16.  CLUBHOUSE SETBACK [Section header] 
“Setback Line” is defined in section 3.08.02 of 
the Land Development Code of Flagler County.  
The minimum setbacks to the Ocean 
Hammock Golf Course Clubhouse shall be as 
follows: 

Acknowledged. 
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PLAT ADDENDUM 
OCEAN HAMMOCK GOLF COURSE 

NOVEMBER 19, 2001 
OFFICIAL RECORDS BOOK 786, PAGE 824, PUBLIC RECORDS OF FLAGLER COUNTY 

(in part) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

PHASE TWO PERMANENT CLUBHOUSE 
BUILDING 

North (Golf Course) 
To Building 0’ 
To Deck 0’ 
South (16th Road) 
To Building 25’ 
To Deck 20’ 
East (CCCL) 
To Building 0’ 
To Deck 0’ 
West (Development Parcel C-5) 
To Building 20’ 

 

The proposed setbacks are identical to the 
setbacks in the plat addendum. 

17.  PARKING [Section header] 
Developer shall prohibit the golf Course and 
Clubhouse facility users, Developer’s 
employees, while working, and employees, 
while working, of all other entities doing 
business on the platted lands, from parking at 
the Flagler County 16th Road Park during Golf 
Course & Clubhouse operation hours.  Parking 
in other areas of the 16th Road Right-Of-Way 
outside the park area shall be prohibited. 

No changes to this parking policy are anticipated 
as part of this application. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.02.00. – GENERAL PROVISIONS 

(Ord. No. 91-2, 2-18-1991; Ord. No. 03-01, § 4, 2-3-03) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

3.02.01. - Application of regulations. [Section header] 
Except as hereinafter provided:  
A.    Use. No building or land shall hereafter be 

used or occupied and no building or part 
thereof shall be erected, constructed, moved, 
or altered except in conformity with the 
regulations herein specified for the district in 
which it is or is to be located. 

APPLICABLE – Construction is to occur consistent 
with the regulations for the PUD district. 

B.    Building heights. No building shall hereafter be 
erected, constructed or altered so as to exceed 
the height limit specified in the regulations 
herein for the district in which it is located. 

APPLICABLE – Height within a PUD is established 
by the PUD development agreement or, in this 
case, the adopted plat addendum.  Absent 
reference in the plat addendum to maximum 
height, the applicant has proposed that height not 
exceed the maximum height of the current Lodge 
building since this was the acceptable height limit 
previously approved by the County through the 
issued building permit. 

C.    Lots. No lot, even though it may consist of one 
or more adjacent lots of record, shall be 
reduced in size below the requirements of this 
article [ARTICLE III., ZONING DISTRICT 
REGULATIONS]. 

NOT APPLICABLE – No lot is being reduced in area 
as part of this request. 

D.   Yards. No part of a yard or other open space 
required for any building for the purpose of 
complying with the provisions of this article 
shall be included as part of a yard or other 
open space similarly required for another 
building. 

NOT APPLICABLE  -- No double-counting is 
occurring as part of this request. 

E.    Setbacks. Setbacks for lots shall be as 
established in each land use district. However, 
the Coastal Construction Control Line shall be 
the setback line for all lots fronting the Atlantic 
Ocean, unless the Florida Department of 
Natural Resources has issued a permit for 
construction seaward of the Coastal 
Construction Control Line. 

APPLICABLE – Setbacks have been established in 
the approved plat addendum for the Ocean 
Hammock Golf Course.  No construction – inclusive 
of ground-disturbing activities – may occur 
seaward of the CCCL without issuance of a permit 
by the FDEP.  No impacts – other than dune 
walkovers – may occur with the platted beach 
preservation parcel.  Note that the CCCL and the 
primary dune line do not necessarily coincide, nor 
does the CCCL and the boundary of the beach 
preservation parcel.  Both lines are mutually 
controlling respectively to the extent that both 
apply to a land development activity. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.02.00. – GENERAL PROVISIONS 

(Ord. No. 91-2, 2-18-1991; Ord. No. 03-01, § 4, 2-3-03) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

3.02.02. - Rules for determining boundaries. [Section header] 
A.    General: Where uncertainty exists with 

respect to the boundaries of any of the 
aforesaid districts, as shown on the Official 
Land Use Map, the following rules shall apply: 

Acknowledged. 

1.    Unless otherwise indicated, the district 
boundaries are indicated as approximately 
following property lines, land lot lines, 
center lines of streets, highways, alleys, or 
railroads, shorelines of streams, reservoirs 
or other bodies of water, or civil 
boundaries, and they shall be construed to 
follow such lines. 

NOT APPLICABLE – This request does not dispute 
any district boundaries. 

2.    Where a district boundary line, as 
appearing on the official land use map, 
divides a lot which is in single ownership at 
the time of this enactment, the use 
classification of a larger portion may be 
extended to the remainder by the 
planning and zoning director without 
recourse to amendment procedure. 

3.    In case the exact location of a boundary 
cannot be determined by the foregoing 
methods, the planning board shall, upon 
application, determine the location of the 
boundary. 

3.02.03. - Access requirements. [Section header] 
A.    Access to public streets. Access to public 

streets shall be maintained in accordance with 
the following requirements: 

 

1.    Each principal use shall be placed on a lot 
or parcel which provides frontage on a 
public street or approved private street 
dedicated for the use of certain lots or 
parcels but not accepted for maintenance 
by the governing body having a right-of-
way (or street) of not less than twenty (20) 
feet. 

APPLICABLE – The standard is met. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.02.00. – GENERAL PROVISIONS 

(Ord. No. 91-2, 2-18-1991; Ord. No. 03-01, § 4, 2-3-03) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

2.    The access requirements of this section 
and all other conflicting access 
requirements of articles and provisions of 
the Land Development Code shall not be 
applicable to parcels of ten (10) or more 
acres of land which are authorized 
pursuant to section 4.01.00. 

NOT APPLICABLE – The ten acre exception has not 
been requested. 

B.    Section 3.06.04 of the Flagler County 
Development Code, Parking Requirements, 
shall not be applicable to the parcels of ten 
(10) acres or larger developed pursuant to 
section 4.01.00. 

3.02.04. - Nonconformance. [Section header] 
A.    Nonconforming buildings and uses. It is the 

intent of this article to recognize that the 
elimination of existing buildings and structures 
or uses that are not in conformance with the 
provisions of this article is desirable to 
promote orderly and compatible 
development. It is also the intent of this article 
to administer the elimination of 
nonconforming uses, buildings, and structures 
so as to avoid any unreasonable invasion of 
established private property rights. Therefore, 
any structure or use of land existing at the 
time of this article, and amendments thereto, 
but not in conformity with its use regulations 
and provisions, may be continued subject to 
the following provisions: 

NOT APPLICABLE – The present developed use and 
the proposed use are not nonconforming. 

B.    Unsafe structures. Any structure or portion 
thereof declared unsafe by the county building 
official may be restored to a safe condition, 
provided the requirements in this section are 
met. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.02.00. – GENERAL PROVISIONS 

(Ord. No. 91-2, 2-18-1991; Ord. No. 03-01, § 4, 2-3-03) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

C.    Extension. A nonconforming use of a building 
or buildings shall not be extended to include 
either additional buildings, floor area or land 
after the effective date of this article. 
However, the extension of conforming lawful 
use to a nonconforming building shall not be 
deemed the extension of such nonconforming 
building. 

NOT APPLICABLE – The present developed use and 
the proposed use are not nonconforming. 

Exception: A nonconforming use of a building 
or buildings shall not be extended to include 
additional floor area in the R/C 
Residential/commercial district or AC-
Agriculture district unless such floor area 
expansion is specifically authorized by the 
county commission following review and 
recommendation of the planning board. Such 
floor area expansion shall not exceed more 
than twenty-five (25) percent of the existing 
building gross floor area. 

D.    Use. Additional nonconforming uses shall not 
be added. However, a nonconforming use 
established prior to the adoption of this article 
may be changed to another nonconforming 
use of equal or improved character when 
approved by the planning board. 

E.    Restoration of damaged buildings. A 
nonconforming building, structure, or 
improvement which is hereafter damaged or 
destroyed to an extent exceeding fifty (50) 
percent of the reasonable estimated 
replacement cost of the structure (as 
determined by the property appraiser), 
building or improvement may not be 
reconstructed or restored to the same 
nonconforming use except upon approval of 
the planning board. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.02.00. – GENERAL PROVISIONS 

(Ord. No. 91-2, 2-18-1991; Ord. No. 03-01, § 4, 2-3-03) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

F.    Discontinuance. A nonconforming use which 
became such by the adoption of this article 
and which has been discontinued for a 
continuous period of one (1) year shall not be 
re-established and any future use shall be in 
conformity with the provisions of this article. 

NOT APPLICABLE – The present developed use and 
the proposed use are not nonconforming. 

G.    Lots of record. Where a lot of record 
established prior to this article does not 
conform to the dimensional requirements 
contained herein, the lot may be used for a 
single-family dwelling if the district permits 
such use. If the lot is substandard in size and 
the single-family dwelling is unable to 
reasonably meet the setback requirements of 
the district the following minimum setback 
requirements shall apply: 

Front Yard—25 feet 
 Rear Yard—20 feet 
 Side Yard—7.5 feet 
 Street Side Yard—20 feet 

For the use of a nonconforming lot for other 
than single-family purposes, the owner must 
apply for a variance from the planning board. 
Exception: Platted lots or parcels which were 
zoned C-2 (general commercial) and 
established prior to adoption of the Flagler 
County Land Development Code and which 
conform to a minimum lot width of seventy-
five (75) feet and seven thousand five hundred 
(7,500) square feet lot size, shall be exempt 
and may be developed with general 
commercial uses meeting all other 
development standards of the C-2 district. 

3.02.05. - Vision clearance. [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.02.00. – GENERAL PROVISIONS 

(Ord. No. 91-2, 2-18-1991; Ord. No. 03-01, § 4, 2-3-03) 
STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 

A.    Vision clearance. In all use districts, no fences, 
wall, shrubbery, sign, marquee or other 
obstruction to vision between the heights of 
two and one half (2½) and ten (10) feet from 
the street level shall be permitted or 
maintained within twenty (20) feet of the 
intersection of the right-of-way lines of two (2) 
streets or railroad lines, or of a street 
intersection with a railroad line, or street right-
of-way with a driveway. 

APPLICABLE – Vision clearance standards will need 
to be maintained on an initial and continuing basis 
at all driveway intersections. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PAGE INTENTIONALLY BLANK 
 
 
 



Application #2962 

 
LDC Section 3.03.20. 

-Page 1- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.03.00. – USE AND OTHER REQUIREMENTS BY DISTRICT 

SECTION 3.03.20. – PUD – PLANNED UNIT DEVELOPMENT 
(Ord. No. 91-2, 2-18-1991; Ord. No. 97-16, § 2, 9-2-1997; Ord. No. 98-13, § 1, 10-19-1998) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
A.    Purpose and intent. The purpose and intent of 

the planned unit development (PUD) is to 
provide an opportunity for innovative urban 
design techniques, improved use of land, 
protection of valuable natural features in the 
community, desirable land use mix, open 
space, and more economical public services. 
The purpose of this provision is to encourage 
the unified development of large tracts of land 
using more creative and flexible concepts in 
site planning than would otherwise be possible 
through the strict application of minimum and 
maximum requirements of conventional land 
use districts established in this article. The 
proposed PUD must be in harmony with the 
general purpose of the article and the county's 
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. 

Purpose statement sets the framework for the 
remainder of the section and is generally 
applicable to this project, with specific regulatory 
requirements as listed within the remainder of the 
section. 

B.    Permitted principal uses and structures. In the 
PUD, planned unit development, no premises 
shall be used except for the following uses and 
their customary accessory uses or structures, 
after compliance with the requirements of 
section 3.04.00 of this article: 

APPLICABLE – However, additionally recognizing 
that the Hammock Dunes DRI permitted a range of 
uses associated with a destination resort. 

1.    Single-family dwellings; mobile homes. 
2.    Two-family dwellings. 
3.    Multifamily dwellings. 
4.    Private clubs. 
5.    Community clubs. 
6.    Public uses. 
7.    Public utilities. 
8.    Houses of worship. 
9.    Schools. 
10. Medical or dental clinics. 
11. Nursing homes. 
12. Institutions. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.03.00. – USE AND OTHER REQUIREMENTS BY DISTRICT 

SECTION 3.03.20. – PUD – PLANNED UNIT DEVELOPMENT 
(Ord. No. 91-2, 2-18-1991; Ord. No. 97-16, § 2, 9-2-1997; Ord. No. 98-13, § 1, 10-19-1998) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
13. Private airstrips. 

APPLICABLE – However, additionally recognizing 
that the Hammock Dunes DRI permitted a range of 
uses associated with a destination resort. 

14. Recreation and open space. 
15. Child care centers designed and 

constructed according to child care center 
rules and regulations adopted pursuant to 
House Bill 1867, Chapter 69-1677, Special 
Acts, State of Florida, and revised on 
October 31, 1975. 

16. Commercial uses and structures 
compatible with the other use proposed in 
the overall development plan. Other uses 
and structures of nature similar to those 
listed, after determination by the county 
commission at the time of overall 
development plan approval that such uses 
and structures are appropriate to the PUD 
development and to the overall 
development of the county. 

17. Shopping center development with all uses 
consistent with the permitted uses of the 
C-2 shopping center district. 

18. Home occupations (subject to special 
exception regulations for home 
occupations as outlined in subsection 
3.07.03G.). 

C.     Dimensional requirements. [Section header] 
1.    Minimum project size: Five (5) acres. APPLICABLE – The overall area of the DRI exceeds 

2,000 acres 
2.    Density: See subsection 3.04.02E. APPLICABLE 
3.    Minimum lot area: See subsection 

3.04.04A. 
APPLICABLE 

D.   Detailed procedure. See section 3.04.00, 
Planned unit development. 

APPLICABLE – The reclassification procedure is 
now being followed to recognize the presence of 
the Lodge on the site where it has been developed 
since 2001 and to permit the re-development of 
this site into a 198-room hotel. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 

(Ord. No. 91-2, 2-18-1991; Ord. No. 02-02, § 1, 1-22-2002) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

3.04.01. - PUD defined. [Section header] 
A.    For the purposes of this article, a planned unit 

development (PUD) shall mean the 
development of land under unified control 
which is planned and developed as a whole in 
a single or programmed series of operations 
with uses and structures substantially related 
to the character of the entire development. A 
PUD must also include a program for the 
provisions, maintenance and operation of all 
area, improvements, facilities, and necessary 
services for the common use of all occupants 
thereof. 

This section provides the preamble for the 
remainder of the section.  This section also relays 
the self-sufficient nature of a PUD. 

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. 

The Hammock Dunes DRI had previously 
demonstrated this harmony through its initial 
approval, inclusive of subsequent development 
within its boundaries, inclusive of the current 
Lodge facility. 

3.04.02. - Reclassification procedure. [Section header] 
A.    Application for reclassification to a PUD. A 

PUD shall be initiated by a land use 
amendment [rezoning] reclassifying the 
subject areas as a planned unit development, 
pursuant to the provisions of subsections 
3.05.05A and 3.05.05B of this article. The 
application for reclassification to a PUD shall 
require the following: 

APPLICABLE – This rezoning was prompted by the 
site development plan application request. 

1.    Boundary survey of the area to be 
classified as a PUD; 

APPLICABLE – Submitted by the Applicant. 

2.    The name and address of the owner(s) 
and, if applicable, evidence of the 
assignment of an agent who represents 
the owner(s); 

3.    Evidence of unified control of the entire 
area within the PUD with all owners within 
the area of same identified; 
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ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 

(Ord. No. 91-2, 2-18-1991; Ord. No. 02-02, § 1, 1-22-2002) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

4.    An agreement by all owners within the 
PUD which includes their commitment to: 

APPLICABLE – The area subject to this request is 
currently subject to an agreement, the plat 
addendum for the Golf Course. 

(a)   Proceed with the proposed 
development in accordance with the 
adopted PUD ordinance as advertised 
and approved by the Flagler County 
Commission; and, 

(b)  Provide a written statement of a 
proposal for completion of such 
development according to plans 
approved by such ordinance, and for 
continuing operating and maintenance 
of such areas, functions, and facilities 
as are not to be provided, operated, or 
maintained by Flagler County pursuant 
to written agreement; and, 

(c)   Bind their successors to title to any 
commitments made in their 
application. 

B.    Materials to accompany petition. An 
application for reclassification to or 
development of a PUD shall be accompanied 
by the following in sufficient copies as deemed 
necessary by the Flagler County Commission 
for referrals and recommendations: 

APPLICABLE – The Applicant has provided these 
materials. 

1.    A written description of the intended plan 
of development, clearly indicating where 
approval of the PUD will benefit the future 
occupants of the proposed development 
and Flagler County in general. 

APPLICABLE – The Applicant’s narrative provides 
this justification. 

2.    A sketch plan at an appropriate scale 
supporting the above statement 
illustrating: 

APPLICABLE – Included. 

(a)   The conceptual location of all uses; 
and, 

APPLICABLE – Included. 

(b)  The number and type of residential 
units proposed and their general site 
distribution; and, 

NOT APPLICABLE 

(c)   Vehicular and pedestrian circulation 
diagram; and, 

APPLICABLE – Included. 
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ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 
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STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(d)  A plan for open space and recreational 
uses, with estimates of approximate 
acreage to be dedicated and that to be 
retained in common or private 
ownership; and, 

APPLICABLE – Included. 

(e)   A topographic map at an appropriate 
scale showing existing contour lines, 
including all existing buildings, wooded 
areas, and unique natural features. 

NOT APPLICABLE – The site is developed and no 
new contours are anticipated from re-
development. 

3.    General statement indicating how the 
maintenance and ownership of common 
facilities will be handled. 

APPLICABLE – Included. 

4.    Conceptual development phasing 
including: 

NOT APPLICABLE 
(a)   Areas to be developed; and, 
(b)   Streets, utilities and other 

improvements necessary to serve the 
proposed development; and, 

(c)   The dedication of land to public use. 
C.    Preapplication conference. The applicant shall 

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

APPLICABLE – This requirement was satisfied in 
May, 2014. 
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SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 
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STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

D.    Simultaneous DRI and PUD application review 
(optional). In cases where a proposed PUD 
must also obtain approval as a Development of 
Regional Impact (DRI) under the provisions of 
Chapter 380.06 Florida Statutes, the developer 
may opt for simultaneous review by the Flagler 
County Commission. When the developer, 
with the concurrence of the land owner(s), 
requests simultaneous PUD and DRI review, 
the public hearing required for the DRI 
application shall also serve as the public 
hearing provided under subsection 3.05.05C of 
this article. The time limits set by Florida 
Statutes for the review of a DRI shall be 
applicable and those set by this article for the 
review of land use amendments shall be 
waived. The developer may submit copies of 
the completed DRI application for 
development approval, including maps and 
exhibits, in fulfillment of the PUD 
reclassification application requirements, 
where applicable. All requirements of 
subsection 3.04.02A and 3.04.02B, however, 
shall be met. 

NOT APPLICABLE – This is the history of the 
Hammock Dunes DRI, which included 
simultaneous review of the DRI and PUD.  Both 
were intermingled through the County’s 
processes.  

E.    Density of development. The density of the 
PUD shall comply with the Flagler County 
Comprehensive Land Use Plan and these 
regulations. 

NOT APPLICABLE – The proposed use does not 
generate a residential density. 

F.    Action by the planning 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: 

APPLICABLE – This is the action by the Planning 
and Development Board specific to the rezoning 
request. 
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ARTICLE III. – ZONING DISTRICT REGULATIONS 
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STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

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. 

APPLICBLE – Note also the statement on covenants 
and restrictions provided in 5. below. 

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. 

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, in the 
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. 

4.    Approval of a PUD application by the 
board of county commissioners shall be 
contingent upon acceptance by the 
applicant within thirty (30) days. 

5.    The county shall not be responsible for 
approving or enforcing any covenants and 
restrictions related in any PUD project. 
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ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 

(Ord. No. 91-2, 2-18-1991; Ord. No. 02-02, § 1, 1-22-2002) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

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: NOT APPLICABLE – These are the minor deviations 

permitted for PUDs that would not require public 
hearing processes.  Arguably, the request meets 
the three requirements listed in this section. 

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. 

H.    Expiration of time limits provided in ordinance 
creating a PUD. 

[Section header] 

1.    Development actions required by the 
ordinance creating a PUD shall be taken 
within one (1) year of the date of 
enactment, or, due to the project's size 
and complexity, other time limits set by 
the Flagler County Commission. If such 
time limits expire, the approval of the PUD 
shall become invalid and the area shall 
revert back to the previous land use 
classification. The applicant may request 
and the commission may grant extensions 
to the time limits. 

APPLICABLE 2.    The applicant must begin and substantially 
complete the development of the planned 
unit within two (2) years from the time of 
its final approval. If the planned unit is to 
be developed in stages, the applicant shall 
submit a development schedule for 
commencement and completion of each 
phase for approval by the county 
commission with his application for 
development approval. 

3.    The applicant must begin and complete 
the development of each phase according 
to the approved development schedule. 
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ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 

(Ord. No. 91-2, 2-18-1991; Ord. No. 02-02, § 1, 1-22-2002) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

4.    No time extension will be granted by the 
county commission if the project is 
considered not to be an ongoing PUD. An 
ongoing PUD is one in which substantial 
and good faith progress has been shown 
by conducting construction activities in a 
regular continuing and orderly manner 
designed to meet the approved 
development schedule dates. 

APPLICABLE 

5.    Determination by the county commission 
that the PUD is not ongoing will be 
considered cause for revocation of the 
PUD approval for development. 

3.04.03. - Site development review of a PUD. [Section header] 
A.    Site development plans. Following the 

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

This section describes the review process for site 
development plans. 

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

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

APPLICABLE – Requirement met through May 
meeting and TRC meeting with staff. 

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

APPLICABLE – Included. 

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

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

(c)   Building setbacks defining the distance 
buildings will be set back from: 
1.    Surround property lines; 
2.    Proposed and existing streets; 
3.    Other proposed buildings; 
4.    The centerline or banks of rivers, 

streams and canals; 
5.    The high-water line of freshwater 

lakes, mean high-water line for 
saltwater; 

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

(d)   Maximum height of buildings; 
(e)   The number and type of residential 

units proposed, their general site 
distribution, average density and price 
ranges; 

NOT APPLICABLE 
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(f)   Proposed floor area ratios and 
maximum ground coverage for 
nonresidential uses; 

APPLICABLE – Included. 

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

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

(i)    Location, character and scale of 
parking including: 
1.    Developed recreation; 
2.    Common open space; 
3.    Natural areas; and 
4.    Screening, buffering and 

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

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

NOT APPLICABLE 

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

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

NOT APPLICABLE – Utilities are connecting through 
existing mains. 

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

NOT APPLICABLE – Improvements are to be 
privately maintained. 

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

NOT APPLICABLE – No staging has been proposed. 

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

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

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

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

NOT APPLICABLE – Fire protection is still provided 
by the County. 

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

NOT APPLICABLE – No funds have been offered 
and none are required. 
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ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.04.00. – PLANNED UNIT DEVELOPMENT 

(Ord. No. 91-2, 2-18-1991; Ord. No. 02-02, § 1, 1-22-2002) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

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

APPLICABLE – Additional restrictions over the Golf 
Course have been propose by the Applicant, 
although the text has not been finalized. 

9.    Any special surveys, approvals or reports. APPLICABLE – A parking analysis has been 
requested. 

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

APPLICABLE – Provided by the Applicant. 

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

APPLICABLE – This is the BCC process. 

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

APPLICABLE – Any action will be recorded. 

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

 
 
 

APPLICABLE – Permits are required and no work 
may commence until County permits are in place. 
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3.04.04. - Standards and criteria. [Section header] 
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. 

APPLICABLE – Although no waivers have been 
requested. 

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. 

APPLICABLE – This request does not impact open 
space, other than impacts to the Golf Course’s 
designated Parcel BLP5, set aside for buffer and 
landscape purposes by plat. 

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. 

NOT APPLICABLE – This request does not include 
residential uses. 

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. 

APPLICABLE – Although it is anticipated that this 
requirement will not be necessary since a new plat 
or condo is not proposed as part of this request. 
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STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
A.    Off-street parking space requirements. [Section header] 

1.    Single and two-family dwellings: Two (2) 
spaces per dwelling unit. 

NOT APPLICABLE 

2.    Multi-family dwellings: One and one-half 
(1.5) spaces per dwelling unit (one 
bedroom units); one and three-quarters 
(1.75) spaces per dwelling unit (two-
bedroom units); two (2) spaces per 
dwelling unit (three (3) bedrooms or 
more). 

3.    Planned unit development: Shall meet the 
space requirements of that particular 
occupancy. (Exception: The parking 
requirements of nonresidential uses in a 
PUD may be approved by the county 
commission.) 

APPLICABLE 

4.    Mobile home parks and subdivisions: Two 
(2) spaces per mobile home. 

NOT APPLICABLE 

5.    Institutional uses such as sanitariums, rest 
homes, hospitals, and nursing homes: One 
(1) space for each two (2) beds plus one 
(1) space for each employee. 

6.    Place of public assembly such as 
auditoriums, churches, theaters, and 
recreational facilities: One (1) space for 
each four (4) seats. 

7.    Clubs, lodges, dance, art and music studios 
and other similar semipublic uses: One (1) 
space for each two hundred (200) square 
feet of gross floor area. 

8.    Golf courses: Two (2) spaces for each hole 
plus one (1) space for each two hundred 
(200) square feet of clubhouse, plus one 
(1) space for each employee. 
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STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
9.    Hotels and motels: One (1) space for each 

sleeping room plus one (1) space per 
employee for the maximum number on 
the premises at any time. Additional 
spaces for accessory uses such as 
restaurants and lounges shall also be 
provided to the extent needed to serve 
the public other than hotel/motel guests. 

NOT APPLICABLE 

10.  All commercial uses excepting motels and 
hotels: One (1) space for each two 
hundred (200) square feet of gross floor 
area. 

11.  Manufacturing uses: One (1) space for 
each employee of the maximum number 
employed on the premises at any one (1) 
time plus one (1) space for each five 
thousand (5,000) square feet of gross floor 
area. The employer must sign an affidavit 
to the effect that the number of 
employees will not exceed the maximum 
number on which parking requirements 
are based, and that if such number is 
exceeded, additional parking shall be 
provided to accommodate the additional 
employees. 

12.  Wholesale/warehouse uses: one space for 
each one thousand (1,000) square feet of 
gross floor area. 

13.  Office uses: One (1) space for each two 
hundred (200) square feet of gross 
leasable floor area. 

14.  Medical and dental office uses: One (1) 
space for each one hundred fifty (150) 
square feet of gross leasable floor area. 

15.  Restaurant/bar use: One (1) space for 
each fifty (50) square feet of gross seating 
area, plus one (1) space for each employee 
per shift. 
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SECTION 3.06.04. – PARKING REQUIREMENTS FOR ALL DISTRICTS 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
16.  Shopping center: Five (5) spaces per one 

thousand (1,000) square feet of gross 
leasable floor area. 

NOT APPLICABLE 

17.  Adult congregate living facility: One (1) 
space for each unit plus one (1) space for 
each full-time employee. 

18.  Rental warehouses: Calculations to be 
based on square footage of office (1 per 
300 square feet) plus warehouse (1 per 
1,000 square feet). Minimum number per 
rental unit = three (3) spaces. The 
employer must sign an affidavit to the 
effect that the number of employees will 
not exceed the maximum number on 
which parking requirements are based, 
and that if such number is exceeded, 
additional parking shall be provided to 
accommodate the additional employees. 

19.  Service station: One (1) space per one 
hundred fifty (150) square feet of gross 
floor area devoted to sales plus sufficient 
area to accommodate vehicles at pumps 
without interfering with other parking, 
plus one space for each employee. 

B.   Design standards for off-street parking. [Section header] 
1.    Minimum size parking space. The 

minimum size of each parking space 
required under Section 3.06.04 shall be 
one hundred eighty (180) square feet with 
minimum dimensions of nine (9) by twenty 
(20) feet. The front of a motor vehicle may 
encroach into any landscaped area a 
maximum of two (2) feet provided that 
said area is a minimum of four (4) feet in 
width for each abutting parking space and 
properly protected by wheel stops or 
curbs. Two (2) feet of the required parking 
space depth may extend from the face of 
the wheel stop or curb into the landscaped 
area. 

APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.04. – PARKING REQUIREMENTS FOR ALL DISTRICTS 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
2.    Drainage. Offstreet parking and loading 

space areas shall be drained to prevent 
damage to abutting property and/or public 
street and alleys, and, where more than 
two off-street parking spaces are required, 
they shall be surfaced with concrete, paver 
block or asphalt materials meeting the 
requirements of the Subdivision 
Regulations. APPLICABLE 

3.    Entrances and exits. Landscaping, curbing 
or other barriers shall be provided along 
lot boundaries to control entrance and exit 
of vehicles. The design of the parking area 
shall be such that motor vehicles are 
neither required or encouraged to back 
into a public street. 

4.    Screening. See Article V Other 
Development Design and Improvement 
Standards, Section 5.01.00 Landscaping 
and buffer yard requirements. 

APPLICABLE – However, exemptions exist for 
PUDs; see Sec. 5.01.06.(2). 

5.    Plans. All parking and landscaping plans 
shall be subject to site plan review. 

APPLICABLE – This review is underway now as part 
of this request. 

6.    Change of use for new or existing buildings 
and structures. Whenever a change of use 
occurs, not involving structural 
enlargement, so that the available parking 
space is less than the minimum required, 
additional parking spaces shall be provided 
so as to comply with such requirements in 
this section. 

NOT APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.04. – PARKING REQUIREMENTS FOR ALL DISTRICTS 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
7.    Deviation from parking area surface 

requirements. Subsection (b)(2) sets forth 
the pavement requirements for all 
offstreet parking areas. Where the County 
Commission determines that it is in the 
best public interest to allow alternative 
parking area surfaces for offstreet parking 
areas based on environmental and 
development conditions and/or occasional 
use characteristics (such as overflow 
parking), the county commission may 
grant a parking area surface deviation. The 
total parking area surface deviation 
granted shall not exceed twenty-five (25) 
percent of the required offstreet parking 
spaces of section 3.06.04. 

NOT APPLICABLE – No such deviation has been 
requested by the Applicant. 

8.    Alternative parking area surfaces. 
Offstreet parking areas that are not 
provided with the type of surface specified 
in subsection (b)(2) shall be graded and 
surfaced with crushed stone, gravel, or 
shell material approved by the County 
Engineer to provide a surface that is stable 
and will reduce dust and erosion. The 
perimeter of such parking areas shall be 
defined by bricks, stones, railroad ties or 
similar devices. In addition, whenever such 
an offstreet parking area abuts a paved 
street, the driveway leading from such 
street to such area (or, if there is no 
driveway, the portion of the vehicle 
accommodation area that opens onto such 
streets) shall be paved as provided in 
subsection (b)(2) for a distance of twenty 
(20) feet back from the edge of the paved 
street. This subsection shall not apply to 
single-family or two-family residences. The 
design of the alternative parking areas 
shall be approved by the county engineer. 

NOT APPLICABLE – No alternative surfaces have 
been requested by the Applicant. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.04. – PARKING REQUIREMENTS FOR ALL DISTRICTS 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
9.    Parking space markings. Parking spaces in 

areas surfaced in accordance with 
subsection (b) shall be appropriately 
demarcated with painted lines or other 
markings. Parking spaces in areas surfaced 
in accordance with subsection (d) shall be 
demarcated with railroad ties or concrete 
curb stops. APPLICABLE 10.  Parking area maintenance. Offstreet 
parking areas shall be properly maintained 
in all respects. In particular, and without 
limiting the foregoing, parking area 
surfaces shall be kept in good condition 
(free from potholes, etc.) and parking 
space lines, curb stops and markings shall 
be clearly visible. 

C.    Offstreet automobile parking. [Section header] 
1.    Offstreet automobile storage or parking 

space shall be provided on every lot on 
which any permitted or special exception 
is established in accordance with 
subsection 3.06.04 of this section. 

APPLICABLE 

2.    The term "offstreet parking space" shall 
mean a space at least nine (9) feet wide 
and twenty (20) feet in length with a 
minimum net area of one hundred eighty 
(180) square feet, excluding area for 
egress and ingress and maneuverability of 
vehicles. 

3.    Offstreet parking existing at the effective 
date of this article [ARTICLE III., ZONING 
DISTRICT REGULATIONS] in connection 
with the operation of an existing building 
or use shall not be reduced to an amount 
less than hereinafter required for a similar 
new building or use. 

D.    Flexibility in administration of parking 
requirements. 

[Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.04. – PARKING REQUIREMENTS FOR ALL DISTRICTS 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1.    The county commission recognizes that, 

due to the particularities of any given 
development, the inflexible application of 
the parking standards set forth in 
subsection 3.06.04 may result in a 
development either with inadequate 
parking spaces or parking spaces far in 
excess of its needs. The former situation 
may lead to traffic congestion or parking 
violations in adjacent streets as well as 
unauthorized parking in nearby private 
lots. The latter situation wastes money as 
well as space that could more desirably be 
used for environmentally useful open 
space. Therefore, the county commission 
following review and recommendation 
from the planning board, may permit 
deviations from the presumptive 
requirements of subsection 3.06.04 and 
may require more parking or allow less 
parking whenever it finds that such 
deviations are more likely to satisfy the 
standard set forth in subsection 3.06.04. 

APPLICABLE – However, no flexibility has yet been 
requested by the Applicant. 

2.    Without limiting the generality of the 
foregoing, the county commission may 
allow deviations from the parking 
requirements set forth in subsection 
3.06.04 when it finds that: 

Acknowledged. 

(a)   A residential development is 
irrevocably oriented toward the 
elderly or second home retiree 
market. 

NOT APPLICABLE 

(b)   A business that is primarily oriented to 
walk-in-trade. 

NOT APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.04. – PARKING REQUIREMENTS FOR ALL DISTRICTS 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(c)   There are unique circumstances such 

as environmental concerns or public 
and semipublic uses including public 
parks, churches, organizations 
operating as a nonprofit activity 
serving a public purpose, 
noncommercial clubs, cultural 
activities, etc. 

APPLICABLE – Especially in consideration of the 
reasonable measures to avoid impacting the scrub 
oak habitat as required by the Development Order 
and plat addendum. 

3.    Whenever the county commission allows 
or requires a deviation from the 
presumptive parking requirements set 
forth in subsection 3.06.04, it shall enter 
into the record the reasons for allowing or 
requiring the parking deviation. The 
county commission may require the 
applicant to reserve a portion of the 
property in open space for future parking 
area expansion. 

APPLICABLE – If flexibility is provided, the reasons 
shall be provided in the public record.  Open space 
in this instance would be inclusive of future 
parking expansion use. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
A.    Purpose and applicability. The purpose of the 

A1A Scenic Corridor Overlay (SCO) district is to 
protect and enhance the natural and man-
made environments of this unique and special 
portion of Flagler County, thereby preserving 
quality of life and property values within the 
corridor. 

The purpose statement sets the framework for the 
remainder of the section and is generally 
applicable to this project, with specific regulatory 
requirements as listed within the remainder of the 
section. 
  

The requirements of this Section shall apply to 
all parcels or lots adjoining State Road A1A 
including its right-of-way from the Northern 
border of the Town of Beverly Beach to the 
Southern border of the Town of Marineland 
and also including all parcels or lots adjoining 
16th Road east from A1A to the Ocean, Mala 
Compra Road, Bay Drive and Jungle Hut Road, 
including subsequent divisions or lot splits of 
said parcels or lots existing as of December 21, 
2001. The sum of this area shall be referred to 
as the A1A Scenic Corridor for purposes of this 
section. 

The subject parcel adjoins 16th Road east from 
A1A to the Atlantic Ocean; however, this parcel 
existed prior to December 21, 2001 and was part 
of an approved DRI which existed since 1984, 
predating the establishment of the Overlay 
District.  The subject golf course parcel was 
created by plat  approved by the Board of County 
Commissioners on November 19, 2001.  The north 
portion of Golf Course Parcel H (the parcel which 
includes the Lodge/Clubhouse and parking located 
north of 16th Road) has 888.89 feet of frontage 
along 16th Road per plat.  Buffer/Landscape Parcel 
BLP5 (the parcel located south of 16th Road) has 
1516.99 feet of frontage along 16th Road per plat.  
Both the south parcel line of Parcel H and the 
north line of BLP5 adjacent to 16th Road include a 
15 foot wide utility easement.  Note also that 16th 
Road is depicted on the plat as an 80 foot wide 
right-of-way. 

The requirements of this section are 
supplemental to existing zoning regulations 
within the area defined above. All 
development must be in compliance with the 
standards of the underlying zoning district and 
the additional requirements or relief of the 
overlay district. In the event of any conflict 
between the provisions of this section and 
other requirements of this article, the 
provisions of this section shall prevail. 

The underlying zoning district here is Planned Unit 
Development (PUD), as established by the DRI 
Development Order (which continues to apply to 
this project through the Essentially Built Out 
Agreement). 

B.    Architectural standards. This subsection 
applies to nonresidential development within 
the A1A corridor. 

APPLICABLE – Subject request is for nonresidential 
development. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
1.    Commercial metal buildings shall be 

prohibited in the A1A Scenic Corridor. 
APPLICABLE – No metal-clad buildings are 
proposed with the subject request. 

2.    Building lengths along the front dimension 
of the property may not exceed two 
hundred (200) feet. 

NOT APPLICABLE – The building length of the 
proposed hotel/lodge exceeds 200 feet but if the 
applicant is required to put that length on the 
oceanfront it would defeat comprehensive plan 
policies promoting a more rural beach front 
without buildings lining the oceanfront and 
presenting a continuous building mass to the 
public using a public beach park.  This provision 
must be subordinated to the comprehensive 
planning policies and draws support from the 
decision of the Administrative Law Judge as 
affirmed by the Governor and Cabinet in 2011. 

3.    For purposes of this section, a recognized 
architectural style shall be one which is 
recognized by design professionals as 
having a basis in classical, historical or 
academic architectural design 
philosophies. The following shall not be 
considered acceptable architectural styles 
within the A1A Scenic Corridor: 

APPLICABLE – The proposed style is Mediterranean 
Revival/Spanish Colonial Revival as popularized by 
Addison Mizner in Florida in the early 20th 
Century.  

a.    Corporate signature or commercial 
prototype architecture. 

NOT APPLICABLE – No corporate signature or 
commercial prototype architecture is proposed. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
b.    Any architecture that is exotic and 

clearly out of character with the A1A 
community character. Examples of 
exotic and unacceptable architecture 
include architecture that does not 
resemble a typical structure, but 
resembles out-of-place structures like 
igloos, tepees, medieval castles, caves 
and the like; or that resembles an 
exaggerated plant, animal, fish, edible 
food or other such item such as giant 
oranges, ice cream cones, dinosaurs 
and the like. This subsection shall not 
apply to public improvements that are 
consistent with the A1A Corridor 
Management Plan as interpreted by 
the Corridor Management Entity. 

APPLICABLE – The Mediterranean Revival/Spanish 
Colonial Revival style blends with the existing 
buildings in the Hammock Beach Resort complex; 
no “out-of-place structures” are proposed.  Note 
that while the request does include public 
improvements within the 16th Road right-of-way – 
including the replacement of the restroom building 
at Old Salt Road Park – these improvements have 
not been determined by the Corridor Management 
Entity to be consistent with the A1A Corridor 
Management Plan. 

4.    Accessory structures. These structures 
shall be similar in style, color, and building 
material to their principal structures. 

APPLICABLE – Accessory structures as proposed 
are similar to the proposed principal structures. 

5.    Exterior walls. All exterior walls shall be 
constructed of finished materials such as 
stucco, natural brick or stone, finished 
concrete, horizontal wood siding or other 
similar material including synthetic 
materials similar in appearance and 
durability. Exposed smooth concrete block 
or metal finishes shall not be permitted, 
except where determined to be an integral 
feature of a recognized architectural style. 
For any facade facing a street, parking lot 
or residential property line, wall planes 
need to be encouraged punctuated by two 
(2) or more of the following techniques: 

APPLICABLE – Anticipated finish is stucco. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
a.    Use of windows of style and 

proportions in keeping with the 
chosen architectural style. Retail 
establishments must incorporate store 
front windows at pedestrian level 
where adjacent to streets or interior 
sidewalks. 

APPLICABLE – Windows and balconies are 
proposed along the south building elevation 
adjacent to the 16th Road right-of-way consistent 
with the Mediterranean Revival/Spanish Colonial 
Revival architectural style. 

b.    Use of ground level arcades or 
porches. 

APPLICABLE – These features will be incorporated 
along the west portion of the building.  The south 
portion of the building adjoining 16th Road could 
include these features, but the setback of the 
building from the parcel line and the proposed 
landscape buffer would obscure these features 
from view from the corridor’s right-of-way. 

c.    Use of protected or recessed entries. APPLICABLE – Again, these features may be 
included in the exterior, but if provided along the 
south elevation, would be obscured from view 
from the corridor’s right-of-way. 

d.    Use of vertical elements (including 
architectural features such as 
pilasters, columns, canopies, porticos, 
arcades, colonnades and/or parapets) 
on or in front of expansive blank walls 
to interrupt facades into modules of 
less than sixty (60) feet. 

APPLICABLE – Again, these features may be 
included in the exterior, but if provided along the 
south elevation, would be obscured from view 
from the corridor’s right-of-way. 

e.    Use of multiple wall plane offsets and 
projections of at least three (3) feet 
each. 

APPLICABLE – Again, these features may be 
included in the exterior, but if provided along the 
south elevation, would be obscured from view 
from the corridor’s right-of-way. 

f.     Retaining a clear distinction between 
roof, body and base of a building. 

APPLICABLE – Again, these features may be 
included in the exterior, but if provided along the 
south elevation, would be obscured from view 
from the corridor’s right-of-way. 



Application #2962 

 
LDC Section 3.06.11. 

-Page 5- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
6.    Roofs: The use of hip or gable roofs is 

highly encouraged. Pitches in excess of 
6:12 are desirable. The use of dormers, 
metal roof material, or dimensional 
shingles help break large roof planes. Flat 
roofs shall include parapet or partial roofs 
to provide architectural interest and to 
screen rooftop equipment when viewed at 
the property lines from standing height. 

APPLICABLE – Proposed roof style is a hip roof clad 
in tile in the Mediterranean Revival/Spanish 
Colonial Revival style. 

C.    Dumpster and waste containers. Dumpster 
and waste containers shall be screened by a 
wall or a fence with vegetative screening 
around it. The vegetative screening shall be 
installed on at least three (3) sides of the 
utility equipment, and shall be located outside 
any wall or fence. Such vegetative screening 
shall include shrubs which will achieve a height 
of five (5) feet within one (1) year, planted 
with a spacing not exceeding five (5) feet on 
center, or as an alternative, another form of 
vegetative screening that creates an effective 
visual screen. 

APPLICABLE – The subject request includes a trash 
collection area under the southernmost proposed 
building, completely enclosed, and is accessed 
from 16th Road. 

D.    Loading docks. Loading docks in the A1A 
Scenic Corridor shall be located or constructed 
at the rear of the building, and shall be 
oriented as much as possible as to be 
concealed from adjacent residential uses. 

APPLICABLE – The subject request includes a 
service entrance along 16th Road; with the subject 
parcel bounded to the west by parking area and 
residential development, the north by golf course, 
the east by dune, and the south by the right-of-
way, there are no other options for locating 
service entrances along the building line than the 
south elevation along the 16th Road right-of-way. 

E.    Access standards. The county shall strive to 
limit new access points to SR A1A through the 
use of shared access, secondary access 
between adjacent uses, and reasonable 
spacing between primary access points. The 
following standards shall be applied to reduce 
traffic congestion and safety issues, reduce the 
amount of pavement in driveways, as well as 
to reduce the visual impacts of strip 
development caused by multiple access points. 

NOT APPLICABLE – The standard refers only to 
minimizing access points along SR A1A; the subject 
parcel does not directly access A1A. 



Application #2962 

 
LDC Section 3.06.11. 

-Page 6- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
1.    For corner parcels less than one (1) acre in 

size, access only from local streets shall be 
allowed. 

NOT APPLICABLE – Subject parcel is not a corner 
parcel or less than one acre in size. 

2.    A single, multi-use driveway connection to 
A1A shall be required to serve adjacent 
commercial uses unless one (1) of the uses 
is an existing site with a driveway access 
not located along the joint property line. In 
cases where such multi-use driveway 
would result in the removal of a protected 
tree with a caliper greater than sixteen 
(16) inches, it need not be located along 
the joint property line. 

NOT APPLICABLE – The subject parcel does not 
directly connect through a driveway to A1A. 

3.    Driveway pavement width for access ways 
shall not exceed twenty-four (24) feet, 
excluding landscape medians and 
appropriately designed aprons and needed 
turn lanes, unless it is determined by the 
county administrator or his/her designee 
that wider pavement width is needed to 
accommodate needed turning radii. 
Pavement width may exceed twenty-four 
(24) feet when a curbed median strip with 
shade trees spaced every twenty-five (25) 
feet are provided, but driveway lanes may 
not exceed twelve (12) feet in width 
excluding appropriately designed aprons 
and needed turn lanes. 

NOT APPLICABLE – The subject parcel does not 
adjoin A1A and does not have a proposed 
driveway along A1A; however, the remaining 
requirements likely will still be met by the 
requested use. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
4.    Cross-access. New nonresidential site 

plans must provide vehicular and 
pedestrian cross-access to existing and 
future adjacent development. Cross-access 
shall take the form of an interconnection 
between parking lot access aisles located 
at least fifty (50) feet from the r/w line of 
A1A for nonresidential sites and at least 
twenty-five (25) feet from the r/w line of 
A1A for residential developments. 
Residential subdivisions must provide 
vehicular cross-access with adjacent 
residential subdivisions and pedestrian 
access to commercial areas. 

NOT APPLICABLE – The subject parcel does not 
adjoin A1A and does not have a proposed 
driveway along A1A; however, provision of 
vehicular cross-access is encouraged. 

F.    Parking standards. The following standards 
shall help to reduce the amount of paved 
parking areas and visual blight associated with 
commercial parking needs. 

This is the preamble statement for the listed 
standards to follow.  

1.    During the site plan review process, the 
County may allow minimum parking 
requirements to be reduced by up to 
twenty-five (25) percent for 
complementary uses (weekday and 
evening/weekend uses), when such uses 
can share their available parking areas, 
and such parking areas are convenient to 
the associated uses. 

APPLICABLE – This reduction is available for 
consideration by the County as part of this 
request.  The uses associated with the resort are of 
a type so as to generate staggered parking needs 
based on the mix of uses (i.e., hotel, golf course, 
restaurant, meeting/event space, employee 
parking by shift, etc.). 

2.    Shell parking or similar approved porous 
surfaces shall be allowed for uses with less 
than ten (10) required parking spaces, if it 
is determined by the county engineering 
department that such an arrangement will 
not create significant erosion, drainage, or 
fugitive dust problems. For uses that 
require ten (10) or more parking spaces, 
up to twenty (20) percent of required 
minimum parking spaces may be porous. 
All development must pave required 
handicapped spaces as well as aisles and 
sidewalks to building entrances. 

NOT APPLICABLE – The subject request does not 
propose less than ten required parking spaces. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
G.    Utility service drops. Utility service drops shall 

be installed underground and shall be done in 
a manner, which protects index trees. 

APPLICABLE – Utility easements provided by plat 
provide for utilities to be located outside of the 
right-of-way; all utilities are presently buried 
underground. 

H.    Variances. Variances shall be available under 
the Flagler County Land Development Code, 
Section 3.07.03 Procedure for variances and 
special exceptions, provided however, in 
considering variance applications, 
consideration and flexibility shall be extended 
to adjust setbacks, structures and parking in 
order to preserve an index tree canopy. 
Further, the provisions of this section are not 
intended to deprive an applicant from seeking 
a special exception where not otherwise in 
conflict with this section. 

APPLICABLE – No variances have been requested.   

I.     Relationship to other requirements. This 
section is supplemental to all other 
requirements of existing adopted ordinances 
and codes provided that all portions of codes 
or ordinances that are in conflict with this 
section are superseded only in the application 
and only to the extent of the conflict provided 
however, that where a provision of this section 
conflicts with a provision of a previously 
approved development of regional impact 
development order, the provision of this 
section shall not apply. 

APPLICABLE – There are no known conflicts 
between the A1A overlay district provisions and 
the DRI that existed until it was terminated under 
the Essentially Built Out Agreement (“EBOA”) of 
2011.  The EBOA continued the PUD classification 
for these lands and provided the review 
procedures for any new development proposal 
within the lands encompassed by the DRI.  Those 
procedures and standards are being followed in 
the proceeding. 

J.     Vesting. The provisions of this section shall 
apply to all new construction and any 
particular use not in existence on any 
particular lot or parcel on the effective date of 
this section. 

NOT APPLICABLE – Because this application is for 
new construction, the vesting provisions do not 
apply.   

1.     Projects deemed vested. [Section header] 
(a)   Projects having received a building 

permit prior to the effective date of 
this section shall be allowed to 
complete construction under the 
terms of that permit so long as the 
permit remains valid. 

NOT APPLICABLE – All prior construction was 
completed in accordance with the applicable 
standards and procedures of the County. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
(b)   Any project having an approved site 

development plan post adoption of 
the Land Development Code; or 
detailed engineering plans, 
specifications and calculations 
prepared in accordance with county 
and other applicable regulations, 
codes and standards, which sets forth 
the specific improvements to be made 
in conjunction with development as 
they affect the existing site, its 
boundary conditions, landscaping 
plans and tree coverage, shall be 
deemed to be vested. 

NOT APPLICABLE – The new construction under 
this request requires a new site development plan 
review and approval prior to commencement of 
construction.   

2.    Vesting under Florida Law. Projects or 
project plans that would be vested by 
operation of Florida Law by the 
preponderance of evidence submitted by 
the applicant, may be found to be vested 
under this section by the county 
administrator. 

NOT APPLICABLE – The applicant for the subject 
request has not applied for a vesting 
determination.  It should be noted however that 
the EBOA does vest this application as to all public 
facility concurrency requirements (transportation, 
public schools, etc., but not impact fees, 
development review fees, permit fees, inspection 
fees and any other applicable County fees as 
provided by County ordinance.   

3.    Determination of vested rights. An 
Applicant may apply for a vested rights 
determination under paragraphs J.1.(b) 
and J.2. above by submitting an 
application with the following minimum 
documentation to the county 
administrator, or a county official as 
designated by the county administrator: 

NOT APPLICABLE – The applicant has not made a 
request for vested rights. 

(a)   The name and address of the 
applicant, who is or shall be the 
owner(s) or an authorized agent on 
behalf of the owner(s). If the property 
is owned by more than one (1) person, 
all owners or an authorized agent of 
the owners shall apply. 

[Vested rights application requirements] 

(b)   A legal description, deed, and survey 
of the property in question. 

[Vested rights application requirements] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.06.00. – SPECIAL PROVISIONS OTHER 

SECTION 3.06.11. – A1A SCENIC CORRIDOR OVERLAY DISTRICT 
(Ord. No. 2001-26, § C through K, 12-26-2001; Ord. No. 04-11, § 2, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/CONSISTENCY ANALYSIS 
(c)   The name and address of each 

owner(s) of the property. 
[Vested rights application requirements] 

(d)   A site or development plan or plat for 
the property. 

[Vested rights application requirements] 

(e)   (For J.2. applications only) A 
memorandum of law specifically citing 
all applicable law supporting vesting 
and a description of how each element 
requirement thereof is met. 

[Vested rights application requirements] 

(f)   Substantial competent evidence of 
each fact alleged to support this 
vesting claim. 

[Vested rights application requirements] 

(g)   Any other relevant information that 
the county administrator requests of 
the applicant. 

[Vested rights application requirements] 

4.    Basis and burden of proof. The 
determination of vested rights shall be 
based upon factual evidence provided to 
the county administrator or designee. Each 
vesting determination shall be based on an 
individual case-by-case basis. The 
applicant shall have the burden of proof to 
demonstrate vested rights pursuant to the 
requirements of Florida law. 

NOT APPLICABLE – This is the standard for review 
for vesting requests; however, the applicant has 
not made a request for vested rights. 

5.    Appeals. An appeal of the denial of a 
vesting determination may be made to the 
board of county commissioners within 
thirty (30) days of receipt of written 
notification to the county administrator. 
All appeals of vesting determination shall 
be granted only by the board of county 
commissioners. 

NOT APPLICABLE  

6.    Fees. The board of county commissioners 
may determine appropriate fees for 
vesting determinations and appeals; such 
fees shall be made by board resolution. 

NOT APPLICABLE  
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.07.00. – ADMINISTRATION AND ENFORCEMENT 

SECTION 3.07.05. – PROCEDURES FOR REQUESTING A REZONING (LAND USE AMENDMENT) 
(Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 3, 8-18-1997; Ord. No. 04-22, § 3, 12-20-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
The commission may, from time to time, amend, 
supplement or change the regulations and land 
classifications herein or subsequently established. 
Proposals for land use amendments, whether 
initiated by the commission, the planning board 
and/or the property owner, shall be treated in 
accordance with the following procedure: 

This section provides the preamble for the 
remainder of the section, referring to rezoning 
requests as land use amendments. 

A.    Commission initiated changes. The 
commission, or its designee, may propose 
changes in regulations and land use 
classifications as deemed necessary. Such 
changes shall be governed by the procedural 
and public notice requirements of Florida 
Statute 125.66(5). 

NOT APPLICABLE 

B.    Other changes. [Section header] 
1.    Except as provided for in subsection 

3.07.05A, an application for a change of 
classification for a parcel of land may only 
be initiated by the planning board or the 
owner of the parcel of property to be 
considered under the application for a 
land use amendment. APPLICABLE – The site development plan 

application prompted the reclassification review. 2.    An application, including the information 
required in Appendix A, must be 
submitted in writing to the planning and 
zoning director. An application for a land 
use text amendment [LDC text 
amendment] shall be submitted in writing, 
including reason(s) for the proposed 
change. 

C.    Planning board review. [Section header] 
1.    The planning and zoning director shall 

schedule a hearing before the planning 
board to consider the application. 

APPLICABLE – The hearing will be held on 12-9-
2014. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.07.00. – ADMINISTRATION AND ENFORCEMENT 

SECTION 3.07.05. – PROCEDURES FOR REQUESTING A REZONING (LAND USE AMENDMENT) 
(Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 3, 8-18-1997; Ord. No. 04-22, § 3, 12-20-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
2.    The hearing provided for under this 

section shall be for the purpose of 
reviewing relevant information from the 
applicant regarding the requested land use 
amendment [rezoning]. The planning 
board shall also review written and/or oral 
comments from the public in accordance 
with its established procedures. 

APPLICABLE 3.    At the conclusion of the hearing provided 
for under this section, the planning board 
shall agree upon a recommendation 
regarding the application. This 
recommendation shall be recorded in the 
planning board's official minutes. The 
planning and zoning director shall advise 
the commission of the planning board's 
recommendation during the hearing called 
for under subsection 3.07.05D. 

D.   Commission hearing. [Section header] 
1.    The hearing provided for under this 

section shall be for the purpose of 
reviewing all pertinent information 
regarding the application. The applicant 
shall provide all relevant factual data, 
materials and/or oral testimony to support 
the action requested in the application. 
The commission shall also review written 
and/or oral comments from the public in 
accordance with its established 
procedures. The planning and zoning 
director, during the course of the hearing, 
shall inform the commission of the 
recommendation of the planning board 
regarding the application. 

APPLICABLE – This hearing is anticipated to occur 
on 1-12-2015. 

2.    At the conclusion of the hearing provided 
for under this section, the commission 
shall render a decision on the application. 
Any decision rendered by the commission 
during this hearing shall be deemed final. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE III. – ZONING DISTRICT REGULATIONS 
SECTION 3.07.00. – ADMINISTRATION AND ENFORCEMENT 

SECTION 3.07.05. – PROCEDURES FOR REQUESTING A REZONING (LAND USE AMENDMENT) 
(Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 3, 8-18-1997; Ord. No. 04-22, § 3, 12-20-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
E.    Judicial review. Any persons claiming to be 

injured or aggrieved by any final action of the 
county may present to the circuit court of the 
county a petition for writ of certiorari to 
review such final action as provided by law. 
Such petition shall be presented to such court 
within thirty (30) days after the date of such 
final action by the county. No act of the 
planning and zoning director, the county 
commission, or any other county agency, other 
than the issuance of a development order, is 
intended to be a final county action under this 
article for the purpose of judicial review. 

APPLICABLE 

F.    Withdrawal of application. Any petition for a 
land use amendment may be withdrawn prior 
to action thereon by the planning board or 
commission at the discretion of the applicant 
upon written notice to the planning and zoning 
director. 

APPLICABLE – The Applicant may withdraw as 
provided in this subsection. 

G.    Frequency of application. A property owner 
shall not initiate action for a land use 
amendment affecting the same parcel of land 
more often than once every six (6) months. 

APPLICABLE – This tolling of time will apply. 

H.    Reserved. [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 
ARTICLE IV. – SUBDIVISION REGULATIONS 

SECTION 4.08.00. – REPLATS, AMENDMENTS TO PLAT ADDENDUMS/AGREEMENTS AND VACATING 
 (Ord. No. 91-2, 2-18-1991; Ord. No. 03-18, § 3, 10-7-2003) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
4.08.01. - Replats. [Section header] 
A replat of an existing subdivision shall follow the 
same process as outlined herein for a new plat. A 
replat of a plat that includes a plat 
addendum/agreement will, in addition to plat 
requirements, be required to follow the process 
below for amending a plat addendum/agreement. 

APPLICABLE – This step is needed to amend the 
plat addendum and will ultimately be considered 
by the BCC if the rezoning and site development 
plan items are approved. 

4.08.02. - Amendments to plat addendums/ 
agreements. 

[Section header] 

Amendments to plat addendums/agreements shall 
be approved by the board of county 
commissioners (BOCC). Amendments cannot be 
approved without the consent of all current 
property owners who are subject to the original 
approved plat addendum/agreement. 

APPLICABLE – This step is needed to amend the 
plat addendum and will ultimately be considered 
by the BCC if the rezoning and site development 
plan items are approved. 

4.08.03. - Vacating plats. [Section header] 
The owner(s) of any land within an existing 
approved plat may request BOCC approval to 
vacate that portion of the plat which is owned by 
the applicant(s). If the existing plat includes a plat 
agreement/amendment, a portion of the original 
plat cannot be vacated without the consent of all 
current property owners within the plat. The 
vacating of public streets/rights-of-way and 
easements within a plat is subject to state statutes 
and county ordinances. Plats, or portions thereof, 
cannot be vacated without the consent of the 
appropriate utilities or regulatory agencies. 

NOT APPLICABLE – The request does not include a 
request for plat vacation. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
5.01.01. - Purpose and intent. [Section header] 
The purpose and intent of this section is to 
establish standards for the provision of landscape 
materials and buffer yards in specified land use 
classification districts of Flagler County. The 
County Commission of Flagler County finds that 
natural and planted vegetation in urban places has 
been shown to make important contributions to 
improved levels of air and water quality and that 
buffer yards block the glare of lights, signs and 
visual nuisances; reduce noise levels, air pollution, 
dust, dirt and litter. For these reasons the county 
commission finds that landscape and buffer yard 
requirements promote the general welfare of 
Flagler County. 

This section provides the preamble for the 
remainder of the section. 

5.01.02. - Definitions. [Section header] 
As used in this section, the following terms shall 
mean as follows: 

Acknowledged. 

(1)   Architectural planter: A container within 
which plantings may be placed to meet the 
requirements of this section. 

(2)  Board: The Board of County Commissioners of 
Flagler County, Florida. 

(3)  Crown: The main point of branching or foliage 
of a tree or plant, or the upper portion of a 
tree or plant. 

(4)  Crown spread: The distance measured across 
the greatest diameter of a plant. 

(5)  Developed area: The portion of a plot or parcel 
of land, excluding public right-of-ways, upon 
which a building, structure, pavement, 
landscape material, or other improvements 
have been placed. 

(6)  Drip-line: The outer perimeter of the crown of 
a plant. 

(7)  Encroachment: The protrusion of a vehicle 
outside of a parking space, display area, 
storage area, access way, or access aisle into a 
landscaped area. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(8)  Ground cover: Natural mulch or low growing 

plants other than deciduous varieties installed 
to form a continuous cover over the ground. 

Acknowledged. 

(9)  Interior area: The entire parcel to be 
developed exclusive of the front, rear and side 
perimeter landscape areas. 

(10) Landscape: The placement of landscape 
material in the planting area in accordance 
with the requirements of this section. 

(11) Landscape material: Living material including, 
but not limited to, trees, shrubs, vines, lawn 
grass, ground cover; landscape water features; 
retention areas; and nonliving durable 
material commonly used in landscaping, 
including but not limited to rocks, pebbles, 
sand, prairie film, brick pavers, earthen 
mounds, but excluding impervious surfaces for 
vehicular use. Minimum fifty (50) percent of 
such material shall be living. 

(12) Land use district description: Where reference 
is made to uses or land use districts herein, the 
following definitions shall apply: 
(a)   Abutting. To physically touch or border 

upon or to share a common property line. 
(b)  Agricultural uses or districts. Properties 

zoned AC and AC-2 used for any residential 
or bona fide agricultural use authorized in 
such agricultural district; 

(c)   Single-family residential uses or districts. 
Properties zoned R-1, R-1b, R-1c, R-1d or 
used primarily for single-family purposes; 

(d)  Two-family residential uses or districts. 
Properties zoned R-2 or used primarily for 
two-family purposes; 

(e)  Multifamily residential uses or districts. 
Properties zoned R-3 or used primarily for 
multifamily purposes (three (3) or more 
attached units); 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(f)   Office uses or districts. Properties zoned 

O-1, O-2, or used primarily for office 
purposes; 

Acknowledged. 

(g)   Commercial uses or districts. Properties 
zoned C-1 or C-2 or used primarily for 
commercial purposes; 

(h)   Industrial uses or districts. Properties 
zoned I, Industrial or used primarily for 
industrial purposes; and 

(i)    Mobile home residential uses or districts. 
Properties zoned MH-1, MH-2 or MH-3 or 
used primarily for mobile home 
subdivisions and single-family purposes or 
mobile home park purposes. 

(13) New construction: Any development for which 
an application for a building permit must be 
made prior to the initiation of any 
improvements. Also, in the case of vehicular 
use paving, any preparation or pavement 
(asphalt or concrete) of a site intended for any 
type of vehicular use begun after the effective 
date of this section. 

(14) Planting area: Any area designed for 
landscape material installation having a 
minimum of fifty (50) square feet, a minimum 
depth, as measured perpendicular to the 
adjacent property line, of five (5) feet, and 
consisting of suitable growing medium with 
proper drainage. 

(15) Redevelopment: The demolition or removal of 
the principal structure or more than fifty (50) 
percent of the impervious surface of a site. 



Application #2962 

 
LDC Section 5.01.00. 

-Page 4- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(16) Shade tree: Any self-supporting woody plant 

of a species that is well-shaped, well-branched 
and well-foliated which normally grows to an 
overall height of at least thirty-five (35) feet 
and normally develops an average mature 
spread of crown greater than thirty (30) feet in 
this county. (A listing of acceptable shade trees 
is provided in Appendix A—Flagler County 
Shade Trees). 

Acknowledged. 

(17) Shrub: A woody perennial plant differing from 
a perennial herb by its persistent and woody 
stems and from a tree by its low stature and 
habit of branching from the base. 

(18) Sight triangle: The areas of property on both 
sides of an access way formed by the 
intersection of each side of the access way and 
public right-of-way with the two (2) sides of 
each triangle being not less than twenty (20) 
feet in length from the point of intersection 
and the third side being a straight line 
connecting the ends of the two (2) other sides. 

(19) Tree: Any self-supporting, woody plant of a 
species which normally grows to an overall 
height of at least twenty (20) feet and 
normally develops an average mature spread 
of crown greater than twenty (20) feet in the 
Flagler County area of Florida. 

(20) Vehicular use area: Any ground surface area, 
excepting public right-of-ways, used by any 
type of vehicle whether moving or at rest for 
the purposes of, including but not limited to, 
driving, parking, loading, unloading, storage or 
display, such as, but not limited to, new and 
used car lots; activities of a drive-in nature in 
connection with banks, restaurants, filling 
stations, grocery and dairy stores; and other 
vehicular uses under, on or within buildings. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(21) Vines: Any of a group of woody or herbaceous 

plants which may climb by twining, or which 
normally require support to reach mature 
form. 

Acknowledged. (22) Visual screen: A barrier of living or nonliving 
landscape material put in place for the 
purpose of separating and obscuring from 
view those areas so screened. 

5.01.03. - Applicability, scope and compliance. [Section header] 
(1)   General applicability. The requirements and 

standards for the installation and maintenance 
of the following: 

APPLICABLE 

(a)   Minimum landscape development in 
publicly and privately developed land use 
areas; 

(b)  Landscape planting areas in offstreet 
parking facilities and other vehicular use 
areas shall apply to all new development 
and redevelopment in the county, except 
single and two-family dwelling units and 
agricultural uses; 

(c)   Buffer yard area requirements between 
uncomplimentary land uses and districts 
as defined in subsection 5.01.04(4)(a). 

(2)   Buffer yard area exemptions. Landscape buffer 
areas between uncomplimentary land uses 
and districts as herein set forth shall be 
required for all new construction and 
redevelopment in the county, except in single 
and two-family residential land uses and 
agricultural land uses. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(3)   Portions of a developed area left in its natural 
state. It is the intent of this section to 
encourage the use of natural areas as a partial 
or whole credit in meeting the landscape 
development requirements of this section. 

Acknowledged. 

5.01.04. - Landscape development standards. [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
To ensure the attainment of the objectives of this 
section, the design and installation of required 
landscaping shall be consistent with the following 
standards unless it can be demonstrated to the 
Flagler County Planning Board that alternative 
design and installation plans will meet the 
objectives of this section. The landscape 
development standards contained herein shall 
apply whenever a building permit or landscape 
plant are required. 

Acknowledged. 

(1)   Landscape area requirements. Multifamily 
residential, mobile home park, office, 
commercial or public land uses shall devote a 
minimum of fifteen (15) percent of the total 
developed area to pervious landscape areas. 
At least one-third (1/3) of the minimum 
required area must be contained within the 
interior area of the site. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(2)   Industrial land uses. Industrial land uses shall 
devote a minimum of ten (10) percent of the 
total developed area to landscape 
development. 

NOT APPLICBLE 

(3)   Single family dwellings. Each single family lot 
must provide at least one (1) tree per three 
thousand (3,000) square feet of lot area for 
the first quarter acre of lot area. For lots 
exceeding one-quarter (¼) acre, one (1) tree 
for every additional one-quarter (¼) acre, or 
major fraction thereof, must be preserved or 
planted. Existing shade trees, sabal palms and 
pine trees may be used to satisfy this 
requirement, in whole or in part, provided that 
they have a minimum caliper of two and one-
half (2½) inches DBH and overall height of ten 
(10) feet. When trees are planted to meet the 
minimum requirement they must be shade 
trees meeting the material standards of this 
section. 



Application #2962 

 
LDC Section 5.01.00. 

-Page 7- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(4)   John Anderson Highway/Old Kings Road. All 

residential and commercial development lying 
south of State Road 100 and abutting John 
Anderson Highway or Old Kings Road shall 
provide a minimum twenty-five (25) foot 
landscape buffer easement adjacent and 
parallel to the road right-of-way. This 
requirement does not apply to intersecting 
roadways, canals or electric transmission 
easements. Within said buffer, a minimum of 
one (1) tree per forty (40) lineal feet must be 
preserved and/or planted. Shrubs and 
understory vegetation shall be planted 
between trees. This buffer may be included as 
part of a larger lot, tract or parcel. Except for 
fences and walls approved as part of a planned 
unit development (PUD), the minimum 
landscape buffer area must be kept free of 
structures such as fences, sheds, swimming 
pools, etc. 

NOT APPLICABLE 

(5)   Off-street parking and vehicle use areas. Off-
street parking facilities and other vehicular use 
areas, excepting permitted accessways, shall 
meet the following requirements: 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(a)    Perimeter requirements. [Section header] 
1.    Front perimeter landscape areas. An 

average ten-foot-wide strip of land, 
located between the front property 
line and abutting a building or 
vehicular use area shall be landscaped. 
Width of sidewalks shall not be 
included within the average ten-foot-
wide front setback perimeter 
landscape area. The landscaped strip 
of land shall be increased to twenty-
five (25) feet wide for properties 
abutting S.R. 100 or U.S. Highway 1. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1a.  Front perimeter landscape areas in the 

A1A Scenic Corridor. Developments 
shall provide a wide landscaped strip 
located between the property line and 
the developed area. The width of this 
landscape buffer shall be a minimum 
average of twenty-five (25) feet for 
properties with a lot depth of one 
hundred (100) feet or less, with no 
buffer width less than twenty (20) 
feet. For properties with a lot depth 
greater than one hundred (100) feet 
the perimeter shall be a minimum 
average of twenty-five (25) percent of 
the lot depth, up to a maximum of 
forty (40) feet, with no buffer width 
less than twenty-five (25) feet. Width 
of sidewalks shall not be included 
within the front perimeter landscape 
buffer. The intent of this requirement 
is to create an undulating, diversified 
non-uniform perimeter buffer for the 
A1A Scenic Corridor that is in keeping 
with the existing natural and non-
regimented character of the area. 
Developed areas such as septic 
systems, stormwater facilities, 
vehicular use areas including parking 
and access aisles (not including access 
driveways), solid waste facilities 
including dumpsters, storage 
buildings, and similar features or 
structures are not allowed in 
perimeter landscape buffers; provided 
however, that undulating dry 
retention basins may intrude up to ten 
(10) percent of the perimeter 
landscape buffer where necessary to 
save index trees elsewhere on the 
property. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
2.    Side and rear perimeter landscape 

areas. A five-foot-wide strip of land, 
located between the side and rear 
property lines and the vehicular use 
area, shall be landscaped, except that 
where the strip of land to be 
landscaped is between a side or rear 
property line and a vehicular use area 
used as an accessway, a four-foot-
wide strip of land shall be landscaped. 
Common driveways serving adjacent 
property are exempt. The landscaped 
strip of land shall be increased to 
twenty-five (25) feet wide for 
multifamily projects. 

NOT APPLICABLE 

2a.  Side and rear perimeter landscape 
areas in the A1A Scenic Corridor. A ten 
(10) foot wide landscape strip buffer 
of land, located shall be required along 
the side and rear property lines. The 
minimum width of this landscape 
buffer shall be fifteen (15) feet for the 
side and twenty (20) feet for the rear 
for a nonresidential use when adjacent 
to residential uses or zoning. No 
landscape buffer is required for a 
nonresidential use when it is adjacent 
to nonresidential uses or zoning, but 
tree planting shall still be required or 
in the case of like commercial uses, 
where no setbacks or landscape areas 
are required. Common driveways and 
sidewalks serving adjacent properties 
are exempt from perimeter 
requirements. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(b)  Material requirements in perimeter area. [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1.    Tree count. The total tree count 

requirements within the front setback 
perimeter landscape area shall be 
determined by using a ratio of one (1) 
tree for each twenty-five (25) linear 
feet of lot frontage or major portion 
thereof with no less than fifty (50) 
percent of said trees being native 
shade trees. The total tree count 
requirement within the side and rear 
perimeter landscape areas shall be 
determined by using a ratio of one 
tree for each fifty (50) linear feet with 
no less than fifty (50) percent of said 
trees being native shade trees. The 
total tree count requirement within 
the side and rear perimeter landscape 
areas for multifamily projects shall be 
determined by using a ratio of one 
tree for each twenty-five (25) linear 
feet with no less than fifty (50) percent 
of said trees being native shade trees. 

NOT APPLICABLE 

1a.  Tree count in the A1A Scenic Corridor. 
The total canopy tree count 
requirements within the front, side, 
and rear perimeter landscape buffer 
shall be determined by using a ratio of 
one (1) planted tree for each twenty-
five (25) linear feet of perimeter or 
one (1) preserved tree of at least 
fourteen (14) inches of caliper for 
every fifty (50) linear feet of 
perimeter. Perimeter calculations shall 
exclude up to no more than twenty-
four (24) feet of access ways through 
the perimeter in the calculation.  

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
Preserved trees may be located up to 
fifteen (15) feet outside the required 
perimeter landscape strips, or when 
no strip is required, away from the 
property line. If trees are preserved or 
planted outside of landscape strips, 
landscape islands must be at least 
three hundred (300) square feet and 
must conform with critical root zone 
standards, with the tree placed 
approximately in the middle of the 
island. No fewer than seventy-five (75) 
percent of the required trees shall be 
native trees identified on the Interim 
Index Tree List. If salt air exposure is 
not a limiting factor as determined by 
the county administrator or his/her 
designee, no more than twenty-five 
(25) percent of the required trees may 
be palm trees, which must be at least 
twelve (12) feet high in height at the 
time of planting. For development 
sites greater than one (1) acre, no 
more than fifty (50) percent of the 
new trees planted shall be from the 
same genus (for example oak). 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

1b.  Tree preservation required in the A1A 
Scenic Corridor. Preservation of all 
existing native trees larger than six (6) 
inches in caliper is required within the 
perimeter area except for access ways. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1c.  Understory trees in the A1A Scenic 

Corridor. Installation or preservation 
of eight (8) understory trees not less 
than six (6) feet in height, and one (1) 
inch caliper measured at six (6) inches 
above ground from the Interim 
Understory Tree List for each one 
hundred (100) lineal feet of front 
perimeter abutting the public 
vehicular right-of-way less the 
frontage for access ways. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

1d.  Trees shall be interspersed with 
understory shrubs using a ratio of one 
(1) shrub for each twelve and one-half 
(12½) linear feet of lot frontage or 
major fraction thereof. Shrubs shall be 
a minimum of forty-eight (48) inches 
in height and shall be from the Interim 
Shrub List or those marked "U" on the 
Interim Index Tree List for the A1A 
Scenic Corridor. 

2.    Ground cover. Grass or other ground 
cover shall be placed on all areas 
within the front, side and rear setback 
perimeter landscape areas not 
occupied by other landscape material 
or permitted accessways. 

(c)   Visual screen in perimeter area. [Section header] 
1.    Perimeter landscape areas. A visual 

screen shall be placed within the 
perimeter landscape areas and shall 
run the entire length of such abutting 
property line, except at permitted 
accessways. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
2.    Light penetration and height. A visual 

screen shall be installed to provide an 
opaque, continuous screen not lower 
than thirty (30) inches, except at 
permitted accessways. The minimum 
visual screen height shall be increased 
to forty-eight (48) inches for 
multifamily projects. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(d)  Cross-visibility standards for setback areas. 
A sight triangle shall be provided at those 
points where an accessway intersects a 
public right-of-way. The area within the 
sight triangle shall be provided at those 
points where an accessway intersects a 
public right-of-way. The area within the 
sight triangle shall be maintained in 
accordance with this section. 

APPLICABLE 
1.    Cross-visibility level. An unobstructed 

cross-visibility between two (2) and 
ten (10) feet above the level of the 
center line of the public right-of-way 
shall be maintained within the sight 
triangle. 

2.    Trees. Trees having limbs and foliage 
trimmed so that the cross-visibility is 
not obscured shall be allowed to 
overhang within the sight triangle, 
provided the location of the tree itself 
does not create a traffic hazard. 

(e)   Interior planting areas. [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1.    Size. In vehicular use areas within the 

interior of a site, one (1) two-hundred-
fifty-square-foot planting area shall be 
required for each five thousand 
(5,000) square feet or majority portion 
thereof of vehicular use area, and a 
native shade tree together with other 
landscape material shall be planted 
within such planting area. Interior 
planting areas shall be located to most 
effectively relieve the monotony of 
large expanses of paving and 
contribute to orderly circulation of 
vehicular and pedestrian traffic, and 
shall be no less than six (6) feet in 
width. 

NOT APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1a.  Size of interior planting areas in the 

A1A Scenic Corridor. In vehicular use 
areas within the interior of a site, one 
(1) planting area, containing at least 
one (1) index tree with a minimum 
caliper of four (4) inches at six (6) 
inches above ground, of at least four 
hundred (400) square feet in area and 
no less than fifteen (15) feet in width 
shall be required for each four 
thousand (4,000) square feet or major 
fraction thereof, of vehicular use area. 
If palm trees are used to meet this 
requirement, a three to one (3:1) ratio 
shall be used with a minimum height 
of twelve (12) feet for each palm. If 
salt air exposure is not a limiting factor 
as determined by the county 
administrator or his/her designee, no 
more than thirty (30) percent of the 
required trees in the landscaped 
islands may be palm trees. Interior 
landscaped areas shall be dispersed so 
as to define aisle ends and to limit 
unbroken rows of parking to a 
maximum of eighty (80) linear feet.  

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
For development sites greater than 
one (1) acre, no more than fifty (50) 
percent of the new trees planted shall 
be from the same genus (for example 
oak). Where it is suitable, trees may be 
planted and preserved in clusters 
rather than individually to increase 
shaded areas and to improve long-
term survivability and longevity of 
trees. Planting trees in clusters or 
groups rather than individually 
allowing a minimum of four hundred 
(400) square feet per tree in each 
group or cluster shall be encouraged. 
Planted trees shall conform to the 
requirements below. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

2.    Overhang. Vehicles shall not overhang 
more than two (2) feet into any 
interior planting area. 

APPLICABLE 

(6)   Buffer standards relating to uncomplimentary 
land uses and zones. 

[Section header] 

(a)   The following shall constitute 
uncomplimentary uses and zones: 

NOT APPLICABLE 

1.    Office use or zones, when abutting to 
single-family housing use or lands 
zoned for single-family housing. 

2.    Mobile home park use or zones, when 
abutting to single-family housing, two-
family housing, multifamily housing 
and office uses, and lands zoned for 
single-family housing, multifamily 
housing and office uses. 

3.    Commercial uses or zones, when 
abutting to single-family housing, two-
family housing, multifamily housing or 
mobile home park or mobile home 
subdivision uses or lands zoned for 
single-family housing, multifamily 
housing or mobile home park or 
mobile home subdivision uses. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
4.    Industrial uses or zones, when 

abutting to any nonindustrial uses or 
zones. 

NOT APPLICABLE 

5.    All residential uses or zones, when 
abutting any public park. 

(b)  In uncomplimentary land uses or zones, a 
buffer strip shall be required. Said buffer 
strip shall be at least ten (10) feet in width 
the entire length of all such common 
boundaries. 

(b1) A buffer strip in the A1A Scenic Corridor 
shall be required between 
uncomplimentary land uses or zones. No 
new structures shall be placed within fifty 
(50) feet of an existing residential primary 
structure on an adjoining 
uncomplimentary land uses or zones. No 
new structures shall be placed within fifty 
(50) feet of an existing residential primary 
structure on an adjoining parcel. Twenty-
five (25) feet of the buffer strip shall be 
used for a vegetative buffer as described 
in Section 5.01.04, Landscape 
development standards. Such twenty-five 
(25) foot buffer areas shall include a wall, 
fence, hedge, or natural vegetation area of 
at least six (6) feet in height that will 
screen single-family housing uses or lands 
zoned for single-family housing from more 
intensive uses. Any wall or fence installed 
or used for this purpose must be placed 
along the property line, but may be offset 
up to ten (10) feet from the property line 
or interrupted to avoid impacting trees. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(c)   Buffer material requirements shall be as 
follows: 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1.    Tree count. The total tree count 

required within the buffer strip shall 
be determined by using a ratio of one 
(1) tree for each twenty-five (25) linear 
feet of required buffer strip, or 
majority portion thereof, with a 
minimum of fifty (50) percent of said 
trees being native shade trees. Trees 
shall be spaced so as to allow mature 
growth of shade trees. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

2.    Ground cover. Grass or other ground 
cover shall be planted on all areas of 
the buffer strip required by this 
section which are not occupied by 
other landscape material. 

3.    Visual screen. A visual screen running 
the entire length of all common 
boundaries shall be installed within 
the buffer strip, except at permitted 
accessways. Such strips shall provide a 
minimum of sixty (60) percent opacity 
for that area between the finished 
grade level at the common boundary 
line and six (6) feet above said level 
and horizontally along the length of all 
common boundaries. A six-foot-high 
solid wall or fence may be substituted 
to meet the visual screen 
requirements of this section when 
existing trees located in the buffer 
strip prevent the development of a 
planted landscape screen. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
4.    Prevailing requirement. Whenever 

parcels of land fall subject to both the 
perimeter landscaping requirements 
and the uncomplimentary land use 
buffer strip requirements of the article 
[ARTICLE V., OTHER DEVELOPMENT 
DESIGN AND IMPROVEMENT 
STANDARDS], the latter requirement 
shall prevail. 

NOT APPLICABLE – See exemptions for PUDs at 
Sec. 5.01.06.(2). 

(7)   Buffer standards relating to multifamily uses 
and zones. 

[Section header] 

(a)   In multifamily land uses or zones, a buffer 
strip shall be required. Said buffer strip 
shall be at least twenty-five (25) feet in 
width the entire length of all such 
common boundaries. 

NOT APPLICABLE 

(b)  Buffer material requirements shall be as 
follows: 

[Section header] 

1.    Tree count. The total tree count 
required within the buffer strip shall 
be determined by using a ratio of one 
tree for each twenty-five (25) linear 
feet of required buffer strip, or 
majority portion thereof, with a 
minimum of fifty (50) percent of said 
trees being native shade trees. Trees 
shall be spaced so as to allow mature 
growth of shade trees. 

NOT APPLICABLE 

2.    Ground cover. Grass or other ground 
cover shall be planted on all areas of 
the buffer required by this section 
which are not occupied by other 
landscape material. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
3.    Visual screen. A visual screen running 

the entire length of all common 
boundaries shall be installed within 
the buffer strip, except at permitted 
accessways. Such strips shall provide a 
minimum of sixty (60) percent opacity 
for that area between the finished 
grade level at the common boundary 
line and six (6) feet above said level 
and horizontally along the length of all 
common boundaries. A six-foot-high 
solid wall or fence may be substituted 
to meet the visual screen 
requirements of this section when 
existing trees located in the buffer 
strip prevent the development of a 
planted landscape screen. If the solid 
fence or wall is substituted, it must be 
located behind a visual screen of 
shrubs planted at a minimum height of 
twenty-four (24) inches and not 
exceeding three (3) feet on center. The 
minimum height of the shrubs shall be 
four (4) feet and the maximum height 
shall be six (6) feet. 

NOT APPLICABLE 

4.    Prevailing requirement. Whenever 
parcels of land fall subject to both the 
perimeter landscaping requirements 
and the multifamily land use buffer 
strip requirements of the article, the 
latter requirement shall prevail. 

(8)    Plant material standards. [Section header] 
(a)   Unless otherwise provided herein, only 

Florida No. 1 or better plant material as 
described in "Grades and Standards for 
Nursery Plants," Part I 1963 and Part II, 
State of Florida, Department of 
Agriculture, Tallahassee, shall be credited 
on the landscape development 
requirements of this section. 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(b)  Portions of a developed area left in the 

natural state shall be credited in the 
landscape development requirements of 
this section. 

Acknowledged. 

(c)   Trees shall be subject to the following: [Section header] 
1.    Height. Trees shall have a minimum 

height of eight (8) feet and minimum 
diameter of one and one-half (1½) 
inches measured at four and one-half 
(4½) feet aboveground at the time of 
planting. 

NOT APPLICABLE 

1a.  Height and rootball size in the A1A 
Scenic Corridor. Trees shall have a 
minimum height of twelve (12) feet 
and a minimum diameter of four (4) 
inches measured at six (6) inches 
above ground at the time of planting. 
The rootball shall have a ninety-five-
gallon minimum container or 
equivalent rootball size. The minimum 
rootball size diameter shall be forty 
(40) inches or, if in a growbag, shall 
have a diameter of thirty (30) inches 
minimum. 

APPLICABLE 

2.    Crown spread. Species of trees which 
will meet the twenty-foot mature 
height requirement, but will have an 
average mature crown of less than 
twenty (20) feet, may be substituted 
by grouping the same so as to create 
the equivalent of a crown spread of 
twenty (20) feet. APPLICABLE 

3.    Planting area. The planting area for 
each tree shall be a minimum of one 
hundred (100) square feet around the 
trunk of the tree and shall be 
maintained in either vegetative 
landscape material or pervious surface 
cover. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
4.    Plant materials shall conform to the 

standards for Florida No. 1 or Florida 
Fancy as stated in "Grades and 
Standards for Nursery Plants," (current 
version) State of Florida Department 
of Agricultural and Consumer Services 
Division of Plant Industries. The 
preservation and use of native 
vegetation is highly encouraged. Plant 
materials selected shall be the best 
suited to withstand the soil and 
physical conditions of the site. Plant 
materials that are freeze and drought 
tolerant are preferred. 

APPLICABLE 

5.    Tree planting and maintenance 
procedures for replacement trees shall 
follow the "Tree, Shrub and Other 
Woody Plant Maintenance Practices," 
on pruning, fertilization and support 
systems called the ANSI (American 
National Standards Institute) A300 
Standard. Transplanting and 
establishment of trees shall follow 
those described in Typical Tree Bid 
Specifications for Florida, part 2 
(shipping and handling) part 3 
materials, and part 4 (execution) 
developed by the University of Florida, 
the Florida Urban Forestry Council and 
the Florida Chapter of the 
International Society of Arboriculture. 

6.    Maintenance practices on the 
protected trees on the site shall follow 
the pruning, fertilization and support 
practices contained in the ANSI A300 
Standard. 

7.    Plant materials must be maintained in 
a healthy condition in perpetuity. 

(d)  Shrubs and hedges shall be subject to the 
following: 

[Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
1.    Minimum height. They shall be a 

minimum height of twelve (12) inches 
at the time of planting. The minimum 
planting height shall be increased to 
twenty-four (24) inches for multifamily 
projects. 

APPLICABLE 

2.    Opacity conformance. When used to 
meet the visual screening 
requirements of this section, they shall 
conform to the opacity requirements 
within three (3) years from the time of 
planting. 

3.    Prohibited species. No species of 
deciduous shrub shall be credited on 
the visual screening requirements of 
this subsection. 

4.    Placement. The placement of shrubs 
used to fulfill the visual screening 
requirements shall not exceed five (5) 
feet on center, and shall be no closer 
than two (2) feet to the edge of any 
pavement. For multifamily projects, 
the visual screening requirements shall 
not exceed three (3) feet on center. 

(e)   Vines, groundcover, lawn grasses, 
synthetic plant material, and architectural 
planters shall be subject to the following: 

[Section header] 

1.    Vines. Vines shall be thirty (30) inches 
in length within one (1) calendar year 
from the time of planting. 

APPLICABLE 

2.    Groundcovers other than lawn grasses. 
Groundcovers other than lawn grasses 
shall be planted so as to provide 
seventy-five (75) percent coverage 
within one (1) calendar year from the 
time of planting. 

3.    Lawn grasses. Lawn grasses shall be 
subject to the following: 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
a.    Lawn grasses planted for credit on 

the landscaping requirements shall 
be perennial species capable of 
thriving in the county. 

APPLICABLE 

b.    Lawn grasses shall be planted so 
as to achieve complete coverage 
within two (2) calendar years from 
the time of planting. 

c.    Grasses may be sodded, sprigged, 
plugged or seeded except that 
solid sod shall be used in swales or 
other areas subject to erosion. 

4.    Synthetic plant material. No credit 
shall be granted for use of artificial 
plant material. 

5.    Architectural planters. Credit shall be 
given for use of architectural planters 
which meet the following criteria: 
a.    Architectural planters for shrubs 

shall have a planting area of not 
less than ten (10) square feet and 
a depth of not less than eighteen 
(18) inches. 

b.    Architectural planters for trees 
shall have a planting area of not 
less than twelve (12) square feet 
and a depth of not less than four 
(4) feet. 

(f)   Irrigation or access to irrigation shall be 
provided for all landscaped areas. Such 
irrigation shall also be indicated on the 
landscape plan required herein. 

5.01.05. - Landscape plan and permit procedure. [Section header] 
Whenever the provisions of this section are 
applicable in accordance with subsection 5.01.03, 
a building permit shall be required. 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(1)  Submission of landscape plan. A landscape 

plan shall be submitted where required for site 
plan review and upon application for a building 
permit. The landscape plan shall include 
sufficient information for the county to 
determine whether the proposed landscape 
improvements are in conformance with the 
landscape standards and other requirements 
of this section. General areas of native 
vegetation to be preserved shall be shown on 
the plan. 

APPLICABLE – A Landscape Screening & Buffer Plan 
has been submitted by the Applicant as part of the 
request. (2)  Contents of landscape plan. The landscape 

plan shall be submitted to the county and shall 
include at a minimum a description of the 
species, size, quantity and location of all trees, 
shrubs and landscape material and a depiction 
of the site including proposed structures, 
vehicle use areas and relationships of the site 
to adjacent public or private streets and 
properties. 

(3)   Permit procedures. The following procedures 
and requirements shall be followed by the 
applicant and the county: 

[Section header] 

A.    Applications for approval of landscape 
plans shall be made to the county, at the 
time an application is submitted to the 
county for a building permit. 

NOT APPLICABLE – These requirements are 
ultimately met at the time of building permit 
application. 

B.    No building permit, if required, shall be 
issued unless and until the county has 
approved the application for a landscape 
plan. 

APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
C.    A certificate of occupancy shall be issued, 

when the county has determined that 
required site improvements have been 
installed according to the approved 
application and plan. In cases of hardship a 
performance bond equaling one hundred 
fifty (150) percent of the unfinished 
landscape improvements identified in the 
approved plan shall be posted for a period 
not exceeding sixty (60) days. 

APPLICABLE D.    A copy of the approved permit and plan 
shall be available on site during installation 
of landscape improvements. 

E.    If landscaping is not installed in 
accordance with the approved permit, 
then, prior to the issuance of certificate of 
occupancy or occupancy of the building, 
an amended site plan must be filed and 
approved by the county reflecting the final 
landscaping plan actually installed. 

5.01.06. - Variances and Exceptions. [Section header] 
(1)   Variances. The planning board is hereby 

designated as the landscape and buffer yard 
board of adjustment and is authorized to 
consider variances in specific cases where such 
variances will not be contrary to the public 
interest and where, owing to special 
conditions a literal enforcement of the 
provisions of this section would result in 
unnecessary hardship. All requirements, 
procedures, findings and appeals of landscape 
and buffer yard variances shall follow those 
provisions for zoning variances as outlined in 
Article III, Zoning District Regulations. 

NOT APPLICABLE – No variance has been 
requested by the Applicant. 

(2)   Exemptions. In application for the planned 
unit development classification as described in 
Article III, Zoning District Regulations, or any 
amendments thereto, the following provisions 
shall apply: 

APPLICABLE – These exemptions are available to 
PUDs. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
A.    The landscape buffer requirements 

between uncomplimentary land uses or 
zones existing within the planned unit 
development itself do not apply. 

APPLICABLE – These exemptions are available to 
PUDs. 

B.    Where a planned unit development would 
require [sic] to construct and maintain a 
buffer adjacent to other properties as 
provided in this section, said requirement 
may be waived by the county provided a 
transitional character has been achieved 
through the design of the planned unit 
development. 

APPLICABLE – These exemptions are available to 
PUDs. 

5.01.07. - Maintenance, preservation and use 
standards. 

[Section header] 

(1)   Maintenance. [Section header] 
A.    All required plant material shall be 

maintained in Florida No. 1 grade or better 
condition as described in "Grades and 
Standards for Nursery Plants," Part I, 1963 
and Part II, State of Florida, Department of 
Agriculture, Tallahassee. 

APPLICABLE 

B.    Structural elements relating to nonliving 
landscape material shall be maintained in 
good condition at all times. 

(2)   Replacement. Dead plant material shall be 
replaced in accordance with the provisions of 
this section and within a time period 
appropriate to the growing season of the 
species in questions, not exceeding ninety (90) 
days. 

(3)  Protection of landscape material. All required 
landscape areas shall be protected from 
unpermitted vehicular encroachment by the 
use of wheel stops, curbing or other suitable 
methods. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
(4)   Use of landscape area. No required landscape 

area shall be used for parking, except 
encroachment as provided in this section, or 
for accessway structures, garbage or trash 
collection or any functional uses contrary to 
the intent and purposes of this section. 

APPLICABLE 

5.01.08. - Enforcement. [Section header] 
(1)   Whenever the county determines that a 

violation of this section exists, the county shall 
give written notice of the violation to the 
applicant and owner. The code enforcement 
officer is empowered to enforce the provisions 
of this section. 

Acknowledged. (2)   Penalties F. S. 125.66. Any violation of this 
section may be enforced by the code 
enforcement board and violators may be 
ordered to pay a fine not exceeding two 
hundred fifty dollars ($250.00) for each day 
the violation continues past the date set for 
compliance. 

5.01.09. - Flagler County Shade Trees. [Section header] 
Native Shade Trees 

Acknowledged. 

Elm, Winged (Ulmus alata) 
Hickory, Pignut (Carya glabra) 
Magnolia, Southern (Magnolia grandiflora) 
Maple, Red (Acer rubrum) 
Oak, Laurel (Quercus laurifolia) 
Oak, Live (Quercus virginiana) 
Southern Red Cedar (Juniperus silicicola) 
Sweetgum (Liquidambar styraciflua) 
Oak, Water (Quercus nigra) 

Other Acceptable Shade Trees 
Ash, Green (Fraxinus pennsylvanica) 
Camphor (Cinnamomum camphora) 
Elm, Chinese (Ulmus parvifolia) flora) 
Elm, Drake (Ulmus parifolia Var. Drake) 
Oak, Shumard (Quercus shumardii) 
Pecan (Carya illinoensis) 
Sycamore (Platannus occidentalis) 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE V. – OTHER DEVELOPMENT DESIGN AND IMPROVEMENT STANDARDS 
SECTION 5.01.00. – LANDSCAPING AND BUFFER YARD REQUIREMENTS 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 97-12, § 4, 8-18-1997; Ord. No. 01-26, § B., 12-17-2001; Ord. No. 
04-05, § 2, 2-16-2004; Ord. No. 04-06, §§ 2, 3, 5-17-2004; Ord. No. 04-11, § 3, 8-16-2004) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
Other trees as may be allowed by the County 

Planner and State Forester. 
Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

The purpose of this section is to provide for the 
protection and replanting of tree canopy native to 
Flagler County; to provide incentives for 
developers, permittees, and land owners to 
preserve index trees; and to establish procedures, 
standards and enforcement provisions. 

This section provides the preamble for the 
County’s index tree (6-inch or greater DBH) 
requirements. 

6.01.01. - Definitions. [Section header] 
The definitions set forth herein are intended to be 
read para materia with those in Article III. In the 
case of a conflict, this section will prevail. 

Acknowledged. 

For the purposes of this section, the following 
words and phrases shall have the meaning set 
forth herein: 

APPLICABLE 

Agricultural: Land having an agricultural 
classification pursuant to Chap. 193.461, F.S. 
and used primarily for bona fide agricultural 
purposes as defined in Chap. 193.461(3)(b), 
F.S. 
A1A Scenic Corridor: As defined by Ordinance 
2001-26, as may be amended from time to 
time. 
Building footprint: The portion of the lot, tract 
or parcel upon which buildings are to be 
placed. 
Canopy: The overall area of a tree's foliage, the 
outer edge of which is the drip line. 
Developed property: One which has received a 
certificate of occupancy for the principal 
building or a majority of the buildings in a 
multi-structure complex. 
Diameter at breast height (DBH): The 
measurement of a tree's trunk diameter in 
inches measured roughly four and one-half 
(4½) feet above ground. For multi-trunk trees 
it shall be the diameter of the individual trunks 
measured at 4 ½ feet. 
Drip line: The outermost edge of the foliage of 
a tree projected vertically to the ground. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

Encroachment: Any activity that has the effect 
of causing soil compaction, injury to lower 
limbs, grade change, contamination of soil or 
damage to the root system. Excluded from this 
definition are routine maintenance activities 
such as mowing or walking within the index 
tree's drip line. 

APPLICABLE 

Firewise communities: A program developed 
by the National Wildland/Urban Interface Fire 
Program administered by the Division of 
Forestry of the Florida Dept. of Agriculture and 
Consumer Services. 
Index tree: An index tree is free of significant 
defects in structure or decay of a species listed 
in section 6.01.04 Index Tree List, and having a 
minimum caliper of six (6) inches DBH. 
Land clearing: The removal of index trees, soil 
or mineral deposits or the placement of fill by 
any means with the intention of preparing real 
property for non-agricultural development 
purposes. This definition does not include 
removal of other than index trees; dead or 
diseased trees of any species; removal of trees 
in accordance with Firewise Communities 
standards; underbrushing; or normal mowing 
or agricultural operations. 
Nonresidential: That development, or portion 
thereof, devoted to commercial, industrial, or 
institutional land use(s). This does not include 
agriculture or forestry or essential 
governmental services. 
Nuisance Tree: Brazilian Pepper (Schinus 
terebinthifolius), Australian Pine (Casuarina 
spp), punk tree (melaleuca leucadendion) and 
Chinese tallow (Sapium sebiferum). 
Protected tree: Refers to an index tree 
protected in the course of development and 
construction. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

Prune: The removal of dead, dying, diseased, 
weak or objectionable branches in a manner 
consistent with the standards established in 
this code. 

APPLICABLE 

Replacement tree: A tree of a species listed in 
section 6.01.04 and having a minimum caliper 
as required herein. 
Replacement tree (A1A Corridor only): A tree 
of a species listed in the Interim Replacement 
Tree List for the A1A Scenic Corridor, having a 
minimum caliper of six (6) inches measured at 
four and one-half (4½) feet above ground and 
having a minimum height of twelve (12) feet 
when planted. 
Specimen or historic tree: A tree of unique 
growth, age, aesthetic or historic value and 
having been designated as such by resolution. 
Submerged land: That portion of a parcel lying 
below the mean high water line of a tidal 
water body; the seasonal high water line of a 
fresh water body; or the design elevation of a 
man-made water body. The latter excludes dry 
retention areas. 
Tree, index: See Index tree. 
Tree relocation: To transplant an index tree 
from one location to another. 
Tree removal: To permanently remove the 
trunk and/or root system of an index tree. 
Tree survey: A survey prepared by a Florida 
licensed land surveyor showing, in addition to 
all information required by Rule 61G-176, 
F.A.C. the location, dbh, and common name of 
all qualifying index trees within the area 
proposed for development. Non-index trees 
may be designated as "clumps" with the 
general location and predominant type shown. 
Underbrushing: The removal of nuisance trees, 
understory and vegetation by means of bush 
hogging or hand clearing above grade only. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

6.01.02. - Requirements prior to land clearing. [Section header] 
(1)   No person shall proceed with index tree 

removal or land clearing on any improved, 
vacant or unimproved land except in 
accordance with the procedures and standards 
of this section. 

Acknowledged. 

A.    Contemporaneous with a building permit, 
infrastructure permit or application for 
special exception approval, the following 
information must be submitted: 

APPLICABLE – This review occurs at the time of 
building permit application. 

1.    A tree survey as defined herein. 
Jurisdictional wetland areas may be 
designated by their outer perimeter. 
When land clearing is not proposed on 
individual lots or parcels, but is a part 
of subdivision improvements, the tree 
survey for such purpose will extend 
thirty-five (35) feet either direction of 
road rights-of-way and other affected 
areas, e.g. retention ponds, drainage 
easements, lift stations. 

2.    A legible site development plan drawn 
to one (1) inch equals twenty (20) feet 
scale or to the largest practicable scale 
indicating the following applicable 
items: 
i.     Location of all proposed 

structures, improvement and site 
uses, properly dimensioned and 
referenced to property lines, 
setback and yard requirements. 

ii.    Proposed site elevations, including 
any proposed fill or excavation. 

iii.   Location of proposed or existing 
utility services, wells or septic 
systems. 

iv.   The common name, size and 
location of all index trees on the 
site specifically designating the 
index trees to be retained, 
removed, relocated or replaced. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
v.    Typical location and construction 

of tree barricades. 

APPLICABLE – This review occurs at the time of 
building permit application. 

vi.   For all applications other than an 
individual single family building 
permit, tree information shall be 
summarized in legend or tabular 
form. 

3.    Landscaping plan. 
4.    Applications involving improvements 

to existing developed properties may 
be based on drawings showing only 
that portion of the site directly 
involved and adjacent structures or 
portions thereof. In such cases, a tree 
survey is not required. A sketch 
showing the approximate location(s) 
of all existing index tree(s) with 
common and botanical name shall be 
provided instead. 

5.    Where index trees are not, because of 
past use and/or current conditions, 
reasonably presumed by the county to 
exist on a site, an affidavit duly 
executed by the property owner 
attesting to such condition may be 
substituted for a tree survey. 

(2)   Authorization to proceed. The development 
services department shall authorize land 
clearing through the issuance of the building 
or development permit. Land clearing is 
subject to site inspection by the county from 
application to one (1) year after completion of 
activity. 

APPLICABLE – The subject re-development 
request, if approved, will prompt issuance of a 
demolition permit which will include incidental 
clearing.  Index tree counts will be required as part 
of the permit application. A.    Criteria for land clearing. Land clearing will 

be authorized after the development 
services director or his/her designee 
determines that the following conditions, 
as applicable, exist: 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

1.    The property has received site plan, 
special exception or preliminary plat 
approval pursuant to this Code, has 
received or applied for a building 
permit, or is an occupied residential or 
non-residential property. 

APPLICABLE – The subject re-development 
request, if approved, will prompt issuance of a 
demolition permit which will include incidental 
clearing.  Index tree counts will be required as part 
of the permit application. 

2.    A tree relocation or replacement plan 
meeting the requirements of this 
section is a condition precedent to 
land clearing. 

3.    The index tree is located in the 
building pad, swimming pool or deck, 
roadway pavement or vehicular use 
area, stormwater retention area, or a 
utility or drainage easement where a 
structure or improvement is to be 
placed. 

4.    The index tree is in danger of 
materially impairing the structural 
integrity of existing or proposed 
structures, materially interferes with 
utility service, or adversely affects 
sight distance triangles. 

5.    The index tree has one or more 
defects which, in the opinion of a 
certified arborist, will cause branch, 
stem or root failure. 

6.    No specimen or historic tree may be 
removed except by authorization of 
the board of county commissioners. 

B.    The authorization for land clearing shall 
expire contemporaneously with its 
associated permit. 

6.01.03. - Index tree protection/replacement 
requirements. 

[Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

The individual property owner and/or landscape 
architect are provided flexibility of design but must 
preserve a minimum percentage of existing index 
tree canopy in a manner to support the long-term 
health and survival of protected trees. Existing 
trees are best protected within clusters of open 
space left undisturbed by grade changes, soil 
compaction, mechanical or chemical disturbance. 

Acknowledged. 

(1)   The minimum number of index trees to be 
preserved upon any development site is equal 
to the percentages set forth below for 
different land uses. Index trees lying within 
designated conservation areas, jurisdictional 
wetlands and adjacent upland buffers must be 
preserved in their entirety. By way of example, 
a building lot contains an aggregate of one 
hundred (100) caliper inches of index trees 
and the minimum preservation equals forty 
(40) percent. This forty (40) inches of required 
index trees can be preserved as a single forty 
(40) inch DBH index tree; two (2) twenty (20) 
inch DBH trees; or any combination of 
qualifying preserved and/or replacement index 
trees totaling forty (40) caliper inches. 

Acknowledged. 

A.    Single-family dwelling lots: Each single-
family residential lot must preserve or 
replant at least forty (40) percent of the 
total pre-development caliper inches 
existing on the site. Preserved index trees 
may be substituted for tree planting 
required by the landscaping section of this 
Code. 

NOT APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

B.    Multi-family and mobile home park 
parcels: Each multi-family and mobile 
home park parcel must preserve or replant 
at least thirty-five (35) percent of the total 
pre-development caliper inches existing on 
the site. Preserved index trees may be 
substituted for tree planting required by 
the landscaping section of this Code. 
Replacement trees may be clustered 
within pervious areas of the site provided 
that at least five hundred (500) square feet 
of green space per tree is provided. 

NOT APPLICABLE 

C.    Non-residential parcels: Each non-
residential parcel must preserve or replant 
at least twenty (20) percent of the total 
pre-development caliper inches existing on 
the site. Preserved index trees may be 
substituted for tree planting required by 
the landscaping section of this Code. 
Replacement trees may be clustered 
within pervious areas of the site provided 
that at least five hundred (500) square feet 
of green space per tree is provided. 

APPLICABLE – The provisions for Scenic A1A do not 
include non-residential parcels; see E. below. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

D.    Where replacement trees are required to 
be planted in order to maintain the 
minimum number of caliper inches, they 
shall be from a species listed as an index 
tree, have a minimum caliper of two and 
one-half (2½) inches measured six (6) 
inches above grade after planting and be 
Florida Grade #1 or better. Tree planting 
and maintenance procedures for 
replacement trees shall follow the "Tree, 
Shrub and Other Woody Plant 
Maintenance Practices," on pruning, 
fertilization and support systems called the 
ANSI (American National Standards 
Institute) A300 Standard. Transplanting 
and establishment of trees shall follow 
those described in Typical Tree Bid 
Specifications for Florida, part 2 (shipping 
and handling) part 3 materials, and part 4 
(execution) developed by the University of 
Florida, the Florida Urban Forestry Council 
and the Florida Chapter of the 
International Society of Arboriculture. 

NOT APPLICABLE – See E. below. 

E.    A1A Scenic Corridor: The pallet [sic] of 
protected trees in the A1A Scenic Corridor 
is more inclusive than for the county as a 
whole. This expanded protection is 
designed to preserve the native 
ecosystems in the Corridor. A list of 
protected index trees established by 
Ordinance 2001-26 is available at the 
Planning and Zoning Dept. and 
incorporated into the Scenic Corridor 
Design Guidelines Handbook. The 
minimum number of index trees to be 
preserved upon any development site is 
calculated as set forth previously within 
this section however, the list of protected 
trees is more expansive and the following 
percentages of aggregate caliper inches 
shall apply: 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

1.    Nonresidential and multi-family 
parcels: Each nonresidential or multi-
family parcel owner must preserve or 
replant at least fifty (50) percent of the 
total pre-development caliper inches 
existing on the site. Property owners 
are encouraged to use preserved index 
trees to satisfy perimeter and interior 
landscaping requirements. 

NOT APPLICABLE 

2.    Single-family parcels: Every single-
family lot owner must preserve or 
replant at least forty (40) percent of 
the total pre-development caliper 
inches existing on the site. 

NOT APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

3.    Where trees must be replaced or 
planted to meet minimum 
preservation or landscape buffer 
requirements within the Scenic 
Corridor Overlay district, all plant 
material will consist of a tree species 
listed in the Scenic Corridor Index Tree 
List and that has a minimum caliper of 
four (4) inches measured at six (6) 
inches above ground and has a 
minimum height of twelve (12) feet 
when planted. The rootball shall have 
a ninety-five (95) gallon minimum 
container or equivalent rootball size. 
The minimum rootball size diameter 
shall be forty (40) inches or, if in a 
growbag, shall have a diameter of 
thirty (30) inches minimum. Sabal 
palms shall have a minimum twelve 
(12) feet of clear trunk. Plant materials 
shall conform to the standards for 
Florida No. 1 or better as given in 
"Grades and Standards for Nursery 
Plants," (current version) State of 
Florida Department of Agricultural and 
Consumer Services, or equal thereto 
that has been approved by the county 
agricultural extension agent. The 
preservation and use of native 
vegetation is highly encouraged. Plant 
materials selected shall be the best 
suited to withstand the soil and 
physical conditions of the site. Plant 
materials that are freeze and drought 
tolerant are preferred; 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

4.    Replacement trees shall approximate 
the distribution of native vegetation 
Where a one to one (1:1) replacement 
is not practical as reasonably 
determined by the county 
administrator or his/her designee, the 
tree shall be replaced in multiples to 
yield a sum of equivalent calipers; 

Acknowledged. 

5.    Whenever a protected tree is removed 
without legal authorization or in 
violation of this code, the owner shall 
replace such removed trees on a one 
to three (1:3) ratio. For example, if a 
twenty (20) inch caliper tree is illegally 
removed, it shall be replaced by a tree 
or trees equivalent to sixty (60) inches 
in caliper from the Interim 
Replacement Tree List or an equivalent 
tree species; 

Acknowledged. 

6.    Be given sufficient room for optimum 
growth. If the county administrator or 
his/her designee reasonably 
determines that there is insufficient 
space on the site to plant the required 
replacement trees for optimum 
growth, then the owner may be 
directed to plant the trees in publicly 
owned areas of the A1A Scenic 
Corridor, or in privately owned 
strategically visible locations with the 
permission of the property owner. 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

7.    Trees installed or retained within the 
A1A Scenic Corridor shall not be 
topped or severely pruned so as to 
appear stunted or "hat racked". Trees 
shall be pruned as needed to maintain 
health and form in such a way that 
retains or improves the natural form 
of the particular species; provided, 
topiary may be practiced upon 
suitable species if professionally and 
consistently maintained. The branches 
of a tree extending over any public 
sidewalk shall be trimmed to at least 
the height of eight (8) feet above the 
sidewalk. The branches of a tree 
extending over the travel portion of 
any street used for vehicular traffic 
shall be trimmed to fifteen (15) feet 
above the street. All tree pruning shall 
be conducted according to the 
standards of the National Arborist 
Association Standards set forth in ANSI 
A300 (Part 1) Tree Pruning. All 
landscaping installed or retained to 
meet the requirements of this section 
shall be maintained in a healthy and 
growing condition. 

Acknowledged. 

F.    All replacement or relocated index trees 
must be maintained in a healthy and 
growing condition for a minimum of two 
(2) years from the date of the last 
certificate of occupancy in the 
development. All trees that, in the opinion 
of the county, will not survive for this 
minimum time period will be replaced by 
the property owner. 

APPLICABLE 

6.01.04. - Index trees. [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

The following index trees having a caliper of six (6) 
inch DBH or greater are protected under the terms 
of this regulation and also constitute acceptable 
replacement trees subject to minimum size 
requirements: 

Acknowledged. 

Common Name (Botanical Name) 
Ash (Fraximus spp.) 
Bay (Persea spp.) 
Black Cherry (Prunus serotinia) 
Cherry Laurel (Prunus laurocerasus) 
Cypress, bald (Taxodium distichum) 
Cypress, pond (Taxodium ascendens) 
Devil's Walking Stick (Aralia spinosa) 
Elm (Ulmus spp.) 
Hackberry (Celtis laevigata) 
Hickory (Carya spp.) 
Holly (Ilex spp.) 
Magnolia, Southern (Magnolia grandiflora) 
Magnolia, Sweetbay (Magnolia virginiana) 
Maple, Red (Acer rubrum) 
Oak (Quercus spp.) 
Persimmon (Diospyros virginana) 
Redbud, Eastern (Cercis candensis) 
Red Cedar, Eastern (Juniperus virginiana 

spp.) 
Red Cedar, Southern (Juniperus silicicolna 

spp.) 
Sweetgum (Liquidambar styraciflua) 
Sycamore, American (Platanus 

occidentalis) 
Tupelo, Black (Nyssa sylvatica) 
Tupelo, Swamp (Nyssa aquatica) 
Yellow-Poplar(Tulip tree) (Liriodendron 

tulipifera) 
County staff may accept other broadleaf 
hardwood trees as replacements upon a 
finding of suitability. 

6.01.05. - Tree protection during construction. [Section header] 



Application #2962 

 
LDC Section 6.01.00. 

-Page 15- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(1)   Standards for tree protection during 
development. The following are minimum 
standards necessary to protect trees 
designated for preservation from damage 
during land clearing and development 
activities after the permit has been approved. 

APPLICABLE 

A.    Protection of existing trees. Prior to any 
clearing of improved, vacant or 
unimproved land unless specifically 
exempted from this section, trees to be 
preserved shall be identified, staked and 
clearly marked to prevent physical damage 
from heavy equipment and other activities 
incidental to development. Required 
barriers shall be subject to inspection for 
the duration of the activity. 
1.    Whenever there is any planned 

encroachment into the dripline of an 
index tree proposed for preservation, 
the applicant is recommended to 
secure the services of a licensed 
certified arborist. The certified arborist 
should prepare a written report 
indicating the chances for long term 
survival of the tree and best practices 
to be employed during and after 
construction. As an alternative, the 
county shall review the protection 
program for approval. 

2.    Root pruning. The roots of all trees to 
be protected shall be cleanly pruned at 
the edge of proposed land disturbance 
activity. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

3.    Barriers or barricades. The barriers or 
barricades shall be conspicuous 
enough and high enough to be seen 
easily by operators of trucks and other 
equipment. Immediately following the 
clearing of underbrush, barricades 
shall be installed and required to 
remain in place throughout the 
construction period. The minimum size 
of wood barrier fencing shall be two 
(2) inches by four (4) inches and the 
top of the barrier shall be a minimum 
of four (4) feet high. Another 
acceptable means of barricading trees 
is the use of orange plastic 
construction fence, four (4) feet high, 
and supported every eight (8) feet by 
rebar, driven into the ground. Fencing 
shall be securely attached to rebar by 
the use of nylon zip ties or twisted 
wire. Barricades must be taut and 
perpendicular to ground. 

APPLICABLE 

4.    Other required protection of trees: The 
developer or permittee shall protect 
the trees designated for preservation 
in the approved permit from physical 
damage, chemical poisoning, 
excavation and grade changes to at 
least the following minimum 
standards: 
a.    Utility and irrigation line trenches. 

Trenches shall be routed away 
from trees to an area outside the 
drip line to the maximum extent 
possible or directionally bored. 

b.    Grade changes. If approved by the 
county, retaining walls or dry wells 
may be utilized to protect root 
systems from severe grade 
changes. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
c.    Development activities. No vehicle 

maintenance, storage of 
construction materials or debris, 
or cleaning of equipment shall 
take place within the barricaded 
area. 

APPLICABLE 

5.    Pruning of trees and vegetation. 
Pruning of branches and roots of trees 
must be in compliance with the 
standards established by the American 
National Standards Institute (ANSI A-
300). 

6.    Root system protection. The root 
systems of trees shall be protected as 
follows: 
a.     The protected area shall be 

mulched and irrigated regularly 
according to seasonal needs. 

b.    The permittee shall protect tree 
root systems from damage due to 
noxious materials in solution 
caused by runoff, or spillage 
during mixing and placement of 
construction materials, or 
drainage from stored materials. 
Root systems shall also be 
protected from flooding, erosion 
or excessive wetting resulting from 
dewatering operations. 

7.    Trees damaged during construction. 
Tees damaged by construction must 
be repaired under the direction of a 
certified arborist in a manner 
acceptable to the county. 
a.     Immediate notification of county. 

Flagler County Development 
Services must be notified 
immediately after any damage to 
any tree by construction 
operations. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
b.    Prompt repair. Such repairs as 

necessary shall be made promptly 
after damage occurs to prevent 
progressive deterioration of 
damaged trees. 

APPLICABLE 

c.     Removal and replacement of 
damaged trees. The developer or 
permittee shall remove trees 
which are determined by the 
county to be incapable of 
restoration to normal growth 
pattern. Such trees shall be 
subject to replacement under the 
provisions of this section. 

6.01.06. - Exemptions. [Section header] 
The following activities are specifically exempt 
from the procedures and standards of this section: 

Acknowledged. 

(1)   Agricultural activities including harvesting of 
commercial timber. The latter must comply 
with the latest addition of "Silviculture Best 
Management Practices" published by the 
Florida Department of Agriculture and 
Consumer Services. 

NOT APPLICABLE 

(2)   Tree removal directly within a public or 
private road right-of-way for the installation of 
required subdivision improvements. 

APPLICABLE 

(3)   Individual service connections and 
construction, installation of public utility lines 
provided, however, they comply with Section 
6.01.05(4)(a); septic tanks, lines or drain fields; 
compacted fill within the limits of the 
approved building footprint. 

APPLICABLE 

(4)   Emergency work to protect life, limb or 
property. This includes clearing that is in 
conformance with firewise community 
protection standards set forth by the division 
of forestry. 

APPLICABLE 

(5)  Maintenance activity along road sides, under 
wires, around fire hydrants and similar 
instances. 

APPLICABLE 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(6)   Damaged trees. Trees suffering major 
structural damage or destroyed by force 
majeure are exempt from this section as 
determined by the county. 

APPLICABLE 

(7)   Licensed plant and tree nurseries. Plant and/or 
tree nurseries licensed pursuant to the Florida 
State Department of Agriculture and 
Consumer Services, Division of Plant Industry 
shall be exempt from the terms and provisions 
of this article in relation to those trees planted 
and growing on site for wholesale and/or retail 
sale purposes in the ordinary course of said 
licensee's business. 

NOT APPLICABLE 

(8)   A tree or trees required to be cut down, 
destroyed, removed or relocated or 
destructively damaged by a county, state or 
federal law, or by rules promulgated by a 
county, state or federal agency. 

NOT APPLICABLE 

6.01.07. - Enforcement. [Section header] 
(1)   Generally. The development services director 

or his/her designee shall enforce the 
provisions of this section. 

Acknowledged. 

(2)   Individual enforcement. Each violation of this 
section or any of its subsections is deemed a 
separate and distinct infraction of the land 
development code. Each index tree to be 
protected may be the subject of individual 
enforcement. 

(3)   Strict liability of owner. The owner of any 
property where a tree or trees have been cut 
down, destroyed, removed, relocated or 
destructively damaged shall be held strictly 
liable for a violation of this section unless it 
can be proven that the damage was caused by: 
A.    An act of God; 
B.    An act of War; 
C.    Development activities on the property in 

compliance with an approved permit; or 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

D.    The owner alleges that the damage was 
caused by vandals or trespassers and the 
owner of the property has filed a police 
report for the incident and had taken 
reasonable security measures to prevent 
unauthorized access to the property. 

Acknowledged. 

(4)   Stop-work order. The enforcement agency 
shall immediately issue an order to cease and 
desist any work being carried out in violation 
of this section or any permit conditions 
promulgated under this section. Upon notice 
of such violation, no further work shall take 
place until appropriate remedial action is 
instituted, as determined by the enforcement 
agency. 

(5)   Other enforcement. Nothing in this section 
shall prohibit the county from enforcing this 
section by other means. 

6.01.08. - Penalties. [Section header] 
(1)   Fine and replacement. Each violation of this 

section shall be punishable in a court of 
competent jurisdiction by a fine of no more 
than five hundred dollars ($500.00) plus 
replacement of the trees removed from the 
site. The removal, relocation or destruction, 
including dripline encroachment, of each tree 
for which a permit is required in violation of 
this section shall constitute a separate offense 
under this section. If the violation is 
discovered subsequent to stump removal, a 
presumptive count of one (1) qualifying index 
tree per four thousand (4,000) square feet, or 
major portion thereof, shall be employed in 
the absence of specific evidence of the actual 
number of trees destroyed. 

Acknowledged. 



Application #2962 

 
LDC Section 6.01.00. 

-Page 21- 

FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.01.00. – INDEX TREE REMOVAL AND PROTECTION 

 (Ord. No. 91-2, 2-18-1991; Ord. No. 04-04, § 3, 2-16-2004) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(2)  Withholding of permits. Failure of any party to 
follow the procedures as required by this 
section shall constitute grounds for 
withholding site plan approval, building 
permits, occupancy permits or any other 
appropriate approvals necessary to continue 
development until remedial action is 
completed in accordance with this section. 

Acknowledged. 

(3)   In addition to the above, each violation of this 
Ordinance may be prosecuted as provided by 
Section 125.69, Florida Statutes 2004, as may 
be amended, which currently provides as 
follows: 

"Violations of this ordinance shall be 
prosecuted in the same manner as 
misdemeanors are prosecuted. Such 
violations shall be prosecuted in the name 
of the state in a court having jurisdiction of 
misdemeanors by the prosecuting 
attorney thereof and upon conviction shall 
be punished by a fine not to exceed $500 
or by imprisonment in the county jail not 
to exceed 60 days or by both such fine and 
imprisonment." 

(4)   In the event of a violation, the penalties set 
forth in this Ordinance shall be applicable to 
the offending property owner, tenant, any 
contractor clearing the owner's property or 
any other person operating on behalf of the 
owner. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

6.05.01. - Definitions. [Section header] 
Artificial lighting means any source of temporary, 
fixed or movable light emanating from a manmade 
device, including, but not limited to incandescent 
mercury vapor, metal halide, or sodium lamps, 
spotlights, streetlights, construction security lights 
or lights which illuminate signs. This definition 
shall not include handheld or vehicular lighting. 

APPLICABLE 

Beach means lands and waters lying seaward of 
the seawall or line of permanent vegetation. 
Directly illuminating means illuminated as a result 
of the glowing element(s), lamp(s), globe(s), or 
reflector(s) of an artificial light source which is 
visible to a person who is in a standing position on 
the beach. 
Existing development means a building or 
structure for which a building permit has been 
issued prior to the adoption of this ordinance. 
Fixture means the device that holds, protects, and 
provides the optical system and power 
connections for a lamp. 
Indirectly illuminating means illuminated as a 
result of the glowing element(s), lamp(s), globe(s), 
or reflector(s) of an artificial light source which is 
not visible to a person who is in a standing position 
on the beach. 
Lamp means the source of light within a luminaire. 
Low-profile luminaire means a light fixture set on a 
base which raises the source of the light no higher 
than forty-eight (48) inches off the ground, and 
designed in such a way that light is directed 
downward from a hooded light source. 
Luminaire means a complete unit that artificially 
produces and distributes light. An artificial light 
source including fixture, ballast, mounting and 
lamp(s). 
Nest means an area where sea turtle eggs have 
been naturally deposited or subsequently 
relocated. 
Nesting season means the period of May 1 
through October 31 of each year. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

Pole lighting means a light fixture set on a base or 
pole which raises the source of the light higher 
than forty-eight (48) inches off the ground. 

APPLICABLE 

Regulated boundaries means the area between 
the Atlantic Ocean and the westerly boundary of 
the lot or parcel that abuts the westerly right-of-
way of State Road A1A within unincorporated 
Flagler County. 
Sea turtles means any specimen belong to the 
species Caretta caretta (loggerhead turtle), 
Chelonia mydas (green turtle), Dermochelys 
coracea (leatherback turtle), or any other marine 
turtle using Flagler County beaches as a nesting 
habitat. 
Sign means any surface, fabric, device or display 
that is designated to advertise, inform, identify or 
to attract the attention of persons. For the 
purpose of this article, the term "sign" shall 
include all structural parts. 
Tinted glass means any glass treated to achieve an 
industry-approved, inside-to-outside light 
transmittance value of forty-five (45) percent or 
less. Such transmittance is limited to the visible 
spectrum (four hundred (400) to seven (700) 
nanometers) and is measured as the percentage of 
light that is transmitted through the glass. 
6.05.02. - Violations. [Section header] 
A violation of any of the provisions of this article 
shall be subject to the penalties and procedures as 
provided for in chapter 9, Flagler County Code, the 
enforcement provisions of section 6.02.04, Flagler 
County Land Development Code, and/or to 
prosecution for a violation of this article in 
accordance with section 1-6, Flagler County Code. 

Acknowledged. 

6.05.03. - Purpose and intent. [Section header] 
The purpose of this article is to protect the 
threatened and endangered sea turtles which nest 
along the beaches of Flagler County, Florida, and 
to encourage sea turtle nesting on Flagler County 
beaches by minimizing the artificial light on the 
beaches. 

Acknowledged.  This language tracks objective 
language added to the DRI Development Order in 
1998. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

6.05.04. - Sea turtle nesting areas. [Section header] 
Sea turtles nest or are likely to nest in an area of 
the beach within unincorporated Flagler County. 

Acknowledged. 

The above-described nesting areas are regulated 
as provided in this article. 

Acknowledged. 

6.05.05. - Lighting standards for future 
development. 

[Section header] 

(a)   It is the policy of Flagler County to minimize 
artificial light illuminating the entire coastal 
beach of the County, and said lighting for new 
development shall be regulated as provided in 
this section. To meet this intent, building and 
electrical plans and the construction of single-
story or multi-story buildings or structures, 
signs, commercial or other structures, 
including electrical plans associated with 
parking lots, dune walkovers or other artificial 
lighting for real property within the 
unincorporated regulated boundaries shall be 
in compliance with the following: 

The applicant has provided a note on the site plan, 
consistent with County requirements: 
 
SITE LIGHTING 
All exterior lighting shall comply with Flagler 
County requiremengts more specifically with 
Section 6.05.00 – Marine Sea Turtles – in order to 
conform to turtly [sic] nesting requirements. 

(1)   Light fixtures shall be designed, 
positioned, shielded, or otherwise 
modified such that the source of light and 
any reflective surfaces of the fixture shall 
not be directly visible by a person who is in 
a standing position on the beach. 

(2)   Lights shall not directly or indirectly 
illuminate the beach during the sea turtle 
nesting season. 

(3)  Tinted glass, or any window film applied to 
window glass which meet the shading 
criteria for tinted glass, shall be installed 
on all windows or single-or multi-story 
buildings or structures within line of sight 
of the beach in the regulated boundaries. 

(4)   Lights illuminating signs shall be shielded 
or screened such that they do not 
illuminate the beach and the source of the 
light shall not be visible by a person who is 
in a standing position on the beach. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(b)   The provisions of this section, as amended, 
shall not apply to any structure for which a 
building permit has been issued prior to 
adoption of this ordinance. 

NOT APPLICABLE 

6.05.06. - Lighting standards for existing 
development. 

[Section header] 

(a)   It is the policy of the board of county 
commissioners to minimize artificial lighting 
illuminating the entire coastal beach of the 
county. To meet this intent, artificial lighting 
within the regulated boundaries where there 
are existing buildings, structures or signs 
within the line of sight of the beach, shall be in 
compliance with the following by August 1, 
2001. 

NOT APPLICABLE – This project is for new 
construction. 

(1)   Light fixtures shall be designed, 
positioned, shielded, or otherwise 
modified such that the source of light and 
any reflective surfaces of the fixture shall 
not be visible by a person who is in a 
standing position on the beach. 

(2)   Lights shall not directly or indirectly 
illuminate the beach during the sea turtle 
nesting season. 

(3)   Lights illuminating buildings or associated 
grounds for decorative or recreational 
purposes shall be shielded or screened 
such that they do not illuminate the beach 
and the source of the light shall not be 
visible by a person who is in a standing 
position on the beach, or said lights shall 
be turned off during the sea turtle nesting 
season. 

(4)   Lights illuminating dune walkovers of any 
area oceanward of the dune line shall 
comply with (1) or (2) above during the sea 
turtle nesting season. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(5)   Lights illuminating signs shall be shielded 
or screened such that they do not 
illuminate the beach and the source of the 
light shall not be visible by a person who is 
in a standing position on the beach, or said 
lights shall be turned off during the sea 
turtle nesting season. 

NOT APPLICABLE – This project is for new 
construction. 

(6)   Any of the following measures, or a 
combination thereof, shall be taken to 
reduce or eliminate the negative effect of 
interior lights illuminating from doors and 
windows within the line of sight of the 
beach in the regulated boundaries. 
a.    Apply window tint or film that meets 

the standard for tinted glass; 
b.    Rearrange lamps and other moveable 

fixtures away from windows; or 
c.    Use window treatments (e.g., blinds, 

curtains) to shield interior lights from 
the beach. 

(7)   Flagler County, with the assistance of 
citizens, shall develop and implement a 
public education program, primarily 
directed towards encouraging the 
management of interior lighting for single-
and multi-story buildings or structures. 

6.05.07. - Publicly owned lighting. [Section header] 
(a)   Streetlights and lighting at parks and other 

publicly owned beach access areas located 
within the regulated boundaries shall be in 
complete compliance with the following by 
August 1, 2001: 

APPLICABLE – Any modifications to lighting at 16th 
Road will comply with this requirement. 

(1)   Streetlights, lighting at parks or other 
publicly owned beach access points shall 
be designed, positioned, shielded, or 
otherwise modified such that they shall 
not illuminate the beach and the source of 
the light shall not be visible by a person 
who is in a standing position on the beach. 

APPLICABLE – Any modifications to lighting at 16th 
Road will comply with this requirement. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(b)   Specifically exempted from the terms of this 
section are lights which are aids to navigation, 
motion sensors and traffic control devices. 

Acknowledged. 

6.05.08. - Application review. [Section header] 
(a)   Any permit applied for under this article may 

be processed concurrently with building 
development permit review under Flagler 
County Code. 

APPLICABLE – Compliance with these regulations is 
ultimately determined at the time of building 
permit review. 

6.05.09. - Relation to Endangered Species Act. [Section header] 
(a)   This article is adopted for the purposes of 

implementing the provisions of the Flagler 
County Comprehensive Plan 2000-2010 to 
provide protection for sea turtles as a matter 
of local policy. It is the intent of the county 
that this article be consistent with, and in 
furtherance of, the provisions of the 
Endangered Species Act, 16 U.S.C. 1531—
1544, and that it satisfy any obligation the 
county may have under the Act to prevent 
harm to sea turtles by its election to adopt this 
regulation. There are no definitive federal 
standards regarding artificial lighting. The 
county has used as a guide the state's model 
lighting ordinance; followed the nesting 
season dates established by the state and 
sought the advice of subject matter experts. 

Acknowledged. 

(b)   As an alternative to compliance with the 
terms of this article, a local government or 
person may adhere to: (a) a lighting plan 
approved in writing by the United States 
Department of the Interior Fish and Wildlife 
Service as likely to prevent harm to sea turtles; 
or (b) the conditions of a permit issued under 
federal law authorizing the taking of sea 
turtles for an otherwise lawful activity. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VI. – RESOURCE PROTECTION STANDARDS 
SECTION 6.05.00. – MARINE SEA TURTLES 

 (Ord. No. 01-07, § 2, 4-16-2001) 
STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 

(c)   Nothing in this article shall be construed to 
authorize or license any act prohibited by the 
Endangered Species Act. Artificial lighting not 
otherwise regulated by this article which may 
be in violation of the Endangered Species Act 
may be reported to the United States 
Department of Interior, Fish and Wildlife 
Service, for resolution and enforcement under 
federal law. 

Acknowledged. 

6.05.10. - Appeals. [Section header] 
Any applicant aggrieved by any order, 
requirement, decision or determination of the 
enforcement official in the enforcement of this 
article, shall have the right to appeal said order as 
provided for by law. 

Acknowledged. 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VIII. – CONSISTENCY AND CONCURRENCY DETERMINATION (IN PART) 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
8.00.00. - GENERALLY [Section header] 
It is the purpose of this article to describe the 
requirements and procedures for determination of 
consistency of proposed development projects 
with the county comprehensive plan, including 
meeting the concurrency requirements of the 
plan. 

This section outlines the requirements that follow 
and the relationship to the Comprehensive Plan. 

8.01.00. - APPLICATION OF CONCURRENCY [Section header] 
All uses, except for those public facilities proposed 
by county and local governments including public 
schools consisting of grades K through 12, or those 
uses determined to be vested or exempt, shall be 
subject to the concurrency requirements. The 
county shall coordinate with the Flagler County 
School Board concerning the planning of public 
educational facilities pursuant to F. S. 235.193. 

NOT APPLICABLE – The Administrative Law Judge 
as part of the Recommended Order found that 
concurrency requirements had been met. 

8.02.00. - BURDEN OF SHOWING COMPLIANCE 
ON DEVELOPER 

[Section header] 

The burden of showing compliance with these 
levels of service requirements shall be upon the 
developer. In order to be approvable, applications 
for development approval shall provide sufficient 
information showing compliance with these 
standards. The applicant shall be responsible for 
providing the adequate information. 

NOT APPLICABLE – The Administrative Law Judge 
as part of the Recommended Order found that 
concurrency requirements had been met. 

8.03.00. - DETERMINATION OF CONCURRENCY [Section header] 
The initial determination of concurrency occurred 
during the development of the comprehensive 
plan. Since the plan was developed in compliance 
with the level of service standards adopted by the 
county, the plan at that point in time was 
concurrent. 

Acknowledged. 

8.04.00. - PLAN AMENDMENTS [Section header] 
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FLAGLER COUNTY CODE OF ORDINANCES 
APPENDIX C – LAND DEVELOPMENT CODE 

ARTICLE VIII. – CONSISTENCY AND CONCURRENCY DETERMINATION (IN PART) 
(Ord. No. 91-2, 2-18-1991) 

STANDARD/REGULATION APPLICABILITY/ CONSISTENCY ANALYSIS 
A report shall be prepared by county staff as 
required and forwarded as part of the major plan 
amendment process to the long range planning 
and land development review board, planning 
board and the board of county commissioners. The 
report shall indicate the anticipated impact of the 
administrative action on the levels of service 
adopted in this ordinance. This report is intended 
to be a general analysis and should identify 
corrective actions and any responsibility for the 
cost of those actions. 

NOT APPLICABLE 

8.05.00. – REZONINGS [Section header] 
A report shall be prepared by county staff as 
required and forwarded as part of the rezoning 
process to the long range planning and land 
development review board, planning board and 
the board of county commissioners. The report 
shall indicate the anticipated impact of the 
administrative action on the levels of service 
adopted in this ordinance. This report is intended 
to be a general analysis and should identify 
corrective actions and any responsibility for the 
cost of those actions. 

NOT APPLICABLE – The Administrative Law Judge 
as part of the Recommended Order found that 
concurrency requirements had been met. 

8.06.00. - PRELIMINARY DEVELOPMENT ORDER [Section header] 
Final determination of concurrency occurs during 
the review of the preliminary subdivision plat, or 
site development plan (or building permit) and 
shall include compliance with the level of service 
standards adopted by the county. If no preliminary 
subdivision plat or site development plan (or 
building permit) is necessary, the determination of 
consistency and concurrency will be made prior to 
issuing the building permit for the specific use. 

NOT APPLICABLE – The Administrative Law Judge 
as part of the Recommended Order found that 
concurrency requirements had been met. 
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December 19, 2014 Draft 

 

ORDINANCE NO. ______ 
 
 
 

AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF FLAGLER 
COUNTY, FLORIDA TO AMEND THE HAMMOCK DUNES PLANNED UNIT 
DEVELOPMENT (AS SUCCESSOR TO THE HAMMOCK DUNES DEVELOPMENT 
OF REGIONAL IMPACT DEVELOPMENT ORDER), THE OCEAN HAMMOCK 
GOLF COURSE PLAT PLANNED UNIT DEVELOPMENT, AND NORTHSHORE 
PLAT FIVE PLANNED UNIT DEVELOPMENT TO ALLOW FOR THE 
REDEVELOPMENT OF APPROXIMATELY 10 ACRES OF LAND AREA LOCATED 
WITHIN THE HAMMOCK BEACH RESORT, TO INCLUDE THE CONVERSION OF 
THE FACILITY KNOWN AS THE LODGE INTO A 198 UNIT HOTEL, WITH 
APPROXIMATELY 50,000 SQUARE FEET OF ADDITIONAL AMENITY AREA, 
INCLUDING RESTAURANT, CONFERENCE, CLUBHOUSE, AND ASSOCIATED 
GOLF AND RETAIL FACILITIES, TOGETHER WITH AN EXPANSION OF THE 
ATLANTIC AND OCEAN BALLROOMS; SPECIFICALLY LOCATED EAST OF 
STATE ROAD A-1-A AND NORTH AND SOUTH OF THE EASTERN TERMINUS OF 
16TH ROAD AT THE ATLANTIC OCEAN, PARCEL NUMBERS 04-11-31-3605-000C0-
0000 AND 04-11-31-2984-00GC0-0000; PROVIDING FOR FINDINGS; AND 
PROVIDING FOR AN EFFECTIVE DATE.  
 
 

WHEREAS, on April 22, 1983, Admiral Corporation ("Admiral") submitted to the 
Flagler County Board of County Commissioners ("County Commission") an application for the 
approval of a development of regional impact (the "DRI") known as "Hammock Dunes", in 
accordance with Section 380.06, Florida Statutes; and 
 

WHEREAS, on March 30, 1984, the County Commission approved the original 
Hammock Dunes DRI pursuant to Resolution 84-7 (the "DRI Development Order"); and 
 

WHEREAS, the DRI Development Order governed 2,258 acres of land and entitled 
Admiral to a maximum of 6,670 dwelling units and related commercial, institutional, 
recreational, and other uses in 42 separate geographical areas known as "Clusters"; and 
 

WHEREAS, the DRI Development Order rezoned all of the property within the DRI as 
Planned Unit Development ("PUD"); and  
 

WHEREAS, the Hammock Dunes DRI includes the development of three subdivisions 
or phases commonly known as: Hammock Dunes; Ocean Hammock; and Hammock Beach; and 
 

WHEREAS, amendments to the DRI Development Order occurred from time to time 
which, among other changes,  reduced the number of approved units from 6,670 to 3,800, and 
 

WHEREAS, in 2009, the Northshore Property Developers, a successor in interest to 
Admiral to the portion of property known as the Ocean Hammock Golf Course, which is located 
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within the Ocean Hammock phase of the DRI, filed a Notice of Proposed Change to the DRI 
Development Order, seeking, among other things, to create a new geographical Cluster within 
the Ocean Hammock Golf Course property and to allow for the development of a 561 unit hotel 
(the "Northshore Units")  to be constructed within the Ocean Hammock Golf Course property, of 
which a total of 541 units would be reallocated from un-built dwelling units in other Clusters 
within the DRI; and 
 

WHEREAS, by final order of the Florida Land and Water Adjudicatory Commission 
entered on August 4, 2011, the NOPC was denied on several grounds, including on the basis that 
the Northshore Units were not vested or entitled for development under the DRI Development 
Order, and that an amendment to the DRI Development Order would be required in order for 
such development to occur (Ginn-LA Marina LLLP, Ltd., et al. v. Flagler County, FLAWAC 
Case No. APP-10-007, hereinafter the "FLAWAC Order"); and  
 

WHEREAS, on December 20, 2011, the County Commission, Admiral, and other 
successors in interest to portions of the DRI property entered into that certain Essentially Built-
Out Agreement pursuant to Section 380.01(15)(G)(4), Florida Statutes (the "Built-Out 
Agreement") which recognized, among other things,  that the Hammock Dunes DRI is 
essentially built out and that the DRI Development Order would expire effective December 20, 
2011; and 
 

WHEREAS, the Built-Out Agreement acknowledges that of the 6,670 units originally 
approved, only 2,200 were constructed; and  

 
WHEREAS, the Built-Out Agreement provides the conditions under which "Future 

Development" as defined in the Built Out Agreement may proceed; and 
 

WHEREAS, the Built-Out Agreement provides in Section 3.b therein, that any 
development in excess of the Future Development is required to comply with the provisions of 
the Flagler County Comprehensive Plan and Flagler County Land Development Code; and 
 

WHEREAS, the Built-Out Agreement further provides that if development of any 
portion of the Northshore Units is requested pursuant to Section 3.b  that all transportation, off-
site stormwater, school, park, public safety and solid waste concurrency for such development 
shall be deemed satisfied; and 
 

WHEREAS, on August 27, 2014, an application was filed by LRA Hammock Beach 
Ocean, LLC and LRA NOHI, LLC and Salamander Hospitality, LLC  (collectively, the 
"Applicant") to approve an amendment to the site development plans which were approved in 
connection with two components of the Ocean Hammock phase of the Hammock Dunes DRI, 
including the Ocean Hammock Golf Course Plat and Plat Addendum, recorded in Map Book 33, 
Pages 11-18 and Official Records Book 786, Pages 824-835 of the Public Records of Flagler 
County; the Northshore Plat Five, recorded in Map Book 32, Pages 38-40; and Official Records 
Book 733, Pages 486-496 of the Public Records of Flagler County (the "Application"); and 
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WHEREAS, the Application, if approved, would provide for the development of a 
portion of the Northshore Units; and 

 
WHEREAS, the Application, if approved, would provide for the development of a hotel 

and related amenities within the property known as the Ocean Hammock Golf Course property 
which are uses that were not previously contemplated or approved and, pursuant to the 
FLAWAC Order and the Built-Out Agreement, an amendment to the Hammock Dunes PUD is 
required; and 

 
WHEREAS, the Application has been evaluated in the context of all applicable Goals, 

Policies and Objectives of the Flagler County Comprehensive Development Plan, as outlined in 
the Flagler County Staff Report, dated January 12, 2015, attached hereto as Exhibit "A", and 
incorporated herein;  and 

 
WHEREAS,  the Application has been evaluated in the context of all applicable 

regulations and requirements of the Land Development Code, as outlined in the Flagler County 
Staff Report, attached hereto as Exhibit "A"; and 

 
WHEREAS, the County Commission has considered the Application, the Flagler County 

Staff Report, the testimony and evidence in the record presented by staff, the Applicant, the 
parties, other written documentation of record, as well as comments made during the public 
hearing portion of the proceedings. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE FLAGLER COUNTY BOARD 

OF COUNTY COMMISSIONERS:  
 
Section 1. FINDINGS 
 

A. The Board of County Commissioners, pursuant Section 3.04.02 of the Flagler County 
Land Development Code, finds as follows: 
 

1. The proposed amendment to the Hammock Dunes PUD does not adversely affect 
the orderly development of Flagler County and complies with applicable 
Comprehensive Plan Goals, Objectives and Policies; and,  

 
2. The proposed amendment to the Hammock Dunes PUD is consistent with the 

regulations and requirements of the Flagler County Land Development Code; and 
 

3. The proposed amendment to the Hammock Dunes PUD will not adversely affect 
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. 

 
 
Section 2. AMENDMENT 
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The Hammock Dunes PUD is hereby amended to allow for the redevelopment of 
approximately 10 acres of land area located within the Hammock Beach Resort, to include the 
conversion of the facility known as the Lodge into a 198 unit hotel, with approximately 50,000 
square feet of additional amenity area, including restaurant, conference, clubhouse, and 
associated golf and retail facilities, together with an expansion of the Atlantic and Ocean 
Ballrooms, as further depicted on the PUD sketch plan attached hereto and made a part hereof as 
Exhibit "B".  Development shall be subject to an amendment to the applicable Site Development 
Plans, plats and plat addenda, which shall be processed in accordance with the Flagler County 
Land Development Code requirements. 

 
Section 3. RECORDATION 
 
Evidence of this amendment shall be recorded in the public records of Flagler County, Florida. 
 
Section 4. EFFECTIVE DATE 
 
This Ordinance shall take effect upon Official Acknowledgement by the Secretary of State that 
the Ordinance has been filed. 
 
PASSED AND GRANTED BY THE BOARD OF COUNTY COMMISSIONERS OF 
FLAGLER COUNTY, FLORIDA THIS ____ DAY OF ____________________, 2015. 

 
BOARD OF COUNTY 
COMMISSIONERS  
OF FLAGLER COUNTY, FLORIDA 
 
 
_______________________________ 
Frank Meeker, Chairman 

 
ATTEST: APPROVED AS TO FORM: 

 
 

________________________________ _______________________________ 
Gail Wadsworth, Comproller and   Albert J. Hadeed, County Attorney 
Clerk to the Board  
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EXHIBIT A 
 

Insert Staff Report outlining analysis of Comp Plan Provisions and LDC requirements
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E 
EXHIBIT B 

 
[INSERT Legal Description for subject property and sketch plan] 
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RE:
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Planned

U
nit

D
evelopm

ent
A

pplication
for

Site
D

evelopm
ent

Plan
R

eview
in

a
PUD

N
ew

Lodge
and

C
onference

Facilities
at

H
am

m
ock

Beach

D
ear

M
r.

M
engel,

O
n

behalf
of

LRA
H

am
m

ock
Beach

O
cean,

LLC
and

LRA
N

O
H

I,
LLC

(collectively,
“A

pplicant”
or

“LR
A

”),
S

alam
ander

H
otels

&
R

esorts
(hereinafter

“S
alam

ander”
or

“A
gent”)

is
pleased

to
subm

it
the

enclosed
A

pplication
for

Site
D

evelopm
ent

Plan
R

eview
in

a
PUD

for
the

N
ew

Lodge
and

C
onference

Facilities
located

w
ithin

H
am

m
ock

Beach,
an

O
ceanfront

C
lub

and
R

esort
D

estination,
and

part
ofthe

2,200
acre

H
am

m
ock

D
unes

Planned
U

nit
D

evelopm
ent.

The
A

pplication
package

represents
the

inform
ation

w
e

discussed
w

ith
you

on
M

ay
7,2014

and
includes

the
follow

ing:

1.
Executed

Form
ofA

pplication
for

Site
D

evelopm
ent

Plan
R

eview
in

a
PUD;

2.
A

pplication
fee

of$1,600.00;
3.

Pre
application

due
diligence

including:
C

onceptual
R

enderings
(D

ecem
ber

2013
P

resentation),
A

pril2014
Proposalfor

N
ew

Lodge
and

S
tatem

ent
ofO

pportunity,
2014

C
om

m
unity

O
utreach

C
orrespondence

(Tow
n

H
allP

resentation),
and

S
um

m
ary

of2014
Tow

n
H

allP
olling;

4.
C

onceptual
D

raw
ings,

Including
Illustrative

Site
Plan,

R
enderings,

and
E

levations;
5.

Basis
of

D
esign

and
D

evelopm
entC

riteria;
6.

Site
D

evelopm
ent

Plans;and
7.

W
arranty

D
eeds

for
subjectproperties.

As
w

e
discussed

in
M

ay
at

our
pre-application

m
eeting,

this
A

pplication
is

the
culm

ination
of

considerable
and

thoughtful
planning

com
bined

w
ith

extensive
com

m
unication

and
consensus

building



N
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Lodge
and

C
onference

Facilities
Site

D
evelopm

ent
Plan

A
pplication

A
ugust27,

2014

for
the

N
ew

Lodge
and

C
onference

Facilities
at

H
am

m
ock

Beach
(the

“P
roject”).

Due
to

the
im

portance
and

significance
ofthis

effort
m

any
H

am
m

ock
Beach

m
em

bers
and

property
ow

ners
have

invested
tim

e
and

energy
to

assistthe
A

pplicantand
S

alam
anderw

ith
this

endeavor.
For

purposes
ofbackground

and
context,

the
follow

ing
provides

a
briefsynopsis

ofthe
evolution

of
the

enhancem
ents

em
bodied

in
the

A
pplication.

B
ackground

W
hen

H
am

m
ock

Beach
R

esort
(also

know
n

as
the

C
lub

at
H

am
m

ock
Beach

and
hereinafter

the
“R

esort”)
opened

on
June

4
th

,2004,
itw

as
hailed

as
one

ofthe
finestnew

resort
com

m
unities

on
the

East
C

oast,
featuring

m
any

luxurious
am

enities,
highlighted

by
a

variety
of

dining
experiences,

spa
and

fitness,
w

aterpark
and

pools,
and

w
ith

the
addition

of
the

C
onservatory

in
2008,

the
R

esort
offered

tw
o

ofthe
best

golfcourses
in

the
S

outheast.
N

ow
,

m
ore

than
10

years
since

opening,
the

R
esorthas

survived
a

m
assive

econom
ic

dow
nturn

and
needs

to
be

positioned
for

future
success,to

benefitthe
ow

ners,
m

em
bers,guests

and
the

com
m

unity
as

a
w

hole.

The
econom

ic
dow

nturn
led

to
considerable

reductions
in

M
em

bership
and

R
esort

guests,
leaving

the
R

esort
w

ith
significant

operating
shortfalls.

D
uring

this
tim

e,
capital

w
as

prim
arily

used
to

address
operating

deficits,
w

hich
left

the
R

esort
w

ithout
adequate

funding
to

perform
capital

im
provem

ents
on

a
norm

al
life

cycle,
resulting

today
in

a
physically

outdated
appearance

and
an

aging
m

echanical
infrastructure.

The
existing

lodge
building,

nestled
betw

een
the

front
and

back
nines

ofone
ofthe

best
golfcourses

on
the

EastC
oast,

epitom
izes

the
deterioration

that
has

taken
place.

C
om

pounding
the

challenge
of

sustaining
the

M
em

bership
and

R
esort

operations
at

a
high

level,
H

am
m

ock
Beach

R
esort’s

prim
ary

resort
com

petitors,
including

A
m

elia
Island

P
lantation,

PG
A

N
ational,

Ritz
C

arton
A

m
elia

Island,
and

the
M

arriott
Saw

grass,
have

all
recently

com
pleted

m
ulti-

m
illion

dollar
renovations

and
are

now
attracting

clients
from

the
all-im

portant
group

m
arkets

w
ho

had
previously

been
loyal

to
H

am
m

ock
Beach

in
years

past,
such

as
A

nheuser
Busch,

B
ellsouth,

Bayer,
Exxon

M
obil,

G
enetech,

KPM
G

,and
M

onsanto.

O
ver

the
past

18
m

onths,
S

alam
ander

has
studied

various
options

in
search

of
a

financially
feasible

w
ay

to
m

ake
im

provem
ents

to
the

aging
infrastructure

in
order

to
enhance

the
M

em
bers’

experience
and

reverse
the

declining
business

trends.
The

solution
is

centered
around

the
R

esort’s
need

to
successfully

com
pete

for
large

corporate
groups

w
ho

typically
hold

m
eetings

during
m

id
w

eek.
In

order
to

attract
this

group
segm

ent,
it

w
as

determ
ined

that
the

R
esort

required
a

m
inim

um
of

325
hotel-like

accom
m

odations
w

ith
com

plim
enting

conference
facilities.

U
sing

the
existing

the
127

one-bedroom
condom

inium
s

as
the

core
of

the
new

lodging
concept,

a
plan

w
as

developed
to

add
a

new
198

room
lodge

facility
atthe

existing
lodge

site.
This

facility
w

ould
house

new
ocean

front
dining,

golf
club

house
facilities

w
orthy

of
N

icklaus’
O

cean
C

ourse,
and

new
M

em
ber

O
nly

facilities
w

hich
w

ill
significantly

elevate
the

club
experience

for
our

social
and

golf

21
P

a
g
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C
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D
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A
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A
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2014

m
em

bers.
Equally

im
portant,

the
scope

ofconstruction
w

ould
include

m
uch

needed
im

provem
ents

to
m

any
existing

facilities,
in

order
to

achieve
a

substantially
renovated

R
esort

along
w

ith
a

new
ly

constructed
addition.

C
onceptualization

and
C

om
m

unity
C

onsensus

F.:.

D
iscussions

regarding
these

potential
im

provem
ents,

and
the

potential
of

a
new

lodge,
began

w
ith

the
H

am
m

ock
Beach

com
m

unity
in

D
ecem

ber
2013

at
a

com
m

unity
w

ide
Tow

n
Hall

m
eeting.

The
positive

feedback
led

to
the

form
ation

of
the

H
am

m
ock

Beach
C

om
m

unity
C

om
m

ittee,
w

hich
included

representatives
from

across
all

phases
of

the
H

am
m

ock
Beach

com
m

unity.
The

C
om

m
unity

C
om

m
ittee,

a
group

of
13

property
ow

ner
representatives

(see
the

enclosed
Tow

n
H

all
P

resentation
m

aterial
for

a
list

of
the

m
em

bers
and

their
represented

com
m

unities),
m

et
w

ith
the

S
alam

ander
team

on
three

separate
occasions

to
provide

input
on

the
potential

im
provem

ents
and

assist
in

setting
direction

for
the

proposed
project

In
addition

to
the

C
om

m
unity

C
om

m
ittee,

several
stakeholder

groups
(H

am
m

ock
Beach

C
lub

C
ondom

inium
A

ssociation,
O

ne
B

edroom
s

at
H

am
m

ock
Beach

C
lub

C
ondom

inium
A

ssociation,
O

cean
Tow

ers
C

ondom
inium

A
ssociation,

C
onservatory

P
roperty

O
w

ners
A

ssociation,
and

the
Yacht

H
arbor

V
illage

C
ondom

inium
A

ssociation
and

H
arbor

V
illage

M
arina

P
roperty

O
w

ners
A

ssociation)
w

ere
called

upon
for

input.
U

ltim
ately,

dozens
of

individual
club

m
em

bers
and

com
m

unity
residents

w
ere

solicited
for

insight,
opinion,

and
ideas

on
the

proposed
im

provem
ents.

This
com

prehensive
and

collaborative
input

from
the

com
m

unity
form

ed
the

basis
for

the
new

Lodge
proposaland

continued
to

inform
its

concepting.

W
hile

the
prospect

of
a

N
ew

Lodge
that

includes
(1)

m
em

ber
only

facilities,
(2)

significant
upgrade

of
R

esort
am

enities
currently

offered,
and

(3)
addition

of
new

am
enities,

w
as

central
to

the
new

concept,
several

other
m

em
ber

focused
im

provem
ent

initiatives
w

ere
created

through
the

N
ew

Lodge
concepting.

The
N

ew
Lodge

provides
the

platform
and

opportunity
for

S
alam

ander
to

com
m

it
additional

resources
for

specific
m

em
ber

centric
R

esort
am

enities
that

w
ould

be
initiated

once
the

N
ew

Lodge
plan

received
C

ounty
approval.

These
include

the
follow

ing
expansions

and
enhancem

ents:

•
M

ajor
renovation

of
the

spa,
and

expansion
of

the
fitness

center
and

aerobics
room

(pending
condom

inium
association

coordination);

•
R

efurbishm
entofD

elfinos
restaurantand

renovation
ofLoggerheads;

•
Expansion

ofthe
O

cean
C

ourse
H

am
m

ock
H

ouse
to

create
enclosed

dining
facilities

in
addition

to
the

outdoor
seating;

In
addition

to
these

im
provem

ents
the

R
esort

w
ill

take
over

responsibility
for

the
16th

R
oad

landscape
m

aintenance,
relieving

the
O

cean
H

am
m

ock
P

roperty
H

om
e

O
w

ner’s
A

ssociation
of

this
expense.

The
planning

and
im

plem
entation

of
these

enhancem
ents

w
ill

com
m

ence
in

the
m

onths
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follow
ing

C
ounty

approval
of

the
N

ew
Lodge

Site
D

evelopm
ent

Plan
R

eview
in

a
PUD

A
pplication.

They
are

intended
prim

arily
to

address
currentphysical

deficiencies
ofim

portant
m

em
ber

and
guest

am
enities,

and
w

ill
also

significantly
m

itigate
the

im
pactofthe

construction
phase.

A
fter

developing
the

N
ew

Lodge
concept

and
m

em
bership

am
enity

enhancem
ent

package,
and

in
keeping

w
ith

a
com

m
itm

entS
alam

ander
m

ade
to

pursue
the

N
ew

Lodge
only

ifthe
opportunity

w
as

supported
by

a
large

m
ajority

ofH
am

m
ock

Beach
m

em
bers

and
property

ow
ners,

the
next

phase
of

the
concept

developm
ent

involved
presentation

of
the

concept
and

supporting
inform

ation,
open

dialogue
w

ith
a

question
and

answ
er

session,
closed

polling
w

ith
C

om
m

unity
C

om
m

ittee
oversight

and
transparency,

and
tallying

and
presentation

of
the

polling
results.

This
w

as
accom

plished
by

conducting
a

follow
up

Tow
n

H
all

m
eeting

on
S

aturday
A

pril
5

th
for

the
purpose

of
presenting

the
m

ost
recent

proposed
Lodge

concept
to

the
m

em
bership

and
the

com
m

unity.
This

m
eeting

ran
several

hours,
as

it
included

a
full

presentation
and

open
forum

Q
&

A
session.

The
Q

&
A

w
as

open
to

all
participants,

and
afforded

the
opportunity

for
those

not
physically

present
at

the
m

eeting
to

participate
as

w
ell.

A
tthe

conclusion
ofthis

m
eeting,

a
S

traw
Pollw

as
taken

ofthose
in

attendance
to

gauge
the

interest
level

and
support

for
continuing

the
process.

The
results

of
that

S
traw

Poll,
w

hich
w

ere
announced

at~he
end

ofthe
m

eeting,w
ere

as
follow

s:
181

ballots
(85%

)
supporting

the
proposal,

and
31

ballots
(15%

)
againstthe

proposal.

In
order

to
validate

the
S

traw
Poll

process
and

ensure
every

m
em

ber
and

property
ow

ner
had

full
opportunity

to
participate,

a
follow

up
view

ing
and

polling
process

w
as

established.
The

tim
eline

and
steps

are
outlined

below
:

•
Tuesday

A
pril

8t~1:
Posting

ofentire
Tow

n
Hall

m
eeting

on
C

lub
w

ebsite
via

Y
outube

video,
along

w
ith

Polling
Instructions,

and
a

supporting
eblastsent.

•
W

ednesday
A

pril
g

th
:

Im
proved

B
allot

Link
P

osted,
deadline

extended
to

S
aturday,

and
a

supporting
eblastsent.

•
Thursday

A
prilio~N

A
dditional

Q
&

A
C

onference
Callfor

nonresidentm
em

bers
held.

•
S

aturday
A

pril
flth

:
V

oting
closes

at5
PM

.
•

M
onday

A
pril

l4~N
FinalV

otes
Tabulated.

•
Tuesday

A
pril

1
5
th

:
Final

N
um

bers
validated

by
C

harles
Kerr,

P
resident

ABO
G

,
and

C
harlie

D
eM

artin,
Yacht

H
arbor

V
illage

C
ondom

inium
O

w
ners

A
ssociation

Board
of

D
irectors

representative.

W
ith

200
additional

ballots
received

online,
the

S
traw

Poll
count

totaled
382

balllots,
of

w
hich

354
ballots

/
86%

w
ere

cast
in

support
of

the
proposal,

and
58

ballots
7

14%
w

ere
cast

against
the

proposal.
U

pon
developing

consensus
of

H
am

m
ock

Beach
property

ow
ners

and
m

em
bers

in
a

collaborative
process,S

alam
ander

also
took

initiative
to

request
the

opportunity
to

present
the

new
Lodge

concept
to

the
H

am
m

ock
C

onservation
C

oalition
on

M
ay

6,
2014.

A
fter

presenting
the

inform
ation

and
answ

ering
questions,

S
alam

ander
com

m
itted

to
returning

and
presenting

additional
inform

ation
as

the
concept

w
as

m
ore

fully
developed.

In
like

m
anner,

S
alam

ander
also
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Required Attachments for Site Development Plan Review in a PUD Application:

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

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

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

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

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

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

.

3.04.03. Site development review of a PUD.

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

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

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

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

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

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

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

1. Surround property lines; 

2. Proposed and existing streets; 

3. Other proposed buildings; 

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



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

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

(d) Maximum height of buildings; 

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

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

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

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

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

1. Developed recreation; 

2. Common open space; 

3. Natural areas; and 

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

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

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

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

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

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

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

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

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



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

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

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

9. Any special surveys, approvals or reports. 

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

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

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

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

 (Ord. No. 02-02, § 1, 1-22-02) 



Application for Site Development Plan Review in a PUD 
New Lodge and Conference Facilities 

Hammock Dunes Planned Unit Development 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Tab 2 
   





Application for Site Development Plan Review in a PUD 
New Lodge and Conference Facilities 

Hammock Dunes Planned Unit Development 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Tab 3 
   



Conceptual Renderings (December 2013 Presentation)  
 

   



 

 

 

 

 

 

 

 

 

 

 

 

 

The Club at Hammock Beach 
2013 Year End Update 
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Current Lodge 



 

 

 

 

 

 

 

 

 

 

 

 

 

Current Lodge 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

Local Competitive Set – Recent Renovations 



 

 

 

 

 

 

 

 

 

 

 

 

 

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



 

 

 

 

 

 

 

 

 

 

 

 

 

Regional Comp Set Recent & Planned Renovations 

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

and meeting spaces 
• Estimated investment $40 Million 

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

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

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

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



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

Accommodations 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

Meeting Spaces 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

Restaurants 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

Family & Kids 



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

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

Spa & Salon 



 

 

 

 

 

 

 

 

 

 

 

 

 

The Club at Hammock Beach 
Potential Future Enhancements 

New Lodge & Club Member Experiences 



    

 
The Club at Hammock Beach & Lodge Existing Site 

 

1 



• 198 Luxurious Guest Rooms 
• Standard guest room 448 Sq. Ft. 
• All rooms with balcony and ocean view 

 
• Food & Beverage Venues 

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

New Lodge Program 



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

 
• Resort Golf Facilities 

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

New Lodge Program 



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

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

New Lodge Program 



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

links/section_revised.jpg


HAMMOCK BEACH SITE  

 



G R O U N D  L E V E L  



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



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



The Sanctuary  
at Kiawah Island Golf Resort Charleston, SC 



The Sanctuary  
at Kiawah Island Golf Resort Charleston, SC 



The Jefferson Hotel  
Richmond, VA 



The Hermitage Hotel  
Nashville, TN 



Salamander Resort & Spa 
Middleburg, VA 



Salamander Resort & Spa 
Middleburg, VA 



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



Hammock Beach Spa & Salon 



Delfinos Restaurant  



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

Indoor Pool 
Lagoon & Fountain 

North Ocean Towers  
Retail Promenade 



 

 

 

 

 

 

 

 

 

 

 

 

 

The Club at Hammock Beach 
 

GENERAL DISCUSSION 



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
New Lodge Construction 

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

  

2  How will your parking facilities be constructed? 

  

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

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

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

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

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

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

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



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Golf/Members 

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

sand and drainage to sand traps?  

  

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

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

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

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

for the golfer as well. 



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Concerns 

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

  

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

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

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

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

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

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

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

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

 

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

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

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

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



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Concerns 

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

  

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

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

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

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



 

 

 

 

 

 

 

 

 

 

 

 

 

Questions From Our Club Members 
Salamander Hotels & Resorts 

  

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

   

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

  

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

4 Has Salamander considered performing an internationally recognized quality assessment  

       i.e. Malcolm Baldridge et al?    

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

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

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

  

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

         that the project will move forward immediately?     



April 2014 Proposal for New Lodge and Statement of Opportunity 
   



The Club at Hammock Beach 
Proposal for New Lodge 

The Opportunity 

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

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

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

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

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

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

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

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

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

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

has taken place.   

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

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

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

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

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

KPMG, and Monsanto.  

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

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

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

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

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

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

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

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

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

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

facilities. 

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

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

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

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

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

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

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



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

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

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

values for all stakeholders at Hammock Beach. 

The Process 

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

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

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

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

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

Commission.  

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

approvals have been achieved. 

The Plan  

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

included in the plan: 

Lobby 

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

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

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

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

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



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

ensure that the guest arrival process operates more efficiently.    

 Enhancements and Expansions of Existing Amenities 

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

 

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

 Refurbishment of Delfinos restaurant and  renovation of Loggerheads; 
 

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

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

Description of the New Lodge 

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

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

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

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

architectural programming.  

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

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

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

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

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

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

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

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

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

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

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

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

offered.  



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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

increasing awareness of the Yacht Harbor community.  

More New Amenities For Members 
 

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

 

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

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

 

 New private golf member locker rooms 
 

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

 

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

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

 

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

 

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



 

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

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

 

Operations During Construction 

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

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

our Members experience will be addressed in this plan:  

 

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

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

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

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

 Spinning room relocation 

 Community Center room relocation 

 Construction project screening 

 Temporary Fitness and Aerobics Rooms 

 Regular project communication to Club Members and property Owners.  

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

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

construction. 

Attachments 

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

vised%203.13.14.pptx 

 

Sincerely,  

 

Prem Devadas      Tim Digby 

President       General Manager 

Salamander Hotels & Resorts     The Club at Hammock Beach  

 

https://www.dropbox.com/s/j018uc5d7fob3aa/Final%20HBR%20New%20Lodge%20Presnetation%20Revised%203.13.14.pptx
https://www.dropbox.com/s/j018uc5d7fob3aa/Final%20HBR%20New%20Lodge%20Presnetation%20Revised%203.13.14.pptx
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Current Lodge 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

 Competition Accommodations 



Omni Amelia Island Plantation Resort Marriott Sawgrass Resort & Spa 

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

Competition Restaurants 



HBCCA Main Club Lobby 



The Sanctuary  
at Kiawah Island Golf Resort Charleston, SC 



The Jefferson Hotel  
Richmond, VA 



The Hermitage Hotel  
Nashville, TN 



Salamander Resort & Spa 
Middleburg, VA 



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



Thursday, February 13th  

Thursday, February 27th  

Thursday, March 6th  

The Community Committee Meeting Dates 



Other Community Groups  

• One Bedroom HOA Board of Directors 

• Conservatory POA Board of Directors 

• Yacht Harbor HVMPOA Board of Directors 

• Advisory Board of Governors 

• Golf Committee/ MGA/ WGA 

• Dozens of individual Member/ Owner 
meetings. 



P E R S P E C T I V E  V I E W  1  



P E R S P E C T I V E  V I E W  2  



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



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



South Elevation  



Lodge Building Width and Height Comparison  



BUILDING SECTION DIAGRAM 

links/section_revised.jpg


Member Benefits Upon Achievement of 
County Approval 

• Major renovation of the Spa 

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

• Relocation of Spinning Room 

• Refurbishment of Delfinos Restaurant 

• Expansion of the Ocean Course Hammock 
House 



Members will enjoy these amenities once 
the Lodge is complete:  

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

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

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

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

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

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

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



Benefits of New Lodge Includes Increased Sales 
and Marketing Resources 

 2014     $2.3 Million 

 First Year Marketing   $3.7 Million
    



Five Year Tax Summary Impact of New Lodge for 
Flagler County  

Based upon projected revenues  

TAX SUMMARY 2015  2016  2017  2018  2019  Total 

    

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

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

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

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

              

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



Questions and Answers 



Town Hall Meeting 
April 5, 2014  



Summary of 2014 Town Hall Polling 
 



Community Ballot Count
Percentage of 

Ballots
Total Units Notes

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

Phase 2 - 1BR Condos 20 5% 127

Phases 3 and 4 - Ocean Towers 50 12% 92

Villas 42 10% 116

Conservatory 6 1% 203 voting owners

Yacht Harbor 27 7% 292 condos & lots

Palm Coast Resort/Tidelands 10 2% 33 voting members

OH POA` 152 37% 1080 includes Cinnamon Beach

Total 354 85.92% 2091

Community Ballot Count
Percentage of 

Ballots
Total Units Notes

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

Phase 2 - 1BR Condos 7 2% 127

Phase 3 - Ocean Towers 2 0% 92

Villas 1 0% 116

Conservatory 0 0% 203

Yacht Harbor 0 0% 292

Palm Coast Resort/Tidelands 0 0% 33

OH POA` 28 7% 1080

Total 58 14.08% 2091

Straw Poll Supporting Proposed Lodge Concept

Straw Poll NOT Supporting Proposed Lodge Concept
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AUGUST 26, 2014 



08/26/2014 



08/26/2014 ORIGINAL RENDERINGS 



08/26/2014 ORIGINAL RENDERINGS 



08/26/2014 SITE PLAN 



08/26/2014 SITE PLAN –  ENLARGED POOL AREA 



08/26/2014 



08/26/2014 



08/26/2014 



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



08/26/2014 

MAX. HEIGHT:  74’ – 0” 

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



08/26/2014 RENDERED BUILDING ELEVATIONS 



08/26/2014 RENDERED BUILDING ELEVATIONS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 RENDERED BUILDING ELEVATIONS - DETAILS 



08/26/2014 PROGRAM  SUMMARY 

HAMMOCK BEACH RESORT 

  PROGRAM SUMMARY 
 

198 TOTAL GUESTROOMS                                                  450 SF EACH 

PRO  SHOP                                                                          1,800    SF 

LOCKER  ROOMS                                                               1,800    SF 

 

MEMBERS FACILITIES 

LOCKER  ROOMS                                                               1,520    SF 

CLUB  ROOMS                                                                    1,800    SF 

BILLARDS  ROOM                                                               1,400    SF 

LIBRARY                                                                                  780    SF 

 

RESTAURANT                                                                       3,300   SF 

PRIVATE  DINING                                                                 600   SF 

BAR  &  LOUNGE                                                                1,650    SF 

 

 

CONFERENCE  SPACES 

BALLROOMS                                                                        5,400   SF 

MEETING  ROOMS                                                               2,300   SF 

 

TOTAL  LODGE  BUILDING                                              171,000   SF 
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PROPERTY DESCRIPTION 

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

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

PROPERTY OWNERSHIP 

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

LAND USE AND ZONING 

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

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

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

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

APPROVED USES 

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

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

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

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

PLATTING 

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

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

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

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

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

6.0  Golf Course Parcel Restrictions 

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

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

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



 
BASIS OF DESIGN & DEVELOPMENT CRITERIA 

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

 

4 | P a g e  
 

PRIVATE COVENANT 

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

Enhancements and Expansions of Existing Amenities 

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

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

condominium association coordination); 
 

• Refurbishment of Delfinos restaurant and  renovation of Loggerheads; 
 

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

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

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

BUILDING HEIGHT 

New Lodge Site 

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

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

SETBACKS 

The following setbacks shall apply to the New Lodge buildings: 

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

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

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

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

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

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

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

The following setbacks shall apply to the Expanded Conference Facilities: 

Atlantic Ballroom Expansion – North Expansion 

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

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

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

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

Ocean Ballroom Expansion – South Expansion 

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

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

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

FINISHED FLOOR ELEVATION 

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

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

WETLAND BUFFERS 

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

DUNE  PRESERVATION  AND  CONSTRUCTION  EASTWARD  OF  COASTAL  CONSTRUCTION 
CONTROL LINE 

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

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

LANDSCAPING 

Style 

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



 
BASIS OF DESIGN & DEVELOPMENT CRITERIA 

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

 

7 | P a g e  
 

The Plant Palette 

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

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

   

 
Shade 

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

Arrival Zone 

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

Screening 

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

The Dune Crossover 

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

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

TEMPORARY FACILITIES 

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

WATER UTILITIES 

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

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

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

STORMWATER MANAGEMENT 

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

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

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

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

TRANSPORTATION AND TRAFFIC 

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

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

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

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

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

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

PARKING 

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

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

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

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

CONCURRENCY AND VESTING 

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

SITE DEVELOPMENT PLAN 

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

The Basis of Design & Development Criteria shall serve as the governing standards for improvement of 
the New Lodge and Expanded Conference Facilities described herein.  Should any conflicts exist between 
the Site Development Plans and the narrative Basis of Design and Development Criteria, the narrative 
Basis of Design and Development Criteria shall prevail.   LRA shall have the flexibility to modify the Site 
Development  Plans  without  additional  County  approval  provided  any  such  revisions  shall meet  the 
narrative Basis of Design and Development Criteria established herein upon administrative confirmation 
by the Flagler County Planning Director, Growth Management Director, or County Administrator. 
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FAX: 386-246-5855 

APPLICANT: SALAMANDER HOSPITAlITY,LLC 
10 NORTH PENDLETON STREET 
MIDDLEBURY, VIRGINIA 20117 
PHONE: 540-687-3710 
FAX: 540-338-3117 

ARCHITECT COOPER CARRY 
191 PEACHTREE STREET, N.E. SUITE 2400 
ATLANTA, GA 30303 
PHONE: 404-237-2000 
FAX: 404-237-0276 

PERMITTING AGENCIES 
S.J.R.W.M.D.: ENVIRONMENTAL RESOURCE PERMIT 
F.D.E.P.: WATER AND WASTEWATER SYSTEM PERMITS 
FlAGER COUNTY: SITE PLAN APPROVAL 

PALM COAST, FLORIDA 
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SITE VICINITY MAP 
NOT TO SCALE 

PLAN INDEX 

C-1 COVER SHEET 

C-2 SITE DEMOLITION PLAN 

C-3 OVERALL SITE PLAN 

C-4 SITE GEOMETRY PLAN 

C-5 PRELIMINARY SITE PAVING, GRADING 
DRAINAGE and UTILITY PLAN 

FEG FLORIDA 
ENGINEERING 
GROUP 

5127 S. Orange Avenue, Suite 200 
Orlando, FL 32809 
Phone: 407-895-0324 
Fax: 407-895-0325 

Engineering the Future www.feg-inc.us 
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'I. AtL rAAS~, DEBRIS. 01: OTHER l.IATERtAL REMOVEO PROM THE SIn: SHAU BE PROPERLY DISPOSED 
OF ey HIE CONTRACTOR IN ACCORDANCE WITH A'.l. LOCAl.. STME. '" FEDEIW.. RECuv.TIO~. 

~. ANY EXCAV~TEO TRENCfoI(S ARE TO BE BACKF"lUEO W,lfol C!.£I,N SIoND CC,,"P"'CTED 10 .o.TL.EAST 9~X 
OF tHE MODifiED PROClOR WlXll.IUI,I ORY DENSIn' VALUE (MSHIO l-'~O). 

6 AtL E~ISTING CONCRETE TO BE REl.IOVEO Sf.lA.lL BE SAlVCUT &: REIoIOV[O 0 THE fiRST .o.VAllJI9LE 
GOOD JOINT &: REPLACED TO I,IAICH EXiSTrrIC. 

7 THECONTRAC1ORSHAlLCONT...c:TTHECASIJTILIlYFORLOC"TlONeEFOREEXCAV"'~.CH"'FTER 
17_'~~ F.S. REQUIRES TIiAT AN DCCAVATQR NOTIFIES ,o.u, GAS UTILITIES o\T LEAST TWO CAYS PRIOR 
TO EXCAVATING. "'LSO CALL 1-8QO-'IJ2-~nD fOR SUNSl-IIN( LOt:o\TtS. ,.5. !d6. ,0, nlROUCH "1. 

B. CONTAACTOR TO I"ROVIDE TREE ?ROTtCTlON AS REQUIRED B'I' THE LOCAL JURiSDiCTION. 

PLAN LEGEND 

~ SJ.,W CUT 01: R(MCV( EXIST/NC ,osPI-W,T. CONCReTE &: CUR(IlN;; IN II"TCliCD AREJ,S 

c:=:=J REr.lOVE EXISTlNG BUIUlINGS. HAROSCAPE. UTILITIES !<NO AMENITIES IN HIITCHED AREAS 

(j) DEMOLITION KEYNOTES 
01. F.O.O.T. TYPE "m" SILT F(~CE ER0510N CONTROL SAARIER PER ~NDEX NO. 102. TYPIC.\L 

02. OElrolOUSH EXISTING BUILDING. POOl. DECK &~ENlTIES. ASSOClA.rEO INFRAS1RUCTURE 0\",0 ROUNOASOUT. 

D.). OEMOUSH OIISTINC BRIOCE AND COt..F CART p",rw, COI.F' CART PilRKINC AREA AND CART PATH PLUS 
RELOCIoTE OIISTINGo.ol.F' COURSE IRRIGATION LINE II'ITHIN COI.F' CART BRIOCE . 

O~. REMOVE C~ISTlNC PARKI~G PAVCMENT WlTfllN 15TH ROJ,O R/W 6: ORAlNMlE STRIJCTI,;RCS AND PIPINC. 

0:.. REMOVE: £KISIINC PORTION Of' lIHH ROAD PA\,EIJ[NI "ND CUReINC. ORA>WoGE SIRL.1CIURES. UlILIII~S 
ANDPli'>INC. 

O&" REIroIOVE; WOODEN BRiOCE & FIll. OEPRESSIOw.J.. AA£A. 

07. RDdOVEPORTlONOFF'IR(TRUCKACC(SSROIJTE. 

08. REMOVE; E~ISn~C U~DERCROUND STORIIIIA1ER PI~INC AND IISSOClO.~EO I'IIV;:MHIT. 

~~~ANOREPLACCUNO(RCROUNOCASTI'tIKSIIND REMOVE SlOE;WALKIIR(A. COOROINAT(WiTll 

fLORl~OOlll£tIIIKGCRQ'JP.INC 

SITE DEMOLITION PLAN 
1!lC.tI.C 14-072 I C~~f\C\TEHoEB~~ 

fl) 5127 S. Orange Avenue, Suite 200 
NEW LODGE & EXPANDED CONFERENCE FACILITIES FEG ~~~7~~~RING O''',do, FL328O. 1'''50' 

GROUP Phone: 407·895-0324 
APPLICATION FOR SITE DEVELOPMENT PlAN REVIEW IN A PUD Fu' 407·'.S.0325 I--=="'---r-==--r---,;==-,--==..,,---t..m*"'~~=-j 

DATE REVISIONS BY CHECXED 10516TH ROAD E. & 200 OCEAN CREST DRIVE, PALM COAST, FLORIDA Ens'neenn.l! the Future WINW feg-inc.u, ~~.w"';~:Jst 
14-072"PI~",,(h,S 
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5127 S. Orange Avenue, Stilte 200 
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--+-------------+--t------jIAPPLICATION FOR SITE DEVELOPMENT PLAN REVIEW IN A PUD If:.) GROUP Phone: 407·895-0324 
FlIx' 407·895-0325 
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o SITE STRIPING & SIGNAGE KEYNOTES 

52. 2~· THERMOPlASTIC STOP BAR WITH 1'11-1 HIGH INr~SlT'1' REHECTORllEO ·SIOP' SIGN. 

S) OIRfCl'IONAL ARROWS PER F.O.O,l, INOEX tiP. 17)~6, TYPICAL 

S~. CORE S'lRIPINC peR r.o D.T INOEX Nc. 173~6. lYPICI\L 

SS CRDSSWAlJ( PER r.Q,O.T, INOO: Nc. li'J~6. TYPICAL 

56. 00 NOT ENTER 5IGN 

SITE DATA 
PROPERTY LOCATION: 

PROJECT AREA: 

lOS 16TH ROAD E. &: 200 OCEAN CREST DRIVE 
PALM COAST, FLORIDA 

B.O± ACRES 

PROPERTY FUTURE LAND USE DESIGNATION: MUL-IdIXEO USE LOW INTENSITY 

ZONING: LOW/MEDIUM DENSITY PUC 

EXISTING USE: GOLF CLUBHOUSE/COMMERCIAL 

PROPOSED USES: 
1. - NE.W 19~ ROOM LODCE Will-' ~1AUAANI AND COlF I;lUBHOUSE 
2. - NEW BAtt.ROOII /CON,EIl'ENCE EXPANSIOfI 

PROPOSED GROSS FLOOR AREA: 
NEW LODGE 
ATLANTIC BALLROOM/CONFERENCE EXPANSION 
OCEAN BAl.LROOfA/CONF'ERENCE EXPANSION 

PROPOSED faTAL GROSS FLOOR AREA: 

I14AXIMUI./I ALLOWABLE BUILDING HEIGHT (NEW LODGE) 

PROPOSED BUILDING HEIGHT 

BUILDING SETBACKS REQUIRED 
~...E:j 
NORTH (GOLF COURSE) O' 
NORTH (NORTHSHORE PLAT 5) 0' 
SOUTH (16TH ROAD) 25' 
EAST (COASTAL CONSTRUCTION 0' 

CONTROL LINE CCCL) 
WEST (NORTHSHORE PLAT 5) 0' 

-RECREATION 
WEST (NORTHSHORE PLAT 5 20' 

-OCEAN TOWERS) 

ATLANTIC BALLROOM/CONfERENCE EXPANSION 
NORTH (OCEAN CREST DRIVE) 0' 
SOUTH (HAMMOCK BEACH 

CLue CONDO) 0' 
EAST (ONE BEDROOMS 

AT HAMMOCK BEACH CLUB) 0' 
WEST (OCEAN CREST DRIVE 20' FROM R/W 

OCEAN BALLROOM/CONfERENCE EXPANSION 
NORTH (HAMMOCK BEACH 

CLUB CONDO ASSOC.) 0' 
SOUTH (OCEAN TOWERS 

CONDO ASSOC,) 0' 
EAST (ONE BEDROOMS AT 
HAM~OCK BEACH CLUB 0' 
CONDO ASSOC,) 

171,128 S,F. 
7,350 S.t. 
6.350 S.t. 

184,828 S.t. 

7" 
7.' 

WEST (OCEAN CREST WAY) 36' -ROM If OF ROAD 

SITE AREA CALCULATIONS 
BUILDING fOOTPRINTS 56,565 ±S.f, 
POOL & DECK fOOTPRINTS 24,841 :!::S.f, 
GARAGE BUILDING fOOTPRINTS 20,569 ±S.F. 
PAVING 98,366 ±S.F. 
SIDEWALK 19,847 ±S.F. 
IMPERVIOUS AREA 220,188 ±S.F. 
PERVIOUS AREA 1 ?A_'(!' "'~U=. 
TOTAL SITE AREA 348.480 ±S.f. 

PARKING PROVIDED 
STANDARD PARKING SPACES 
HANDICAP PARKING 
TOTAL PARKING PROVIDED 

SURPLUS PROVISIONAL PARKING (FUTURE PHASE 11) 
STANDARD PARKING SPACES 

FLOOD ZONE 

-S-:-0-5---:tAt. 
2.95 ±AC. 
8.00 ±AC. 

63~f9-% 

36.81 " 
100.00 " 

242 SPACES 
6 SPACES 

248 SPACES 

95 SPACES 

FLOOD ZONE A.E: PER fEMA F.I.R.M. PANELS 120:SSC01:S1D ELEVATION 11.00' 
ANO 120:SSC01270 ELEVATION 10.00' pATED· JU! Y 17 2006. 

LEGEND 

c=JNI:WASPHAlTPAVEMENT 

c=]NEWCONCRETEPAVEMENT 

c=JNEWPAVE~S 

STORMWATER SYSTEM: 
THE STORIoIWATER SYSTEM \\'HJ. at OESII;;N((l IN ACCOIUlMCE WITH FL.ACLE~ COU~TY 
ANO sr. JOHNS RIVER WAT£R I.IANACEMENT DISTRICT ~ECUIR[Io'£NTS (peRloilii 4-0~5-1B~;}J-)1) 

DEVELOPMENT PHASING 
F'ROJECT WI~~ Be IlM~OPED IN ONE PrlASE WITH THE EXCEPTION or THE SURPLUS PROVISION-\!' 
PARlCINC WHICH w.y 8E BUILT AT A LATER DAfE. 

FLORI~[H(JII/C£IIJllGGIlOIJPINC L .... " 14-072 I (fRTIFle:.rENo m~~ 

NEW LODGE & EXPANDED CONFERENCE FACILITIES IFEGf7l~~~~~~~RING 
APPLICATION FOR SITE DEVELOPMENT PLAN REVIEW IN A PUD If:J GROUP 

5127 S. Orange Avenue, Suite 200 
Orlando, FL32S09 SITE GEOMETRY PLAN 'a60' ." Phone: 407·895-0:324 
Fllx· 40;·895-0:325 

BY CHECKED 10516TH ROAD E. & 200 OCEAN CREST DRIVE, PALM COAST, FLORIDA I ",'00"", tho '"'". www.feg-irlc.1.I3 1M 
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Application for Site Development Plan Review in a PUD 
New Lodge and Conference Facilities 

Hammock Dunes Planned Unit Development 
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EXHIBIT A 
Application for SDP Review in a PUD 

Remaining Application Fee 
   





EXHIBIT B 
Technical Review Committee Comments 

Narrative Responses



FLAGLER COUNTY 

TECHNICAL REVIEW COMMITTEE COMMENTS 

MEETING DATE: SEPTEMBER 17, 2014 

APP #2962 ‐ SDP IN PUD SALAMANDER 

APPLICANT: SALAMANDER HOSPITALITY, LLC  

OWNER: LRA HAMMOCK BEACH OCEAN LLC AND LRA NOHI, LLC 

 

Distribution date: Friday, September 12, 2014  

Project #: 2014080029  

Application #: 2962  

 

Attached  are  departmental  comments  regarding  your  submittal  to  Flagler  County  for  the  above 
referenced  project.  Any  questions  regarding  any  of  the  comments  should  be  addressed  to  the 
department providing the comment.  

 

Flagler County Building Department 386‐313‐4002  

Flagler County Planning Department 386‐313‐4009  

Flagler County Development Engineering 386‐313‐4009  

Flagler County General Services (Utilities) 386‐313‐4184  

County Attorney 386‐313‐4005  

Flagler County Fire Services 386‐313‐4258  

E‐911 GIS Specialist 386‐313‐4274  

Environmental Health Department 386‐437‐7358  

Flagler County School Board 386‐586‐2386  

   



REVIEWING DEPARTMENT: BUILDING DEPARTMENT No comments.  

REVIEWING DEPARTMENT: PLANNING DEPARTMENT  

Reviewed by Adam Mengel  

1.   Criteria at Sec. 3.04.03., Flagler County Land Development Code (FCLDC), should be reviewed by the 
applicant to ensure that all  items are addressed  in the submittal; cursory review by staff  indicates that 
subparts B.3. and B.6. were not specifically addressed in the submittal.  

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

 

The Site Development Plan has been revised to  include the requisite  information as shown on 
the Preliminary Site Utility Plan Sheet C‐7.  Please also find attached, as Exhibit B‐1, the Dunes 
Community  Development  District  service  area maps  for  Potable Water  and  Fire  Protection, 
Sanitary Sewer, and Reclaimed Water services to this area of the District. 
 

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

The Site Development Plan has been revised to  include the requisite  information as shown on 
the Site Geometry Plan Sheet C‐5. 

2. Staff acknowledges  the applicant's  comment on  consistency of  the  lodge use  through  the Board of 
County Commissioners' 2001 approval of the existing lodge and clubhouse building (see note in brackets 
under "Approved Uses" heading on page 2 of Tab 5, Basis of Design and Development Criteria) and  its 
consistency with  the Ocean Hammock Golf Course Plat and Plat Addendum; however,  the applicant  is 
requested  to  elaborate  further  as  to  how  the  proposed  hotel  is  consistent with  Section  6  of  the  Plat 
Addendum  for  the Ocean Hammock Golf Course  (OR 786, Page 824, Public Records of Flagler County, 
Florida ‐ PRFCF), and as additionally quoted on page 3 of Tab 5.  

Interpretation  of  the  Ocean  Hammock  Golf  Course  Plat  and  the  restrictions  contained  in  the 
associated  Plat  Addendum  requires  consideration  of  the  origination  and  derivation  of  the 
restrictions.   The  subject plat  restrictions were  set  forth  in  the Hammock Dunes Development of 
Regional Impact Development Order, specifically Section 14.5, which states: 

Land  identified  for  golf  course  usage  on  the Master Development  Plan map  (ADA,  p. 
12.5) shall be deed and plat restricted to ensure that the usage of this land is limited to 
golf courses (including appropriate associated golf club facilities), open space, parks or, if 
approved by the County Commission, other appropriate recreational usages. 

The Flagler County Board of County Commissioners (BCC), in negotiating the terms of the Hammock 
Dunes Development of Regional  Impact  (HDDRI), exercised discretion and  foresight  requiring  this 



protection  (restriction  related  to  golf  courses)  as  part  of  the  development  order.    Review  and 
reflection of  the  restriction  language  reveals  that  the BCC did not  impose  specific criteria  for golf 
course areas, such as number of holes, minimum amount of area, location, size or height or type of 
support  facilities  (clubhouse,  turf  care,  comfort  stations),  nor  did  they  limit  the  types  of  uses 
incorporated into the clubhouse site and support facilities, and further, the BCC did not require that 
the proposed golf courses be required elements of the development plan. 

The intent of the language was prevention for future conversion of playable areas of developed golf 
courses to other uses once, and after, the golf courses were developed and surrounding land areas 
developed and sold to third parties  (not the developer or golf course owner).   The BCC desired to 
prevent  development  of  golf  courses  and  associated  developer  sale  of  adjacent  residential  real 
estate,  followed by conversion of  the golf course  in  the  future  into other uses.   This scenario has 
occurred  in  other  locations  around  the  state  and  country,  leaving  residential  lot  owners  who 
purchased property and paid premiums for the land due to the nature of the contiguous property, a 
maintained green space functioning as a golf course, with change in the use from golf to multifamily 
or single family residential or commercial uses.  The restriction requires the BCC’s purview regarding 
changes  in use of golf course playable areas as a means to protect adjacent property owners.   The 
restriction does not prohibit change in use, but rather, requires the BCC’s approval to allow it.  The 
Application for the New Lodge does not propose a change  in use for the Lodge site; there  is not a 
request for conversion of use. 

The HDDRI DO,  in addition to the  language of the development order, also established the general 
intent of the development plan by incorporating a Master Development Plan into the development 
order.   The Master Development Plan graphically depicts areas within the DRI  limits and  illustrates 
general uses allowed for each.  Please refer the Master Development Plan, as it depicts the area of 
the Lodge and designates the use as “C”, which  is described as golf, beach, and tennis club, not as 
“GC”,  which  is  golf  course  playable  area  or  open  space.    This  designation  reflects  the  intent, 
flexibility, and provision for this area to be used for resort uses, and not solely related to golf.  While 
these facts are supportive of the current and proposed uses at Lodge site, the Lodge site  is within 
the Ocean Hammock Golf Course plat, and the Application for the New Lodge reflects continuation 
of the current uses previously approved by the BCC. 

While the Lodge area is included in the plat of the Ocean Hammock Golf Course, the BCC, when they 
considered the Lodge site development plan  in 2001, did not err and overlook the plat restriction, 
but  they  correctly understood  and  interpreted  the HDDRI DO  and master plan,  the  intent of  the 
restriction, and approved a mixed use resort and club plan (e.g. Lodge), which included the following 
uses:  hotel  rooms,  conference  facilities,  restaurant,  bar,  fitness,  recreation,  pool  and  spa,  retail, 
office, parking, as well as golf operations components  (pro shop,  locker rooms, cart storage, etc.).  
The BCC also appropriately considered the location of the Lodge in the context of adjacent land and 
uses, being  situated along 16th Road  to  the  south,  the mid‐rise  resort condominium development 
area known as Northshore Plat Five  (also commonly referred to as Hammock Beach) on the north 
and west, and the Atlantic Ocean to the east, which led to the BCC’s consideration and approval of 



the characteristics of the Lodge plan, having multiple buildings, with peak building hip roof height of 
76 feet, and accommodating ratio of impervious to pervious area. 

It should be noted that the Ocean Hammock Golf Course plat  includes approximately 192 acres of 
area.  Comparatively, the Hammock Dunes Golf Course consists of approximately 132 acres of area.  
Most golf courses, whether private or public, make up an area of approximately 120 ‐ 150 acres for 
an 18‐hole  regulation golf course.   Therefore,  the Lodge site, which  is  less  than 8 acres, does not 
reduce or diminish  the healthy  size of  the Ocean Course  relative  to most courses, and even peer 
private  club  and  Resort  courses.    As  reflected  in  the  Application,  the New  Lodge  plan  does  not 
materially  change  the  nature  of  the  existing  Lodge  site,  as  the  amount  of  impervious  area  is 
minimally increased, but the proposed landscaping will considerably enhance the site. 

If there is any question whether the proposed New Lodge facilities are related to golf and in support 
of  the promotion of Hammock Beach  golf, one only need  refer  to  the branding prevalent  in  the 
marketplace.    It  is  clear  that  Hammock  Beach  is  a  golf,  beach,  and  tennis  club  and  resort,  it’s 
incorporation  into  Salamander’s  Grand  Golf  Resorts  of  Florida  collection  is  tangible  evidence 
(www.grandgolfresorts.com)  of  the  purposed  and  targeted  marketing  of  the  world  class 
championship golf at Hammock Beach.   The Ocean Course and Conservatory Course are essential 
amenities that prospective  leisure or group guests consider when evaluating Hammock Beach as a 
destination  for  the  summer  vacation, wedding,  family  reunion,  or  their  corporate meetings  and 
retreats;  the  golf  courses  are  also  key  elements of our membership  amenities  that our property 
owners consider when evaluating club membership opportunities.   These facts further support the 
consistency of the New Lodge application with the current golf course plat addendum language. 

Considering  the  above,  LRA’s  acknowledgement  and  affirmation  of  the  plat  restriction,  and  the 
proposed enhancement of the Resort through development of the New Lodge, reflects consistency 
with  the plat  restriction,  conformity with  the HDDRI DO and  subsequent EBOA, and  is  in keeping 
with  the  interpretations, approvals, and actions of  the BCC  in  the past  regarding  the  subject  site.  
Arguably, there is not a better location for the proposed use that would positively influence tourism 
in  Flagler County while  respecting  adjacent uses  and  achieving  synchronization  and  compatibility 
with  existing uses  and business operations.    The New  Lodge plan does not  require  compromise, 
revision, or revocation of the plat restriction, nor does  it require change  in the DRI/PUD approved 
uses for the site.  LRA requests the BCC evaluate the merits of the proposed plan, precedent of the 
BCC’s  previous  decisions  regarding  this  site,  and  approve  the  plan  thereby  allowing  continued 
investment in this Resort and increase in tourism business in Flagler County. 

3. County assumes assumption of maintenance obligations for 16th Road landscape maintenance (page 
4 of Tab 5) will be addressed  in  similar manner within public  records as 2002 Partial Assignment and 
Assumption of Obligations (OR 800, Page 1738, PRFCF).  

Correct, as part of the conditional acceptance of the obligation, LRA will record an assignment and 
assumption in the PRFCF. 



4. Building height  is ordinarily measured as the mean roof height between the peak and the eaves (see 
Sec. 3.08.02., definition of "Height of building," FCLDC). The previous Hammock Dunes DRI Development 
Order designated maximum height of  structures within  clusters  limited by number of  stories, without 
reference to specific height limits in feet above grade (or NGVD). The applicant should provide, under the 
"Building Height" heading, the height of the existing lodge/clubhouse building, similar to the language ‐‐ 
"...the elevation of  the  roof of  the existing conference  room buildings"  ‐‐  for  the expanded conference 
facilities.  

Acknowledged. 

The  intention of the New Lodge plan  is establishment of the maximum elevation of the hip of the 
roof of the new buildings.  LRA has committed not to exceed the elevation of the hip of the roof of 
the current Lodge, which is at elevation 76 feet NGVD. 

The expanded conference  facility roof height  limitation reflects  the maximum height of  the hip of 
the  roof of existing  conference  facility building wings.    Similar  to  the  Lodge,  LRA  commits not  to 
exceed the elevation of the hip of the roof of the current conference wing buildings, which are at 
approximately elevation 71 feet NGVD. 

The Site Development Plan has been revised to more fully describe the self‐imposed height limit for 
the new improvements as shown on the Site Geometry Plan Sheet C‐5. 

5.  Sections  on  "Building  Height"  (page  4  of  Tab  5),  "Setbacks"  (page  5  of  Tab  5),  "Finished  Floor 
Elevation" (page 6 of Tab 5), "Wetland Buffers" (page 6 of Tab 5), "Dune Preservation and Construction 
Eastward  [Seaward] of  the Coastal Construction Control Line  (CCCL)"  (page 6 of Tab 5), "Landscaping" 
(page 6 of Tab 5), "Signage (page 8 of Tab 5), "Temporary Facilities" (page 8 of Tab 5), "Water Utilities" 
(page  8  of  Tab  5),  and  "Stormwater Management"  (page  8  of  Tab  5)  should  be  offered  either  to  be 
incorporated into the Plat Addendum or, as an alternative as since the Ocean Hammock Golf Course Plat 
is  solely  owned  and  controlled  by  the  applicant  ‐‐  as  a  new  Planned  Unit  Development  (PUD) 
Development Agreement to include these setbacks. These items may also be addressed through the Site 
Plan itself through the inclusion of appropriate data tables referencing each proposed standard.  

As agreed to with the TRC, the above information has been incorporated into the Hammock Dunes 
PUD – New Lodge & Expanded Conference Facilities Site Development Plan set as Sheet C‐3 – “Basis 
of Design and Development Criteria”. 

6. The applicant should calculate the assumed traffic generated by the 198‐room hotel and ancillary uses 
included in this request compared to the traffic estimates from full build‐out in the Essentially Built‐Out 
Agreement (EBOA) traffic study.  

Kimley  Horn  has  been  engaged  to  provide  an  update  to  the  EBOA  Traffic  Study, which will  be 
submitted under separate cover to further support the Application.  As referenced in the Application 
Basis of Design,  the EBOA  and  associated  traffic  study  incorporated  five hundred  sixty one  (561) 
dwelling units as  future development which would  translate  into  trips on  local roadway segments 



and at local intersections.  The characteristics of the New Lodge and Expanded Conference Facilities, 
representing  addition  of  only  one  hundred  seventy  eight  (178)  units  and  additional  conference 
space, results in a significant reduction in projected trips within the Hammock Dunes DRI PUD area, 
which  has  the  positive  effect  of  improved  levels  of  service  at  local  roadways  and  intersections 
compared to the EBOA Traffic Study findings.  Kimley Horn’s updated Traffic Study will demonstrate 
the  transportation  and  traffic  related  benefits  associated  with  the  location,  nature,  type,  and 
number of improvements proposed with the New Lodge and Expanded Conference Facilities 

7. Under the "16th Road" heading (page 10 of Tab 5), will the existing golf course bridge easement be 
relocated to the proposed bridge location?  

Due to the condition of the existing bridge, proposed location of the new bridge, and opportunity to 
enhance  the  aesthetics  of  this  improvement,  LRA  proposes  to  demolish  the  current  bridge  and 
construct  a  new  bridge  at  the  proposed  new  location.    LRA  would  like  to  discuss  the  design 
characteristics of the new bridge with Flagler County and integrate preferential elements. 

8. The applicant should, as part of the discussion under "Parking" (pages 10 and 11 of Tab 5), discuss any 
assumptions on the impact from internal trip capture in reducing external trips and associated required 
minimum off‐street parking.  

There are  several  factors  that  can positively  influence vehicular  trip generation, parking demand, 
and associated impacts, as explained below: 

Mixed  and Multiple  Use  Destination  Resort.    Hammock  Beach  is  a  destination  resort,  providing 
multiple  recreational,  dining,  and  lifestyle  activities  to members  and  guests.    Hammock  Beach’s 
design allows access to these amenities through pedestrian pathways throughout the resort, making 
it possible for members and guests to enjoy their stay without having to leave the resort.   

Resort Transportation Services.   Hammock Beach also provides access  to amenities which are not 
located at  the  core  resort,  such as  the Conservatory and Yacht Harbor Village, which offer water 
oriented  activities,  golf,  tennis,  lodging,  fitness,  pool  and  spa  facilities,  among  other  activities.  
Hammock  Beach  is  pleased  to  provide  resort  transportation  to  our  members  and  guests  for 
enjoyment of  the amenities  located off  site.   Hammock Beach has multiple owned and operated 
multi‐passenger vehicles to provide this luxury service. 

Valet Services.  Hammock Beach currently offers valet parking for members and guests.  While this 
provides  a  luxury  service,  it  also  provides  efficiency  in  vehicular  parking  space  utilization  and 
reduces  the  frequency of  the guest’s utilization of  their vehicle during  their stay.   The New Lodge 
plan  reflects  a  purposed  operation  related  to  parking,  creating  parking  spaces  solely  for  valet 
service, and proposing access control  for the Lodge parking  lots  that require resort  issued parking 
privileges.    By  requiring  guests  use  valet  services  offered  at  the  Lodge  and  controlling  access  to 
parking, members and guest enjoy a luxury experience and the frequency of vehicle use is reduced.  
Furthermore, because valet sections of  the parking areas employ different criteria,  the amount of 



area required for the parking space and vehicular circulation can be reduced,  lowering the amount 
of area consumed by parking.     

Nature of  the Resort Residential Units  and  Their Use.   As discussed  in  the Basis of Design,  since 
Hammock  Beach  is  a  residential  oriented  resort,  the  parking  spaces  supplied  for  the  hotel  and 
condominium units also serve as the parking for the amenity use.  The large majority of the amenity 
utilization originates  from  the members and guests  staying  in  the hotel  rooms and  condominium 
units located at the Resort core.  However, in addition to the one thousand one hundred and eight 
(1,108) parking spaces afforded for the hotel rooms and condominiums at the resort core, Hammock 
Beach  also provides  and proposes  (through  the New  Lodge) over 370  spaces, with optionality  to 
provide more  than 500 parking  spaces,  for members and guests  that enjoy Hammock Beach and 
reside  in offsite properties  (e.g. outside of  the  resort  core).   Considering  that  the One Bedroom 
condominiums, which are the staple of Hammock Beach’s lodging, are luxury hotel rooms, they each 
have  fifty percent more parking  supplied  than  typical hotel  rooms.   Since  their use  is hospitality, 
there  are  63  spaces  associated  with  these  condominiums  that  rarely  experience  demand  and 
represent  an  additional  surplus  of  existing  parking  spaces,  bringing  the  existing  surplus  to  132 
spaces.  

9. As provided  in  the FCLDC, minor deviations are permitted  (Sec. 3.04.02.G., FCLDC); comment under 
"Site development Plan" heading (page 11 of Tab 5) may reference this section of the FCLDC for record 
purposes.  

Acknowledged and  incorporated  into  the Basis of Design and Development Criteria section of  the 
Site Development Plan set, Sheet C‐3. 

10. The applicant's  intent  for  flexibility  ‐‐ as provided under  the "Effectiveness and Flexibility" heading 
(page 12 of Tab 5)  is appropriate to seek; however, this  language should  likewise be transferred to the 
site  development  plan  itself  (or  as  a modification  of  the  Plat  Addendum  or  as  a  PUD  development 
Agreement; see Comment 5 above) as appropriate. Assurances made by the applicant in the narrative do 
not continue on in a binding fashion in the same manner as the site development plan, an amendment to 
the plat addendum, or a PUD development agreement would through the Board's respective action on 
each and subsequent recordation in the public records of the County.  

In association with the subject discussed  in comment no. 5, as agreed  to with the TRC, the above 
information  has  been  incorporated  into  the  Hammock  Dunes  PUD  –  New  Lodge  &  Expanded 
Conference Facilities Site Development Plan set as Sheet C‐3 – “Basis of Design and Development 
Criteria”. 

11. Sheet C4 of the site plan set (completed by FEG) and bearing a date of 8‐27‐2014 should, as part of 
its  analysis  of  parking,  include  a  pre‐  and  post‐development  calculation  for  the  impacted  area, 
acknowledging  the parking previously  located  next  to  the  lodge/clubhouse building  and  those  spaces 
located in the vicinity of the expansion of the Atlantic Conference/Ballroom Expansion Area.  



The Site Development Plan has been revised to  include the requisite  information. Please note that 
Sheet  C‐4  from  the  previous  submittal  has  been  renumbered  and  is  now  Sheet  C‐5  due  to  the 
addition of the “Basis of Design and Development Criteria” as Sheet C‐3.  The parking summary on 
Sheet  C‐5  has  been  revised  to  include  the  number  of  current  parking  spaces  removed  through 
demolition,  the  number  of  new  parking  spaces  added  as  part  of  the  site  improvements,  and  it 
references  the  current  surplus parking available within  the  resort  limits which  can  serve  to meet 
higher parking demands.   The Atlantic Conference/Ballroom Building Expansion is not anticipated to 
have impact to the existing parking in the vicinity of the Expanded Buildings. 

12. Development seaward of the CCCL ‐‐ the addition of hardscape walks and cart paths ‐‐ shall require 
the consent of FDEP to the extent applicable.  

Acknowledged. 

13. The site plan set submittal should include a landscape plan (Sec. 3.04.03.B.2.(i)4., FCLDC).  

Please  find attached  revised Site Development Plan  that  includes and  illustrates  the  location and 
character of the proposed screening, buffering, and landscaped areas. 

Comments are not exclusive and additional submittals may generate additional review comments.  

REVIEWING DEPARTMENT: DEVELOPMENT ENGINEERING  

Reviewed by Adam Mengel  

Development Engineering comments provided under Planning comments as consolidated comments for 
purposes of this review stage.  

REVIEWING DEPARTMENT: FIRE INSPECTOR  

No comments at this time.  

REVIEWING DEPARTMENT: E‐911 STAFF  

Address previously issued for the Lodge at Hammock Beach is 105 16th Rd E.  

REVIEWING DEPARTMENT: ENVIRONMENTAL HEALTH DEPT  

Proposed  public  swimming  pool(s)  will  require  construction  permitting  and  review  from  the  Flagler 
County  Building  Department.  Please  contact  Mark  Boice  at  (386)  313‐4027  for  more  information 
concerning  construction  permit  requirements  for  public  swimming  pools.  Proposed  public  swimming 
pool(s) will also require an annual operating permit from Florida Department of Health in Flagler County 
prior  to opening. Please contact Benjamin  Juengst at  (386) 437‐8262  for more  information concerning 
operating permit requirements for public swimming pools.  

Acknowledged.   



REVIEWING DEPARTMENT: COUNTY ATTORNEY  

Comments pending at this time.     



EXHIBIT B‐1 
Application for SDP Review in a PUD 

Dunes Community Development District Service Maps 
 

   









HAMMOCK DUNES PLANNED UNIT DEVELOPMENT 
NEW LODGE & EXPANDED CONFERENCE FACILITIES 

APPLICATION FOR SITE DEVELOPMENT PLAN REVIEW IN A PUD 
105 16th ROAD E. & 200 OCEAN CREST DRIVE 

OWNER: LRA HAMMOCK BEACH OCEAN, LLC 
--- AND LRA NOHI, LLC 

200 OCEAN DRIVE, SUITE 31 
PALM COAST, FLORIDA 32137 
PHONE: 386-246-5500 
FAX: 386-246-5855 

APPLICANT: SALAMANDER HOSPITALIlY, LLC 
10 NORTH PENDLETON STREET 
MIDDLEBURY, VIRGINIA 20117 
PHONE: 540-687-3710 
FAX: 540-338-3117 

ARCHITECT COOPER CARRY 
--- - 191 PEACHTREE STREET, N.E. SUITE 2400 

ATLANTA, GA 30303 
PHONE: 404-237-2000 
FAX: 404-237-0276 

PERMlmNG AGENCIES 
SJ.R.W.M.D.: ENVIRONMENTAL RESOURCE PERMIT 
F.D.E.P.: WATER AND WASTEWATER SYSTEM PERMITS 
FLAGER COUNTY: SITE PLAN APPROVAL 
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HAMMOCK OUNES PLANNED UNIT DEVELOPMENT I "" 
NEW LODGE & EXPANDED CONFERENCE FACILITIES F'I;'GCJ ~~IP.1RING 

tHECKED 

I 

DEMOLITION NOTES 
Tfl( LOCATIONS, (l.£.VAnONS. & 

~E T~5Nf~;o~=N~: 
~W~E~~EAci~R~ AbrsE~~~ 

4. AlL TRASH. DEBRIS. 6: OTHER IAATE~t RE~OVW FROM THE sm: SHAlL BE PRO"ERL Y DISPOSEO 
Of BY TtiE COtlTRACTOR IN ACCOROllNe!: WITH ALL LOCAL. STATE. &: FEDERAL RECULATIONS. 

~~ , 'T 5 ~\~~~"o'iWEtiR~~f~R~,~~EO~C~~~~ ~~EC~J:~_~~~rACrc:O TO A~l£AST 95l1: 

_ _.d I \ 6. ~~tXj~~TC ';0R1~~~DT~O!l~~~~~~Sl~~L BE SAViour &. RE/,IOVEO 0 Tlie FIRST AVAILABtL 

t 
16 

5127 S. Orange Avenue. Suite 200 
Orlando, FL. 32809 
Phone: 407-895-0324 
Fax: 407-895-0325 

wwwleg.lnc.U5 JAA 

" 

7. THE COtfrRJ\CTOR SH.O.U. CONTJoCT THE GAS U'I1LITY FOR t.OC..,TIQIf eUORE EXCAYAnON, Cl1AP1ER 
17-1!>3 r.s. REOUIRF;S rHAT AN EXCAVATOR NOTIFIES AU CAS UTlLIT1ES AT LEAST TWO DAYS PRIOR 
10 O!CAYATINC. ALSO c,o,LL 1-IIOO-~J2-4770 FOR SUNSHINE LOOIITES. 1'.5. !":as.IOl T'rlROUCH 111 

t\. CON'lRACTORTOf'ROVIDETREEI'ROlEC1IONASREOUIRED8Y1HELOCALJlJRISOIC~, 

PLAN LEGEND 

~ ~w CUT & R[!,IOV( E)(ISnt<lC ASPHALT. CONCRcrE & CURBING I~I HATCHED AAEIlS 

c==J RE!.IDYI: EXISnNG ElUILOI/ICS. HAROSCAPE. UnLITI:;S AND ,l,I,IEN!TIES IN H.l,TCH£I) MICAS. 

o DEMOLITION KEYNOTES 
01 F.D.D.r. TYPE 'III' SILT FE:~CE EROSION CONTrcOL Et.<.RRIER PER INODt Il10. 102. TYP!C\L 

02. DEUDUSH nlS1INC ElUlLDING. POOL DeCK lie AMENI1'lES. ASSOCIATED INF~TRUCTURE ANO ROUNDABOUT. 

0). DEMOlISH E)(IS1INC ElRiOCE AND COlF CART PATH, GOLF CAR7 PAAKINC ... REA AND CART PA1H PLUS 
RELOCATE E~ISTINC GOLF COURSE IRRIGATION L'N£ Wfl'H1N COLF CART BRIOGE. 

04. REMOVE EXISTINC PARKINC PAV(I,!ENT WITHIN 16TH ~OAll R/W &: OIWSM;E SIRUCTUllES NolO PIPINC. 

D~. RE'-IOVE EXISTlNC F'ORTlON OF 161H ROAD PAVE),jENT NolO CURSING. 'RAINACE STRU::1URES. UTILITIES 
ANDPIPINC. 

:le. RELoo.TE ElIlS1ING I'1RE HYOfUNT. 

:)7. REJ.(OVE I'ORTION or rlRI:. TRI.lCK ACCE;SS ROurE. 

08. REJ.(Ovt: EXlsnNG UNOCRCROUNO STOR~\\'ATm PIF'INC AND ASSOCII.TEO PAvt:M(NT. 

09. RElIjOVE PORTION or EXISTIN{: WALL. 

OIO.RElIjOVE AND RfJ'LACE UNOERCROUNO CAS T/II<IKS. COORDINATE WITH OWNER. 

011. RELOCATE EXISTING DOUBLE CHEC': omCTORA5SE~8L'l'. 

SITE DEMOLITION PLAN 1"-50' 

1sr.<LC 14.()72 I~J~:r:=~NC. 

AUGUST27,2014 

C-2 
JAA 2 ~ B ~ADlM).~.c. 
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NOTV,oJJOFOR 
CONSTRUCI1ONUtlL£S3 
~(l.NE1)IN~ISBI.OCK 

9/24/2014 

9/24/2014 

DATE 

LAND USE AND ZONING: 
TI;( NEW LODGE SITE AND E;l(f>mDEO CONF'ERENC( I'AClutlES OMLOF'MEnT IS Loc,o,T'ED WITHIN THE 
HA\H,(OCl< DUNES OMlOPI.I£NT or REGIONAL I~F'ACT (HOO<;lI). THE MtmE I.J\NO USE OESICNAIION FOR 
THE PROF'ER'lY IS WXED us~: lOW INTENSITY. LOW/hlEOIUU DONSITY (MUL), THE MUL !.AND USE 
OESICNATlON PROVIDE'S FOR RESIO~TW. AND NONR£SIDEN'l'lAL USES. HII.VINC RESIDENTto.L D~SITlES RANGINC 
FROM 1.0 TO 7.0 urms PER ACRE AND COMIlCRCw,. INTENSmES 'IIITH FLOOR TO oVlOA RATIOS UP TO 0.20. 
~~L~~~1"~. CIASSIFtCAnc»I FOR THE HOOR), ItlCLUDINC THE NEW LOecE SlIT. IS PLANNEO UNlr 

IN 2Dl1,THE).IAST(R Orvc.OPER or THE HOORI. DITCR(O lNlO AN E;SSEtlTIALL'f BUILT OUTAGIlEE).IENT 
{EBOA} WITH THE FI.J\CUR COUNTY BOARD OF COUNTY COMMISSION£RS. THE EBOA ALLOWED THE flOORI 
OEVtLOPfltNl ORDER TO EXPIRE, WHILE A!TQRCINC THE SUCCESSOR O::vELOPERS AND PROi'ERTY OWNERS 
WIT~I" n-E CEOGRAPHIC LlUITS OF THE HODRI TO CONTINUE ENTlREM(NT, OEVELDPIo!ENT. AND CONsmUCTlON 
'>'::TMTlES. lIND I>RCIIIDING T.,E COUNTY WITH A GOVERNING OOCU1IIENT TO PEFiMlT SUCH ruruRE 
DEII£LOPII£Nl. 

ACCORDI~LY. ALl. NEW OEVELOPMENT oI.ClMTIES WITHIN THE ti:lORIARE GOVERNED BY ~E EBOA, DATED 
DECEr.lBER 20, 2011 AND RECORDED IN ornC'AI. RECORD BOOK 11151, PAGE 1!42. OF HiE P\J9UC RECORDS 
OF FlAGLER COUNTY. rLORIOA. ,HE CDOA RECOGNIZED 6l!9 UNITS or RESIDENTlIIL OENSliY AND 64,000 
S~UARE FEET OF" PU8JC CO~I.IERCIAL INTENSIiY AS POTENTl,f.,l FUTURE DEVELOPMENT. 

THE EBDA RECOGNIZED THE C~PtIANCE Dr THE HooR! WII'H RESPECT TO OPEN SPACE REOUIRWENTS OF' 
THE Mut FUTURE \.JI:.IO USE DESIGNATION, THE NEW LOOt;( AND EXPANDED CONrEREOCE FACIUTIES HAVE 
NEGUClBt.£ EFf!CTS ON THE AMOUNT OF OPEN SPACE. USING LESS O'HIIN ONE (I) AcRE OF CURR~T OPEN 
SPACE fOR SURPl.US PARKING. 

APPROVED USES: 
THE NEW LODGE NolO EKPANOfll CONr<:RENCE rACIUTIES REPRESENT NoI ENHANCEMENT AND REHOVAllON OF 
THE EXiSTiNG HAMMOCK BEACH R<'...$OIIT. THE NEW LOOCf [)£VELOP/,jEt'.'T IloICLUDES GOLF GENTRIC USES 
THI,T SUlLO UPON THE UNIQUE A~ S"",,CIAl. FLATFORM THAT THE JACK NICKlAUS SlCNATURE OCE/IN COURSE 
PROVIDES 

THE NEW LOOCE \\'ILL SERVE AS THE OCEAN 
RooP.oS AS WELL AS GU£ST GOII F~CILmES. 
BIUIARO ROOr.!, AND I.IEI.IBCR UBAAR1'. THE 
YiITri OCEA.~FRONT OINING, MULTILEVEL F'DOL 
AS GOLF SHOP A'lO BEACH SIiOP.»ID NEW 

~~ ,,;,~~~CsLUg~N~~R~U~~~ t~~~E,C~tI&9~m. ROOMS. wml VIEWS or THE ATlANTlC OCCAN, 

[IHlTE: THE Nrw LOOCE USES PRE THE SlJ.tE AS, A.'ID ARE IN KEEPING I'/lTH, THOs( USES ORIC!NALLY 
APPROVED IN 2001 BY THE fl..ACI.£R BQilRO OF COUNTY C'JMMISSIOt.'£RS AS PART'*" THE OCEN! Hl\MMOCK 
GOII CLUBHOUsr SITE PLAN AFPROVAL AND ARE CO:'SISTENT WITH THE OCEAN i-WAMOCK COLF COURSE 
PIJIT NolO PIJIT I'DOENOUM, INCLUDI~IG EXISTING PlAT RESTRICTIONS.} 

fHE ONE BEDROOMS AI HAJ.4MOCK 
TilE OCE:AN TOWERS CONOOMINIUM 

PLATTING: 
THE NEW LOOCE SIIE AREA IS SITUA1£O CNEREXISTI'lGPI.ATTEDF'ARCELS: 

_,\,PPROXII,U,TELY 0,9J ACRE or THE l'EWLOOcr: sm:OEYELOPMENTARrAFAl.L5 WITHIN THE UMITsor 
NQRTH$tiORE PLAT FIV"E. WHI~ IMPROVEMENr.; INCLUOC F'ARICING, COMMON ELEMEt;TS OF TI-!E NEW LOOCE 
~~~CE~~~~t;G, REROUTINC OF THE FIRE LJ,I.E, AND ASSOCI"TEO lANDSCAPE II.'lD HARDSCAPE 

LANDSCAPING: 
THE LANDSCAPE DESIGN WILL BE COMPt.£MENTARr TO TtiE SPANISH / J.lEDITERRANEAN AIlCl'I'TECTl.IRE, 
INTEGRATlNC A !.IIXTURE OF FORIAAL (SmUGnJRiOIl & GEOMETRIC) PLANf.NGS AT THE COURTYAROS ANO POO~ 
~~S~~E. INFOR~W. (ROMANTIC) ow THE PERI",ETEl< »ID INTERI'"ACE ZONES WITH Tr1E EXISTIl'!G RESORT 

THE PLANT PALETTE 
THE PlANT P~LETT£ WILL PROVIDE A ~II""'URE or NATlVE AND HARDY COASTAl. Fl.CIRiOA PLANT I.IATERlA.lS 
~~~~AS~O THOSE PLANTS Tl--IAT CURRENT1.Y EXIST AT TriE RESORT AND MAY CENERALLY INCLUDE PLANTS 

UilEOAK SABIIl.PIIl.M 
SAwp~mo lAMIA 
OLEANDER HOLlY TilEE"S AND SHRUBS 
VIBURNUM FLOWERING SHRUBS 
HAROY TURF GRASSES (LG. BERI,IUDA, ZOYSIA, sr,AUG,) 
(VO'IGRE(NCROUNOCOYEflSSU~ASJI\SI,!INE 

ACCENT PLANTS (E,C. BOUCNNVlLtEl>. CRINUY LiLLY, & 
ORNA~ENTAL GRASSES) 

SCREENING 
APPROPRIATE SCREENING WILL 6E INCORPORATED AT lHE BACK OF HOIJSE (BOH) / SERVICES ~REII, IN TtiE 
PARKING LOT TO BUFfER THE PUTTlNC COURSE. AT THE CROUND I..EVEl. OF THE SOUTH TOWER TO SCREEN 
THE ADJACENT PAAK/BEACHACCESS, AND IN THE PIIRKINC LOTS TO SCREEN AUTOS F"RO),I ISTHROAD 
1.1\0 PROVIDE Ct.EAR OELINEATlON BE'rWF!N F'U8l1C ~NO PRIVATE PROPERTY, 

THE DUNE CROSSOVER 
CONNECTW/TY OF COlF COURSE F'lAY BElWEEN THC COLF COURSE A::tEAS NORTH lIND SOUTH 
), DUNE CROSSOVERS Wilt. aE CONSTRUCTED. TliE CROSSOVER STRUCTURES IIIII.L BE 
PLACEO TO MINI~AIZE IMPACT TO THE EXISTINC DU/l:E SYSTai AND WIll. INTERSECT THE 
AC~~fR~C~R~lJ( SYSTEM. THE CROSSoY(RS WIIJ. BE DESIGNED TO BE SIMILAR TO THE 

SIGNAGE: 
SIGNACE FOR THE NEW LODCE I'IIU INCLU[)( A FREESTANDING ID~TIFICATION SlCN (MONUMENT OR PYLON) 
LOCATED AT THC MAIN :)RII'E E~TRANCE SII.II!.AA TO THE O~E CURRENTLY IN USE, THC SIGN WILL BE 
INT(RNi\lLY OR EXTERNALlY IUUMINIITED ANO DESICNEO 10 COMPLWENT TtiE OVERALl. IIRCHliEClURAI. 
DESIGN. BOTH \fEHICLJI.I\R AND PEDESTRIAN DIR£CTlONilL SlGNI\CE Wili BC USCO 10 MOVE: CUESTS AROUND 
rHEPROPERiY. 

WATER UTILITIES: 
THE DUNES COM~UNITY OEVELOPI.IENT OISTRICT (DCOO) IS A UNIT OF SPECIAl... COVERNMENT THAT PROIIlDES 
ESSENTIAL INFRASTRUCTURE SERYlcts TO F'ROP(RTY OWNERS W,lHlN THE DISTRICT BOUNDARIES THE OCDO 
OPEAATES (t) POTASLE WAiER SUPF'LY, TREAT~Effr, STORAGE, AND OEUVfRY SYSTEMS, AFFORDINC FIRE 
PROTECIIDN. AND (2) DOMESlIC WASTEWATER COLlECTION. TREATI,IENT, REUSE. liND DISPOSAL SYSTUts, 

THE OCDD CURRENTlY PROVIDES POTABLE WATER, WASTEW.'\TER. IINO REClAIlAEO WA1ER SERVIC!:: TO HAMMOCI< 
BEACH AND THE CURRE"NT LOD~E. THE DCOC HAS Prt'I'SlCAl. CAPACITY 10 F'R(MOE POTABLE WA1ER, 
WASTEWATER. AND REC~I.IEO WATER SERVICE TO TtiE NEil' LODGE. 

STORMWATER MANAGEMENT: 
rHE OCOD OWtlS AND OPERATES lliE COllECTION, CONIlEYA.'lCE. 1RtCA1I.IENT ~O OISCHARCE OF S10RIJWATER 

16TH ROAD IMPROVEMENTS: 
THE NEW LODGE SITE OEYELOPYENT PLAN PROF'OSES (I) NEW ORI'In/AYS AtONG 16TH ROAO, (2) RCPAVINC 
AND REALIGNMENT 0" A SVALL ARE.A OF THE EXISTING PAVED TRAVEL IJONES AN!) PARKINC STI\!J.S WITMOUT 
REDUCTION IN USE. (3) INSTALlATION OF SIDEWALl< WITHIN iME 16TH ROAD RIGHT OF WAY, (4) R£~O\I/Il, 
~ELOCATION, »10 REPl.JoCEYENT OF THE EXISTINC WOODEN CART BRItIC( ANC RECLAlldEO WATER "'AIN THAT 
SP»I ACROSS THE RICHT OF WAY. AND (S) ~OOIFlCAnON ANO ENI1ANCEI.IENT OF SlGNACE AND LANOSCwtNC 
WITHIN TH:: RIGHT OF 1'1,0,'1': I\l.l. OF WHICH ARE DEPICfE(I ON THE Sirc PLAN loW'S. NO CHANCES TO THE 
16TH ROAD RlGf·rrOF 'ffAYARE PROPOSEO OR PL.ANNEO. 

PARKING: 
THE RESORT PROVIOESPARKINC IN1HEFORMOFSTRI.ICTUREOCARAC~ANOCAADEL<"IIELP/lRKINGAAE/IS, 
THEFI( AAECURREtmy ON::THOUSANO lHREE HUNOFiEO NINEIY ONE (1.J91J PARKING SPACES SERVIIIG TH£ 
RESIDENTIAL tltlD NONRESIOEN1lAl. MIXED USES OF lHE RESORT, IN ACCORDANCE WITH TH~ Af'PROVU) FUC. 
NINEHUNOFiEOAN01£N(910)PARI<INGSPACESA"ESuPPUEDFORRt$IOCt.'TlI\LUSCSANOFOUR HUNOR£O 
AND TWEL\/( (412) SPACES ARE ReOUIREO rOR 011-l(R uscs. a,.,SED ON BUI~ OUT INFORW,llON, TIlE 
CURRENT "ARKING AREAS PRO\IIOE ONE HUNDRED TH'RTY TWO f!J2) SPACES IN E~CESS OF TtiE 
CALCULATtOOCMANO. 

THE CURRENT RATIO OF REOUI~EO NONRESIOENTIAL PARKINC SPACES TO RESIOENTIH.. PARKING SPlICES IS 
0.45 BASED ON THE APPilOVEO PARKING OISTF!lBUnON, APPLYINC THE SlJJE RAno TO THE NEW LOCCE. 
WITH 1GB HOTEL ROOMS. »I ALLOCATION OF 50,000 SOiJARE FEEl OF" CONOIT'O~ED AI.IENliY AREA 
(INCLUOI.'lC EXPANDED CONFEREtlCC FACILITIES ACJACENT 10 TIiE ONE BEDROOMS AT HAU"OOC SEACH Cu.:B 
CONDOMINIUM BUILOlNCS, "NO ADDING 2 SPACES PER COlF HOLE, THE CALCU:..ATEO PAR~ING OEw.NC WOuLO 
BE THREE HUNDRED lWOH'Y FOUR (3,. ... ) SPACES. CONSISTING OF ONE HUNORf]) NINETY EIGHT (19&) 
RESIDENTIAL SPACES AND ONE HUNDR!O TWENTY S1)( (126) ANCIL.I.AAY ...... ENITY OR NONRESIDEIffiAI. SPlICES, 
APPLYING A PQR110N OF" THE CURRENT SUR1'LLIS OF SOO'Y NINE (69) SPACES AND THE TWENi"Y F1YE (2!'.o) 
SPAC(S A7 THE OC(»! COURSE TURF CARE BUll.CIl~lC. ThE N£Vj LOOCE WOULD BE REOUIRm TO PROVIDE 
TWO HUNDRCO THIRTY (130) SPACES AT THE NEW LOOCC SITE. 

USING CONIIENnO~L CRITEIM. ASSIGNING REOUIRED PARKING BY THE C~OSS SOUARf FOOTAGE OP 
CO~MEROAI. SPACE, THE PAA!(INCi DEw.NO 'I'IEtDS '" DIFFERENT AUOUNT OF PAA~ING SPACES. AT ONE 
SPACE F'ER lHREr HUNDRED CROSS SOUARE FEET OF ANCILlARY AMErifTY CONOITIONEO AREA. 
APPROX1W.TELY FIFtt THOUSAND (~O,OOO Sf), THE NONRESlOENTIAL. PAAKINC SPA.C1:S WOULD BE C/Il.CULATF;U 
AT ONE tiUNOREO $IlC1Y SIX j167) SPACES, MlOING THIS TO THE ONE HUNDRED NINETY ElGHT (196) 
SPACE:S roll. rur. HOTEL IMXll.lS AND TllE TIiIRT'Y SIX (J6) SPAC!:S TOR THE COL.r Hou;s, THE TOTAL 
PARKINC WOULD TOTAL FOUR HUNDRED AND ONE (401) SPA.CES, I!-'EN O€DUCIING rHE CURRENT SURPLUS 
AND TURF CARE BUILDING PAA~ING SPACES. THC NEW LOOGC Silt WOUiJ) NEED TO PRO~DE THREE 
HUNOREOANOSEV£N(J07)SPACES 

~E N~ ~OOCE PAAK'NC ~LAN INCLUDES '" I.IINII.IU!.I OF lWO HUNDREO FORTY (Z40) SPACES CONSISTiNC 
OF APPROXII.IArrY\. FlF'N (~C) STRUCTURED PAR~ING SPACES. "'?PROX'I.IATELY TEN (10) SPA.CES AT PIAZZA 
l.£VELANOONEIlUNOREOEIQHiY(IIlC)GRADCF'ARKINGSPACES. NONClHCl..£SS.THCNEWPLANALSO 
INCLU~CS AN /\ComONAL P,oRKINC: SPACES DEEMED SURPLUS AND PROYISlONAL. IN ~E EVENT HAAlYOCK 
aEACHOESIRESTOINCREASCTHEPAAI(lNCSUPPLY. TH[COI.tSINATIONOFTl-IE(II)PRIIAAffi'LOOG( 
SPACES, (B)PRQYISIONIII..(E,G,EILCTI'IE) LODGE F'ARI<ING Sf'ACES, (C)CURRENTSURP LUSSPACES,AND(O) 
TWENiY FlIJ[ (25) F'AIIKING SPACES AT THE TURF CARE FAL:lLITY. YIElDS '.!ORE THAN FOUR IiUNDREO FlFl'r' 
(~50) SPACES. WHicH EXCEEDS THE TOTA!. DEWINO CALCUlATED IJSINC EITHER MCltiOOOLOGY DESCRIBEO 
ABOVE THE PROVISIONAL SP"CES COULO BE: PURPOSED TO PROVIDE P~RKINC FOR FUTURf EN""",CE~ENTS 
WinllN EXISTINC RESORT ~OOMINIU!.I BUILDIN.GS (E,G. OCE"AN TOWCRS PHASE III CQW,IERCIAL SPACES 
ALONG THE CRANOE PROMENADE) OR MlDITIONot.L CQNFERENCE SF'ACE AR£A CONTIGUOUS TO THE ONE 
BEDROOMS AT IiAMt.tOCK BEIoCH CLUB CONCOMINIUIA I.SSOCIAI1OH WiNCS (WITHIN TIi( PROPOSED 8I.IILOAELE 
SElBllCK U~ITS). 

CONCURRENCY AND VESTING: 
IN ACCORDANCE WITH THE TERYS OF THE EBOA, REFERENCED ABOVE. THC NEW LODGE DWELUKG UNITS AND 
AMENrIIES SI--W.!. Br. OEEMEO CONCURRENT Mll IILI. TAANSPORl"IITIIm, o,F-SIIE STOR1,IWIITER, SChOOL, 
PARK. P'JBUC SAFElY, NiD SOLID WA.STE CONCURRENCY StW.l.!:IE OEEMED so.TISfIED. 

• APPROXII,U,TEL'I' 1.5 ACRES OF THE NEW LODGE SIT!: DEll£LO~I~E!<T AREA F/IUS WITHIN P~RCELS f" AND WlTtiIN itiE IW.lMOCK DUNES OR!, PER~lrrro BY THE ST, JOHNS R[I.£R WATER w..'llllCEMENT DISTRICT 
BLP~ Of" THE OCEN'< I'III.1IJOCK COLF COURSE PL/ll, W<'lICH IMPROVEI.IENTS INCLUDE PARK'NG, IJANACO'ENT »10 STORACE OF SURFACE WATERS ("SSW) SYSTD.I VII, ENIIIRONI.IENT~L RESOURcE PER'AIT 
I..MDSCAPINC. AND HAROSCAPE ENHA~CE"MENTS. 4-0J~-IB ... JJ • 

• APPROX,.lAHL'I' 5.J~ AC:R£S OF THE NEW LOOCE SIT<: DEVELOPMENT AREA fAI.LS WITHIN F'ARCEL H or THE 
OCEAN HAAlMOCK COLI' COURSE PLAT, WHICH IMPRQYEI.IENTS 'NCLUDE HOIEI.. PQOL., R~STAURANT, LOUNGE, 
cor;fEREN.CE AND MEEilNG SF'oI.CE, HOSPIT~UTY OF'ERATIONS AND BACK OF HOUSE SUi>PQRT FACIUTlES, 
GOLF COURSE PRO Sr10P IINO aEACH RflAiL SHOP, ALONG WITH PA.RKING, lANOSCAPII;G, AA1l H~ROSCAPE 

ENHANCEMENTS. 

THE NCW LOOCE UAF'ROVEMENTS 00 NOT NECCSS'lATC '-tODIFlCATION TO THE (XlsrJNC SUBJECT PLATS, AS 
THEY ARE CONSISTENT \\'ITH THE PlAT !.lAPS ANO PLAT AOOENOUI.I, INCLUDING CEFiTIolN RESlRlCl'10NS 
EXCERI'TED BELOW, TRO" OCEAN HAAlMOCK COLf" COORSE PLAT ADDENDUM. AS RECORDED IN OmCIAL 
RECORD BOOK 766, PACE 62~: 

6.0 GOL' COURSE PARCEl. RESTRICTIONS 

Tr1E PARCELS SHOWN HEREON SHAll. INCLUOC COLF COURSE LAND. LAKE, CLUBHOUSE, I\PPROPRIIITE 
ASSOCIIOTED GOLf" COURSE FI\CIUTlES, OPEN SPACE. PAR~S, DUr-u: PRESERVATION OR SUCH OTHER 
I\PPROPRIATE RECREATlONA~ OR GOVERN,.ENTAl. us~s APPROI'£D BY lliE BOARD OF COUNTY 
CO'AMISSIONERS, 

WETLAND BUFFERS: 
~~~'~~'E~~~ WETlANDS AD.II\CENT TO, OR WITHIN, lI<E NEW LODeE SITE OR EXPANDED CO~FERENCE 

DUNE PRESERVATION AND CONSTRUCTION EASTWARD 
OF COASTAL CONSTRUCTION CONTROL LINE: 
THE NEW LODGE SITE DEVELOPMENT PLAN INCLUDES THE F'RDPOSEO OONS1RUCTION 0; A NEW SHELL CART 
PATti AND ELEVATED BOARDWALK EASrWARO OF ~E COASTAL CONSTRUCTION CONTROL LINE (CCeL). ALL 
WORK EllSTWIIRO 0; THE CCC!. WILL BE PElWlITED lHROUG., THE ftORIOII DEPIIRTMEtH OF ENVIRONM!;NTAL 
~~~~ON'S B~R[AtJ or BEACHES ANO CQAST,f.,l SI'STEMS, AND A copy SHALL BE PRCMOCO TO F1.AGLER 

brs::'O{o EC~~Rp~~I.I~~J.ALSJ~~~~~Eo ~~~~N~oj~H SiO~~~RW~~C~~T:~~.RPORATEO INTO THE NEW 

THE NEW LODGE. IW'ROY£ME./HS WlU COLLECT STORMWATER FROM THE SITE lIND CONVEY IT TO TfJE EXISTINC 
ORAJNACE PIPE NETWORK WITHIN TliE NEW LDecE 511£, lGTH ROAO RICHT OF IYII.Y. NORTHSUOIlE PI.AT FlIJ[, 
AAO ItIE OCEAN COURSE. TIiE S10~I,IWATER WlL~ now BY GRA"'TY OIRECT~Y TO IdSSW SI"STEM L.I\K!:S I~, 

16/19,AN02J/24 rQRTREAThlENT,A1TENUATlON,ANOEXFILTRATIONOR DISCHARCE, 

TRANSPORTATION AND TRAFFIC: 
IN2011,7HEMAST[ROEVELOPEROFTHEHDORI,ENTEREDINTOIINCBOAWlTHFu.cLERCOUNTYBOAROOF 
COUNTY COM~ISSIONERS, 

ATRAFFlCSTUIlY CONDUCTED IN 2012 AND AP?RO'IEO BYFlAGLE"R cOUNTY. AS PART OFTHE·ESSENTIAlLY 
BUILT 

lEYElS OF SERVICE WOULD 
IN,RASTRUCTURE (E.G. ROADWAY WlCF:N!NG. INTERSECTION SICNALIZATION, ETC), EXCEPT lI<E INTERSECTION OF 
rlAM!.IOCK DUNES PARKWAY /<NO CIl.IINO OEL MAR (AT THE MIolN ENTRANCE TO HAM~OCK DUNES), 

~E PROPOSED IMPROIJEI.IENTS ARE ONLY A rnACTlON OF THE ACOITIONAI. UMIT'S CONTENPLJ,TEO BY THE 
EBOA TRAFFIC STUDY, AND Rf:LYlNG ON THE F'INOINGS or THE EBOA 1R.OFFIC STUO'l' ~NO TI'IE RElATED 
APPRO"AL OF THE BOARD or COUNTY COMI.IISSIONERS. 1-/0 CHANCES WILL TAKE PLJ,CE TO THE ROADWA'I' 
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EXHIBIT D 
Application for SDP Review in a PUD 

Additional Items Discussed at TRC Meeting 
 

   



During the Technical Review Committee meeting on September 17, 2014, the attending audience was 
provided the opportunity to make comments, ask questions, and challenge the Applicant and members 
of TRC.  While outside of the ordinary, LRA and Salamander did not oppose interjection by the audience; 
however, we want this response to address  issues that were raised and certain  inaccurate statements 
made by some audience participants at the TRC meeting.   The discussion below  is not  intended  to be 
exhaustive or  capture every  comment made, but  rather  to address  concerns  that are not  specifically 
addressed within the TRC comments or LRA and Salamander’s formal responses thereto. 

1. Participation and Notice to property owners and members regarding the New Lodge and Expanded 
Conference Facilities concept. 

 
Our  Application  discusses  the  pre  application  due  diligence  conducted,  outlining  each  step,  the 
outcome, and the follow through.  As indicated, prior to any application being prepared or submitted to 
Flagler County, and prior to any discussion or outreach to Flagler County, we solicited the  interest and 
support  of  Hammock  Beach  property  owners  and  members  through  a  lengthy,  collaborative  and 
transparent process, which is thoroughly detailed in Application.  The April 5th, 2014 Town Hall Meeting 
was the culmination of months of meetings and dialogue and was intended to both present the work of 
the Community Committee and Salamander  in developing a concept for presentation to our members 
and owners, and to take a straw poll to determine community interest in proceeding with the project. 
 
In preparation for the Saturday April 5th Town Hall Meeting the following steps were taken to ensure 
notification regarding the meeting and its purpose: 

 
• March  27th,  2014  Eblast  announcing  the Meeting  was  sent  out  to  all members  of  The  Club  At 

Hammock Beach.  On the same day notice of the meeting was posted on the Club website. 
 

• During the week of March 24th, an Eblast Meeting announcement was provided to the Management 
Companies of the appropriate property owner associations and condominium owner associations so 
that all property owners within these associations, whether residents, non‐residents, club members, 
or non‐club members would be  informed of the meeting and could participate.  The property and 
condominium  owner  associations  that  were  provided  the  Eblast  and  disseminated  the 
announcement to their members includes (Management Company identified in parentheses):  
 

Hammock Beach Club Condominium Association (Southern States) 
One Bedroom Home Owner Association (Aegis) 
Ocean Towers Home Owner Association (Aegis) 
Villas Home Owners Association (Aegis) 
Conservatory Property Owners Association (Southern States) 
Ocean Hammock Property Owners Association (May Management) 
Yacht Harbor Village Property Owners Association (Aegis) 
Yacht Harbor Condominium Owners Association (Aegis) 

 



• Additionally,  once  the  straw  poll  results  were  tabulated,  reflecting  85%  support,  this  was 
communicated to those in attendance at the Town Hall meeting. 

 
• Voting was extended online through April 12th for the benefit of those not able to attend the Town 

Hall meeting.   An  additional  200 ballots were  cast during  this period,  resulting  in  an  increase of 
support to a level of 86%. 

 
• The polling  information and  results were sent out  in Eblast  format  to all members of The Club At 

Hammock Beach, as well as  to all of  the members of  the associations as  listed above during  the 
week of April 14th. 

 
2. Florida Land and Water Adjudicatory Committee consideration of 2009 Notice of Proposed Change. 

 
There was some misunderstanding or misinterpretation by an audience participant that the Florida Land 
and  Water  Adjudicatory  Committee’s  actions  in  2011  prevented  any  future  development  plans  or 
consideration thereof by the Flagler Board of County Commissioners related to the Ocean Course and 
Lodge.  The Governor and FLAWAC specifically advised the 2009 NOPC applicant to develop and submit 
a specific plan for consideration by Flagler County, which  is the process now being undertaken.   Every 
aspect of the New Lodge Site Development Plan Review Application  is different  from the  legal debate 
related to the 2009 NOPC.  Comparing the 2009 NOPC Application and proceedings with the New Lodge 
Site Development Plan Review Application  is a misinformed approach;  the  two processes are not  the 
same. 
 
The Essentially Built Out Agreement, as referenced in our Application, provides clear evidence regarding 
the ability for the Board of County Commissioners to consider future development within the Hammock 
Dunes PUD, expressly indicating that future development, including that related to vested units, would 
undergo the normal processes outlined  in the planned unit development criteria of the Flagler County 
Land Development Code. 
 
The New Lodge plan has been  thoughtfully developed with  input and  support  from property owners, 
specifically  identifying  the  (1)  land  uses  and  their  quantity  and  areal  extent,  (2)  limits  and  type  of 
improvements to the property, (3) sufficiency of infrastructure to serve the proposed uses, (4) harmony 
of the uses with adjacent uses, and (5) size, location, and character of the proposed site improvements; 
along with descriptive information about the proposed buildings and improvements well advanced and 
beyond the typical detail provided in a Site Development Plan Application.   
 
While the New Lodge and Expanded Conference Facility Application for Site Development Plan Review in 
a PUD meets the criteria of the Flagler County Land Development Code relevant to this type application, 
the information provided in the Application demonstrates that the proposed plan (a) does not adversely 
affect the orderly development of Flagler County, (b) complies with the comprehensive plan adopted by 
the  Flagler  County  Board  of  County  Commissioners,  and  (c) 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.   Further, the  information provided  in the Application demonstrates that 
the New Lodge and Expanded Conference Facilities will provide tangible and  intangible benefits to the 
citizens of Flagler County.   
 
The Application does not predispose or demand approval by the Board of County Commissioners, but 
rather  provides  the  Commissioners  the  information  and  justification  for  a  decision  of  approval,  and 
seeks a favorable decision by the Commissioners siding with a strong majority of members and property 
owners who support the New Lodge and Expanded Conference Facilities. 
 
3. Private Covenant and Enforcement. 
 
There was  a  concern  that  the  private  commitment  referenced  by  Salamander  during  the  Town Hall 
meetings was not evident and would not be enforced.   The participant  that made  this comment was 
negligent  in reviewing  the Application, as  the commitment was expressed  in  the Application  letter, as 
well as contained specifically within the Basis of Design.   LRA and Salamander stand firmly behind our 
commitment.   We understand  that  it  is not  the County’s  responsibility  to enforce private  covenants; 
therefore,  as  indicated  in  our  Application,  we  will  record  a  private  covenant  to  document  our 
commitments to our members and property owners.   The private covenant will be developed with input 
and  participation  from  the  Community  Committee  and  the  Hammock  Beach  Advisory  Board  of 
Governors.  
 
4. Vacation rental homes causing traffic issues at Hotel Trace Boulevard. 

 
There was concern that vacation rental homes operated within the community, specifically behind the 
Hotel Trace Boulevard gatehouse, were already causing traffic  issues.    It  is  important  to note that the 
gate  operator,  RAMCO  Protective,  changed  their  protocol  to  address  periodic  peak  trip  periods  to 
alleviate congestion at the gate.   Hammock Beach does not operate the subject gate and has not had 
issues with  the  arrival  points  that  Hammock  Beach manages.    The  issue  of  concern was  addressed 
through operational changes by the appropriate entity.  We will continue to effectively manage arrivals 
at the Resort. 
 
5. Dunes Community Development District application for utility service for New Lodge. 
 
There was some concern that an application had not been made to the Dunes Community Development 
District for the New Lodge.  Please see an extended discussion regarding utility service in Exhibit E of this 
TRC Comment response submittal.   An application to the Dunes CDD  is premature at this juncture, but 
will be forthcoming as detailed construction drawings are progressed over the next three to six months. 
 
6. Meeting with Hammock Beach Club Condominium Association. 

 



A statement was made by an audience member at the TRC meeting that no one had reached out to the 
Hammock Beach Club Condominium Association (HBCCA).   This  is not accurate.   Salamander, from the 
outset of  the  conceptualization of  the New  Lodge and Expanded Conference Facilities, has expressed 
verbally and  in writing  the willingness  to meet with any party or  individual  that desires  to discuss  the 
proposed enhancements.  We have continued to demonstrate our openness and flexibility to meet with 
any party, and maintain our commitment to this end.  We have not declined any request for a meeting 
or call.   
 
We recognized specific interested parties centric to the Hammock Beach Resort and adjacent properties, 
which are listed in our Application package, Tab 3, that provide the information presented to members, 
property owners, and anyone who  requested  information during  the  conceptualization process.   The 
interested parties include the HBCCA, which was incorporated into the Community Committee and each 
entity designated their own representative to attend meetings and act as a liaison between Salamander 
and  the  entity’s  membership  or  association.    HBCCA  had  two  designated  representatives  on  the 
Community  Committee, with  at  least  one  representative  attending  each meeting  of  the  Community 
Committee.  One of the HBCCA representatives that served also attended the TRC meeting.  Community 
Committee members were  responsible  to  communicate with  their  respective  group  the  information 
discussed, and disseminate information provided by Salamander during the initial concept development.  
Salamander did not control or restrict members of the Community Committee or their representatives, 
and specifically, and repeatedly, solicited the opportunity to meet with anyone that desired to discuss 
the matter.  
 
Several  Community  Committee  member  groups  requested  individual  meetings  and  Salamander 
accepted all requests and met with these groups.  Despite the HBCCA’s representation on the Hammock 
Beach  Community  Committee  and  knowing  and  hearing  the  invitations  to meet  or  discuss  the New 
Lodge,  the  HBCCCA  representative,  nor  anyone  from  the  HBBCA,  requested  a meeting  or  call with 
Salamander  in  regard  to  the  New  Lodge.   We  remain  open  to meet with  the  HBCCA  or  any  other 
interested party, and await their invitation or request. 
 
7. Park area influence by New Lodge. 
 
The  New  Lodge  does  not  impact  any  park  areas.  As  part  of  the  Hammock  Dunes  Development  of 
Regional  Impact Development Order  revision  process,  Flagler  County  and  the Developers within  the 
Hammock Dunes DRI/PUD, agreed to increase the park area through an exchange of park locations.  The 
Board of County Commissioners approved  the exchange and  the general public  received considerable 
benefit through expanded park area through that process, which dates back more than 15 years ago. 
 
8. Scenic A1A PRIDE oversight and involvement. 

 
There was some concern whether A1A Scenic PRIDE would participate  in  the Application review.   LRA 
and  Salamander have  reached out  to numerous entities,  including A1A  Scenic PRIDE,  to present  and 
discuss  the New  Lodge plan, and obtain  input and advisement.   A  formal presentation  to Scenic A1A 



PRIDE was made on  September  26,  2014  and  the  plan has  been modified  to  incorporate  comments 
received.   Our  team  looks  forward  to  continuing  our  dialogue with  Scenic  A1A  PRIDE  as  the  design 
progresses. 
 
9. Applicant’s representation of process and amount of support. 
 
The  open  process  we  have  conducted  for  the  New  Lodge  plan  should  be  evident  through  the 
information provided in the Application.  We recognize, and acknowledge, that it is impossible to receive 
support  from  everyone,  but  we  are  open  to  discussing  the  New  Lodge  with  anyone  and  receiving 
constructive  input, and making changes  that will  improve  the plan.   We provided detail regarding our 
outreach and the amount of participation and polling conducted, and also provided statistics regarding 
the  polling  results.    We  sincerely  believe  that  anyone  interested  in  the  New  Lodge  plan  has  had 
extraordinary access to the plan and the opportunity to participate in the process, and we will continue 
to share this information with any interested party.  
 
10. Parking plan and adequacy of existing parking, actual use of existing parking. 

 
There was some question whether  information provided by LRA and Salamander  is accurate regarding 
current parking, actual use, and the proposed parking plan.  There is obvious and documented evidence 
that  significant  parking  space  vacancy  exists  in  every  actual  occupancy  scenario,  including  those 
involving  100%  occupancy  and major  events.   We welcome  concerned  parties  to  observe  the  high 
vacancy in parking spaces for themselves and to document same; it’s not a complicated exercise, and it’s 
been demonstrated repeatedly. 
 
11. Hospitality nature of New Lodge – hotel use. 
 
There was some concern that LRA and Salamander’s use of the term New Lodge avoided the nature of 
land use proposed  in  the New Lodge and Expanded Conference Facilities plan;  the  implication was an 
intention to mislead by nomenclature as to the intended use, as if a Lodge is not intended for lodging.  It 
is  difficult  to  understand  the  concern,  given  the  abundance  of  information  contained  within  our 
Application  that cites  the use  types and specifically discussed  their nature, not  to mention months of 
preceding dialogue and discussion throughout the process regarding the intended hotel use.   
 
   



EXHIBIT E 
Application for SDP Review in a PUD 

Dismissal of Utility Service and Annexation Concern  
 

   



An unfortunate aspect of any application, such as the New Lodge and Expanded Conference Facilities, 
involves  the  introduction  of misleading  information  and  unfounded  theories  by  those  with  specific 
agendas  adverse  to  the  application  in  an  attempt  to  create  concern  and  fear.    One  issue  that  has 
recently been  introduced  into  the Application discourse  that  falls  into  this  classification  is  related  to 
utility service to the New Lodge and Expanded Conference Facilities and the notion that the City of Palm 
Coast would seek involuntary annexation of the Hammock.  The email below reflects the undue concern 
introduced by an antagonist: 

  
From: CAN WE AFFORD A NEW HOTEL <willourpropertytaxesincrease@gmail.com> 
Date: September 25, 2014 at 10:08:39 AM EDT 
To: WillOurPropertyTaxesIncrease@gmail.com 
Subject: Can We Afford the Proposed Hammock Beach Hotel Project 
 THE SALAMANDER PROPOSED HOTEL PROJECT COULD RAISE OUR PROPERTY TAXES BY 25%  
 
In  an  article  in  the  current  issue  of  The  Ocean  Breeze(Fall  2014,  page  6  "Dunes  CDD Water  Cooler 
Corner"), written by Gary Crahan, who is a member of the DCDD Board of Supervisors, he said that DCDD 
informed Salamander in May, 2014 that DCDD did not have the capacity to provide water to the proposed 
200 room hotel.    
 
If the Hotel project results in either Salamander using The City of Palm Coast’s water or causes DCDD to 
be unable to meet our future requirements as our community is built out, and a resulting need to use The 
City of Palm Coast’s water, the quid pro quo of The City of Palm Coast would likely be annexation of our 
community (Hammock Beach, Hammock Dunes, Ocean Hammock and Yacht Harbor).  
 
Since 2000 The City of Palm Coast has attempted to annex a number of properties in exchange for tapping 
into  its  supply of potable water.   In or around 2005 The City of Palm Coast, Flagler County and Flagler 
Beach fought “water wars” over this issue.  In 2010 The City of Palm Coast started efforts to annex Palm 
Coast Plantation (off Colbert Lane and in Flagler County, but not in the city) and in settlement of a lawsuit 
by Palm Coast Plantation finally agreed a few months ago to not proceed with annexation at this time, but 
did not agree to hold off forever.  In the Mediation agreement The City of Palm Coast included a number 
of  recitals pointing  to  special  facts  involved  in  its  agreement  to not pursue  annexation of  Palm Coast 
Plantation.    Last week The City of Palm Coast  reached an agreement with Flagler County  to  resolve  its 
efforts to require annexation of the Flagler County Airport in exchange for providing potable water to the 
proposed National Guard facility there.  
 
Annexation would have its “benefits” and costs to all of us.   As to the benefits, I can only point out that, 
as part of  its efforts  to annex Palm Coast Plantation, Palm Coast City Manager  Jim  Landon  stated at a 
meeting of the Palm Coast Plantation Homeowners Association that “I have nothing to offer but higher 
taxes with annexation.”  So much for the benefits.  
 
As  to  the property  tax  increase should be we be annexed,  the City of Palm Coast’s property  tax  rate  is 
currently $4.25 per $1,000 of assessed value – this  is more than 25% of our total property tax  in Flagler 
county, and would have to be paid in addition to our current property tax.  So, by way of example, our tax 
increase would be:  
On a property valued at $1,000,000 ‐ $4,250 per year 
On a property valued at     $500,000 ‐ $2,125 per year 
On a property valued at     $300,000 ‐ $1,275 per year  
 



We are a potential cash cow for the City of Palm Coast.  A huge property base to tax, and no additional 
services to provide.  Do we want to risk an annual 25% property tax increase to have a hotel built on our 
golf course property, or is this the final straw?  
 
Please  forward  this  email  to  your  friends  and  contacts  in  Hammock  Beach,  Hammock  Dunes,  Ocean 
Hammock and Yacht Harbor. 

 

We  are  disappointed  with  the  unnecessary  sensationalism  and  twisted  fantasy  associated  with  the 
above  email.   We want  to  take  the opportunity  to  squarely  and  fully  address  the  false premise  and 
inaccuracy of the content of the email.   

As expressed and explained in our Application, Salamander met with Dick Ryan, District Manager of the 
Dunes Community Development District, in May 2014 to discuss the New Lodge conceptual plan and the 
District’s  service.   Mr.  Ryan  confirmed,  based  on  his  understanding  of  the  preliminarily  New  Lodge 
program, the District has adequate physical potable water, wastewater, and reclaimed water capacity to 
provide  the  nominal  increase  in  service  demands  associated  with  the  New  Lodge  and  Expanded 
Conference Facilities. 

The District’s wastewater and  reclaimed water permits will not  require modification  to accommodate 
service  to  the New  Lodge; whereas  the District’s  consumptive  use permit will  require  administrative 
modification to allocate uses associated with the additional potable water demand associated with the 
New Lodge.   That is, the District’s physical facilities are capable of providing the requested service, but 
the  District’s  regulatory  permit  does  not,  at  this  time,  include  the  projection  of  service  demand 
associated with the New Lodge.  In no way does this cast any doubt on the ability to modify the permit 
or  incorporate the service demand  into the permitted volumes.    It  is merely a function of how the St. 
Johns Water Management District  (SJRWMD)  structures  consumptive use permits and allocates uses.  
Because  the  SJRWMD  issues  annual  allocations  of  use  in  five  year  increments  based  on  a  utilities’ 
anticipated  service demands,  it  is common  that a utility may need  to modify  the permit  to adjust  its 
projected demands and consumptive uses. 

Virtually every utility in the state, including those in the jurisdiction of the SJRWMD, have much greater 
potential  service demand and  latent use potential  than authorized by a  consumptive use permit.   As 
areas are developed and new service applications are submitted, a utility will update  its projections of 
use, which may require no permitting or physical facility capacity changes, or it may involve only a paper 
change in capacity via revision to permit allocations, or it may involve both a permit revision as well as 
increasing the physical capacity of the utility’s treatment, storage, or supply facilities.  In the case of the 
New Lodge and Expanded Conference Facilities,  it appears  that  the application will necessitate only a 
paper change in permitted capacity. 

The District has provided exemplary service to the property owners within the District and has been an 
excellent  steward  of  water  resources.    In  fact,  the  regulatory  agency  responsible  for  permitting 
consumptive  uses  awarded  the  District  financial  grants  toward  the  reverse  osmosis  system  as  an 
alternative water supply system which aided in the design and construction of the potable water facility.  



The District’s use of the upper Floridan aquifer minimizes  the need  for higher quality water resources 
and protects other natural resources, such as wetlands, from potentiometric drawdown related to wells 
systems.    The  abundance  of  the  upper  Floridan  aquifer,  together with  the  location  of  the  District’s 
wellfield, and the  long history of good stewardship demonstrated by the District, provides the District 
opportunity to  increase their use to serve additional demands within the District without the threat or 
fear  of  influencing  other  permitted  users  or  causing  environmental  impacts.    Therefore,  Salamander 
considers  the  consumptive  use  permit modification mentioned  previously  as  primarily ministerial  in 
nature, as the system’s capability is not in question or even a concern.  While the St. Johns River Water 
Management District (SJRWMD) must review and authorize the permit revision, the factors considered 
by  the  SJRWMD  in  this  respect  give us  confidence  that  the nominal  amount of  essential  service use 
associated with the New Lodge and Expanded Conference Facilities will result in approval of the request. 

The District is the rightful utility provider for the residents and property owners within the District and 
has  established  the  District  area  as  its  potable  water  and  wastewater  service  boundary.    LRA  has 
submitted  a  formal  request  to  the  District  to  enter  into  a  service  agreement  that  will  provide  for 
payment of capacity  fees, processing of  the modification of  the consumptive use permit, and address 
other service matters.  The District has used service agreements as a useful and effective tool to manage 
service  to developments within  the District.   A service agreement precedes an application  for service, 
which  is  typically  submitted  in  conjunction  with  a  Florida  Department  of  Environmental  Protection 
application for new potable water or wastewater facilities (mains, service connections, sewers, etc.) or a 
building permit application to Flagler County  for new  improvements  (e.g. New Lodge).   An application 
for service  is anticipated  in early 2015, after  the County’s consideration of  the Site Development Plan 
Review,  and  the  subsequent  advancement  of  the  building  design  necessary  to  apply  for  a  building 
permit. 

To our knowledge, the City of Palm Coast has not attempted to annex the Hammock, nor has the City 
expressed  any  desire  to  incorporate  the  District’s  service  area  into  the  City’s  utility  franchise  area.  
Furthermore, the City has not offered, and LRA and Salamander have not requested, any service to the 
New Lodge, neither would any discussion be relevant.   LRA and Salamander are not desirous, nor has 
there been any  interest or consideration,  in pursuing annexation of any property on the barrier  island 
into  the City.   Any  suggestion  to  the  contrary would  seem  to be  intended  to  create  fear mongering 
associated with the potential threat from the City of Palm Coast regarding annexation.  The claim made 
in the subject email is completely unfounded and without basis. 

 

 



EXHIBIT F 
Application for SDP Review in a PUD 

A1A Scenic PRIDE Presentation – September 26, 2014  
 





AREAL VIEW OF SITE09/26/2014



ARCHITECTURAL SITE PLAN09/26/2014



ORIGINAL RENDERINGS - SUPERSEDED09/26/2014



ORIGINAL RENDERINGS - SUPERSEDED09/26/2014



RENDERED BUILDING ELEVATIONS09/26/2014



RENDERED BUILDING ELEVATIONS09/26/2014



RENDERED BUILDING ELEVATIONS - DETAILS09/26/2014



RENDERED BUILDING ELEVATIONS - DETAILS09/26/2014



RENDERED BUILDING ELEVATIONS - DETAILS09/26/2014



RENDERED BUILDING ELEVATIONS - DETAILS09/26/2014



VIEW FROM 18TH GREEN09/26/2014



VIEW FROM 16th STREET09/26/2014



SOUTH ELEVATION FROM 16th STREET09/26/2014



VIEW FROM 16th STREET09/26/2014



SITE PLAN09/262014



SITE PLAN09/26/2014



EXISTING VEGETATION DIAGRAM09/26/2014



SITE PLAN09/26/2014

EXISTING VEGETATION NOTES:



LANDSCAPE CONCEPT PLAN09/26/2014



LANDSCAPE CONCEPT SECTIONS09/26/2014



SITE PLAN09/26/2014

PROPOSED LANDSCAPE NARRATIVE:



09/26/2014

• New Incremental Hospitality Jobs

• New Construction Jobs

• Estimated County Taxes 2017‐2021

• Estimated Incremental Community  
.  Spend Outside of the Resort

• New hospitality visitors are               
. prospective real estate investors in     
.  Hammock Beach

• Increased marketing $ spent on 
promotion of the Hammock

73 

314 

$3,880,427 

2017‐2021 $55,144,457
(Using TDC Impact Summary)

BENEFITS TO LOCAL COMMUNITY AND TOURISM:



09/26/2014

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

REVIEW









October 9, 2014 
 

Flagler County Planning and Development Board

c/o Gina Lemon (glemon@flaglercounty.org

1769 E. Moody Blvd. Building 2, Suite 105

Bunnell, FL  32110 
 

Re:  Hammock Beach Resort New Lodge and Conference Facility

Project #: 2014080029, Application #: 2962

At the October 9, 2014 special meeting of Scenic A1A PRIDE the motion was made and 

approved by a 7 to 3 margin to provide the following statement to th

Board and County Commission.  Dissenting votes were cast by George Harnden, Carol

McCleery, and Dennis Clark.  
Whereas Scenic A1A PRIDE has been entrusted by the communi

“Old Florida” ambience of the Hammock area and to protect public beach access and the 

natural flora and fauna, therefore we cannot support the Salamander hotel project.  The Board 

further moved and voted unanimously to add a list of concerns that included the following:  the 

potential for traffic congestion at the public beach access and A1A and the lack of any current 

traffic study:  overcrowding at this beach location that will deter from the public enjoyment of 

the county park:  disturbance to dune wildlife and environment: 

vegetation: failure to manage turtle

building heights that will overshadow the beach and spoil the feeling of open space 
The Board then moved to rescind the action taken regarding the

regular September 26, 2014 meeting as it had been construed, incorrectly, as a vote of support.  

The motion passed unanimously
 

Sincerely, 
 

 

 

Anne Wilson, Chair 

SCENIC A1A PRIDE 
 

Cc: Flagler County Board of Commissioners 

Craig Coffee - 1769 E Moody Blvd, Bldg 2 Bunnell, FL  32110 (

Prem Devadas (pdevadas@salamanderhotels.com

Daniel Baker (dbaker@acpcommunities.com

Tim Digby (tdigby@hammockbeach.com
 

Promoting Rational Integration of Development & Environment

SCENIC A1A PRIDE 

5750 N. OCEANSHORE BLVD, PALM COAST, FL 32137

Flagler County Planning and Development Board 

glemon@flaglercounty.org) 

1769 E. Moody Blvd. Building 2, Suite 105 

Re:  Hammock Beach Resort New Lodge and Conference Facility

Project #: 2014080029, Application #: 2962 

 

At the October 9, 2014 special meeting of Scenic A1A PRIDE the motion was made and 

by a 7 to 3 margin to provide the following statement to the Flagler County Planning 

Board and County Commission.  Dissenting votes were cast by George Harnden, Carol

Whereas Scenic A1A PRIDE has been entrusted by the community to preserve and protect the 

Hammock area and to protect public beach access and the 

natural flora and fauna, therefore we cannot support the Salamander hotel project.  The Board 

further moved and voted unanimously to add a list of concerns that included the following:  the 

for traffic congestion at the public beach access and A1A and the lack of any current 

traffic study:  overcrowding at this beach location that will deter from the public enjoyment of 

the county park:  disturbance to dune wildlife and environment: loss of mature trees and 

ation: failure to manage turtle-hazardous lighting and lounge chair removal at night: 

building heights that will overshadow the beach and spoil the feeling of open space

The Board then moved to rescind the action taken regarding the Salamander project at the 

regular September 26, 2014 meeting as it had been construed, incorrectly, as a vote of support.  

The motion passed unanimously. 
Flagler County Board of Commissioners - 1769 E Moody Blvd, Bldg 2 Bunnell, FL  32110

1769 E Moody Blvd, Bldg 2 Bunnell, FL  32110 (cmayer@flaglercounty.org

pdevadas@salamanderhotels.com) 

dbaker@acpcommunities.com) 

tdigby@hammockbeach.com) 

Promoting Rational Integration of Development & Environment 

SCENIC A1A PRIDE - RIVER & SEA TRAIL 

5750 N. OCEANSHORE BLVD, PALM COAST, FL 32137 

Re:  Hammock Beach Resort New Lodge and Conference Facility 

At the October 9, 2014 special meeting of Scenic A1A PRIDE the motion was made and 

e Flagler County Planning 

Board and County Commission.  Dissenting votes were cast by George Harnden, Carole 

ty to preserve and protect the 

Hammock area and to protect public beach access and the 

natural flora and fauna, therefore we cannot support the Salamander hotel project.  The Board 

further moved and voted unanimously to add a list of concerns that included the following:  the 

for traffic congestion at the public beach access and A1A and the lack of any current 

traffic study:  overcrowding at this beach location that will deter from the public enjoyment of 

mature trees and 

hazardous lighting and lounge chair removal at night: 

building heights that will overshadow the beach and spoil the feeling of open space. 
Salamander project at the 

regular September 26, 2014 meeting as it had been construed, incorrectly, as a vote of support.  

1769 E Moody Blvd, Bldg 2 Bunnell, FL  32110 

cmayer@flaglercounty.org) 
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MEMBERS PRESENT:  Michael Boyd, Robert Dickinson, Thad Crowe, Chairman Russ Reinke, 
Michael Duggins, and Laureen Kornel. 
 
MEMBERS ABSENT:  Pam Richardson. 
 
STAFF PRESENT:  Sally Sherman, Deputy County Administrator; Adam Mengel, Planning 
Director, and Gina Lemon, Development Review Planner III. 
 
BOARD COUNSEL: Kate Stangle, with Broad and Cassel. 
 
Chairman Reinke called the meeting to order at 6:00 p.m. 
 
1. Roll Call. 

Attendance was confirmed by Gina Lemon and quorum was present. 
 

2. Pledge of Allegiance.  
Chairman Reinke led the Pledge of Allegiance to the Flag. 

 
7. Quasi-judicial requiring ex parte communication and disclosures:  Application #2962 – 

SITE DEVELOPMENT PLAN REVIEW IN A PUD for the Lodge and conference 
facilities at Hammock Beach Resort; 105 16th Road East, Palm Coast; Parcel #04-11-31-3605-
000C0-0000 and 04-11-31-2984-00GC0-0000; Project area is approximately 10.2 acres; 
Owners: LRA Hammock Beach Ocean, LLC and LRA NOHI, LLC; Applicant: Salamander 
Hospitality, LLC. 
Project #2014080029        (TRC, PB, BCC) 
 
Mr. Mengel gave the staff presentation including staff’s recommendation.   
 
Chairman Reinke called for disclosures from the Board members.   
 
Robert Dickinson explained that he is a Landscape Architect in Flagler County and provides 
professional consulting services; mostly ARB services for Harbor Village Marina and 
Conservatory, but he does not have any relationship with this application.  He advised that he 
received emails regarding the application. 
 
Mr. Crowe, Chairman Reinke, Mr. Duggins, Ms. Kornel all advised that they received emails 
regarding the application. 
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Chairman Reinke called for the applicant’s presentation and advised that they have 15 minutes 
to make the presentation. 
 
Mr. Prem Devadas, President of Salamander Hotels and Resorts, the management company for 
Hammock Beach Resort.  Mr. Devadas asked for the Boards consideration to allow no more 
than 20 minutes for the presentation.  Mr. Devadas proceeded with the presentation and sought 
the Boards favorable recommendation on the request. 
 
Mr. Devadas introduced the members of the applicant’s team, Pope Bullock, AIA with Cooper 
Carry and Ed LindquistASLA with EDSA. 
 
Chairman Reinke asked that the public speakers line up on two sides of the room, one line being 
support the other line being in opposition.  Chairman Reinke opened the floor to public 
comments. 
 
Jeff Southmayd, 4 Ocean Ridge Boulevard South (Oak Ridge S/D) spoke in opposition to the 
request. 
 
Chairman Reinke advised the public speakers that they each have a 3 minute time limit to 
provide their comments. 
 
Vincent Vitrano, 56 Oak View Circle West (Hammock Beach Parcel B-3 S/D) spoke in support 
of the request.  
 
Lynne Rosewater, 200 Ocean Crest Drive, Unit 815 (Hammock Beach Club Condominium, 
Phase I) spoke in opposition to the request. 
 
Luke Guttmann, 61 Rollins Drive (2nd Addition to Marineland Acres S/D) advised that he was 
neither for or against the request but asked to know more about the public park and the impacts 
of the hotel property on the park. 
 
Michael D. Chiumento, III Attorney with Chiumento, Selis, Dwyer 145 City Place, Suite 301, 
Palm Coast representing the Hammock Beach Condominium Association spoke in opposition of 
the request. 
 
Ken Neu, 20 Kingfisher Lane (Ocean Hammock Parcel B-2 S/D) spoke in support of the 
request. 
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Sylvia Whitehouse, 200 Ocean Crest Drive, Unit 1018 (Hammock Beach Club Condominium, 
Phase I) spoke in opposition to the request. 
 
Charles Prellwitz, 31 Hammock Beach Parkway (Ocean Hammock Parcel B-5 S/D) spoke in 
support of the request. 
 
Don Hoskins, 2 Lantarace Drive (Jose Park S/D) spoke in opposition to the request. 
 
John Mitchell, (unknown address) spoke in support of the request. 
 
George Macko, (unknown address) spoke in opposition to the request. 
 
Matt Dunn, representative for Palm Coast and the Flagler Beaches Visitors Bureau spoke in 
support of the request. 
 
Donna Otto, 200 Ocean Crest Drive, Unit 408 (Hammock Beach Club Condominium, Phase I) 
spoke in opposition to the request. 
 
Dr. Troya, (unknown address) spoke in support of the request. 
 
Anne Wilson, Chair of the Scenic A1A PRIDE Committee advised that the committee voted to 
not to support the development. 
 
Sara Hale, 38 Northshore Drive (Northshore Plat 3) spoke in support of the request. 
 
Steve Perrine, President of the One Bedroom Condo Association spoke in support of the 
request. 
 
Mark Langello, coastal resident and business owner in Flagler County spoke in support of the 
request. 
 
Jack Fretz, 19 Avenue De La Mer (Cambria at Hammock Dunes Condominium) spoke in 
support of the request. 
 
Chairman Reinke closed the public comments. 
 
Board members asked questions of staff regarding the application and process and staff 
provided answers and clarification for the Board members. 
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Staff asked Mr. Devadas to assist in responding to a Board member question related to 
Salamander Hospitality, LLC’s financial relationship to Lubert-Adler.   
 
Mr. Devadas answered the question and asked for the opportunity to comment on the Board’s 
comments afterwards. 
 
Board members continued with their discussion and remarks. 
 
Jerome Licari, 65 Kingfisher Lane (Ocean Hammock Parcel B-2 S/D) sought permission from 
the Chair to speak due to public comments having been closed.  Mr. Licari encouraged Board to 
visit site prior to making a decision.  
Chairman Reinke called for a motion from the Board. 
 
Mr. Crowe MOVED to recommend to the Board of County Commissioners denial of 
Application #2960 for Site Development Plan Review in a PUD for the Lodge and Conference 
Facilities as presented, SECONDED by Mr. Duggins. MOTION CARRIED with 4 aye votes 
and 2 nay votes with Mr. Dickinson and Mr. Boyd dissenting. 
 
Mr. Mengel advised that public notice will be provided, however the preliminary scheduled 
meeting before the Board of County Commissioners will be November 17, 2014 in the Board 
Chambers. 
 
8.  Staff Comments:  Mr. Mengel advised that there will be a Special Meeting of the Planning 
and Development Board on Wednesday, October 29, 2014 at 6:00 p.m. 
 
Ms. Stangle advised the Chair that the applicant has raised an objection based on the fact that 
they asked for an opportunity to provide comments and rebuttal and they were not provided with 
the opportunity for same.   
 
Ms. Stangle recommended that the hearing be re-opened and allow the applicants their time for 
rebuttal.  
 
Mr. Devadas stated that he did request that they have the opportunity to respond to things said 
by both the Board and the public and that he was seeking this opportunity before the vote by the 
Board. 
 
Mr. Crowe MOVED to reconsider previous motion on Application #2962, SECONDED by Mr. 
Duggins. MOTION CARRIED with 5 ayes and 1 nay with Chairman Reinke dissenting.   
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Mr. Crowe MOVED to reopen hearing on Application #2962 to allow the Applicant 10 minutes 
for rebuttal, SECONDED by Mr. Boyd. 
 
Chairman Reinke turned over the gavel to Vice Chair Crowe and left the Chambers. 
 
MOTION CARRIED unanimously with Chairman Reinke absent. 
 
Daniel Baker representing ACP Communities spoke on behalf of the applicant who was joined 
by Prem Devadas. 
 
Chairman Reinke returned to the Chambers at 10:32 pm. 
 
Mr. Baker asked the Board to consider continuing their discussion and postpone their 
recommendation. 
 
After consideration by the Board, the following members of the public offered further comment: 
 
Dr. Troya (unknown address). 
 
Jack Fretz, 19 Avenue De La Mer (Cambria at Hammock Dunes Condominium). 
 
Gail Fretz, 19 Avenue De La Mer (Cambria at Hammock Dunes Condominium). 
 
Mr. Crowe MOVED to continue Application #2962 to the next regularly scheduled meeting of 
the Planning and Development Board on November 12, 2014, SECONDED by Ms. Kornel.  
MOTION CARRIED with 4 ayes and 2 nay with Chairman Reinke dissenting.   
 
8.  Continued Staff Comments:  None. 
 
9.  Board Comments:  Mr. Dickinson asked if the Board members should keep their packets for 
the continued item. 
 
Ms. Kornel asked about the time frame in which the Board members receive their packets. 
 
10.  Public Comments:  None 
 
11.  Adjournment – MOTION by Mr. Boyd to adjourn, the meeting adjourned at 11:07 p.m. 
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MEMBERS PRESENT:  Michael Boyd, Thad Crowe, Chairman Russ Reinke, Michael Duggins, 
Pam Richardson and Laureen Kornel. 
 
MEMBERS ABSENT:  Robert Dickinson. 
 
STAFF PRESENT:  Sally Sherman, Deputy County Administrator; Adam Mengel, Planning 
Director, and Gina Lemon, Development Review Planner III. 
 
BOARD COUNSEL: Kate Stangle, with Broad and Cassel. 
 
Chairman Reinke called the meeting to order at 6:00 p.m. 
 
2. Pledge of Allegiance.  

Chairman Reinke led the Pledge of Allegiance to the Flag. 
 

1. Roll Call. 
Attendance was confirmed by Gina Lemon and quorum was present. 
 

Chairman Reinke advised the public with regard to the format of the meeting and that the 
application to be discussed is a quas-judicial item.   
 
Mr. Crowe arrived at 6:04 p.m. 
 
Ms. Stangle provided procedural guidance to the Board. 
 
Ms. Kornel asked if the Board was to consider any new material at the meeting; material provided 
outside of the agenda package provided to them by staff. 
 
3. Quasi-judicial requiring ex parte communication and disclosures:  Application #2962 – 

REZONING (RECLASSIFICATION) AND SITE DEVELOPMENT PLAN REVIEW IN 
A PUD for the Lodge and conference facilities at Hammock Beach Resort; 105 16th Road 
East, Palm Coast; Being all or part of parcel #s 04-11-31-2984-00GC0-0000, 04-11-31-3605-
000C0-0000, 04-11-31-3606-00000-000A and 04-11-31-3606-00000-000B.; Project area is 
approximately 10.2 acres; Owners: LRA Hammock Beach Ocean, LLC and LRA NOHI, LLC; 
Applicant: Salamander Hospitality, LLC.  Including consideration of an ordinance titled similar 
to: 

 
AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF FLAGLER 
COUNTY, FLORIDA TO AMEND THE HAMMOCK DUNES PLANNED UNIT 



FLAGLER COUNTY  
PLANNING AND DEVELOPMENT BOARD 

REGULAR MEETING 
Flagler County Government Services Building 

Board Chambers 
1769 East Moody Blvd., Bunnell, FL 

MEETING MINUTES 
Tuesday, December 09, 2014 at 6:00 PM 

DRAFT 

 
Page 2 of 6 

These minutes are unofficial until adopted by the Planning and Development Board. 

DEVELOPMENT (AS SUCCESSOR TO THE HAMMOCK DUNES DEVELOPMENT OF 
REGIONAL IMPACT DEVELOPMENT ORDER), THE OCEAN HAMMOCK GOLF 
COURSE PLAT PLANNED UNIT DEVELOPMENT, AND NORTHSHORE PLAT FIVE 
PLANNED UNIT DEVELOPMENT TO ALLOW FOR THE REDEVELOPMENT OF 
APPROXIMATELY 10 ACRES OF LAND AREA LOCATED WITHIN THE HAMMOCK 
BEACH RESORT, TO INCLUDE THE CONVERSION OF THE FACILITY KNOWN AS 
THE LODGE INTO A 198 UNIT HOTEL, WITH APPROXIMATELY 50,000 SQUARE 
FEET OF ADDITIONAL AMENITY AREA, INCLUDING RESTAURANT, CONFERENCE, 
CLUBHOUSE, AND ASSOCIATED GOLF AND RETAIL FACILITIES, TOGETHER WITH 
AN EXPANSION OF THE ATLANTIC AND OCEAN BALLROOMS; SPECIFICALLY 
LOCATED EAST OF STATE ROAD A-1-A AND NORTH AND SOUTH OF THE 
EASTERN TERMINUS OF 16TH ROAD AT THE ATLANTIC OCEAN, PARCEL 
NUMBERS 04-11-31-3605-000C0-0000 AND 04-11-31-2984-00GC0-0000; PROVIDING 
FOR FINDINGS; AND PROVIDING FOR AN EFFECTIVE DATE. 
Project #2014080029        (TRC, PB, BCC) 
 
Chairman Reinke called for quasi-judicial disclosure from the Board.  Chairman Reinke and Mr. 
Crowe each advised that they had received emails.  Ms. Kornel, Ms. Richardson, Mr. Duggins 
and Mr. Boyd had no disclosures. 
 
Mr. Mengel provided this educational and work background.  Mr. Mengel offered clarification 
for the record with regard comments by citizens about articles printed in the Daytona Beach 
News-Journal quoting remarks from Mr. Mengel. 
 
He then presented the agenda item with the following recommendation from staff:  Staff 
recommends that the Planning and Development Board recommend to the Board of County 
Commissioners, approval of Application #2962 a rezoning (reclassification) and an amendment 
to the Planned Unit Development (PUD) Site Development Plan for Ocean Hammock Golf 
Course and Northshore Plat Five, finding that the requested change is consistent with the 
Comprehensive Plan, the Land Development Code, and the respective plats and plat addenda for 
Ocean Hammock Golf Course and Northshore Plat Five. 
 
Mr. Crowe and Mr. Duggins each asked for clarification relative to some parts of staff’s 
presentation.  Staff responded. 
 
Applicant {Prem Devadas did not provide his name} gave a brief introduction of the 
application. 
 
Clay Henderson, Attorney for the applicant of Holland and Knight, 200 South Orange Avenue 
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Suite 2600 in Orlando gave presentation on behalf of the applicant.  
 
Prem Devadas returned to complete the applicant presentation. 
 
Chairman Reinke announced that a representative for a group had asked to speak.  Chairman 
Reinke received consensus from the Board to allow the representative and then called upon the 
speaker to come forward.  
 
Michael Chiumento, attorney for Hammock Beach Club Condominiums with Chiumento Selis 
Dwyer, 145 City Place, Suite 301, Palm Coast spoke in opposition to the request on behalf of 
the association. 
 
Chairman Reinke opened the hearing for public comment. 
 
 
Jeff Southmayd, 4 Ocean Ridge Boulevard South (Ocean Ridge Subdivision) spoke in 
opposition to the application. 
 
Nancy Southmayd, 4 Ocean Ridge Boulevard South (Ocean Ridge Subdivision) spoke in 
opposition to the application. 
 
John Crimmins, 200 Ocean Crest Drive #664 (Ocean Towers at Hammock Beach Condo) spoke 
in support of the application.   
 
Santos Rodriguez, Palm Coast Transportation Service, LLC spoke in support of the application. 
 
Ann Butler, Master Gardener 25 Ocean Oaks Lane (Northshore Plat 1) spoke in opposition to 
the application. 
 
Gary Lubi, City of Palm Coast resident, Hammock Beach Member, and Chairman of Flagler 
County Economic Alliance Council spoke in support of the application. 
 
Jeffrey Hunter, Hammock Beach spoke in opposition to the application. 
 
Mike Maurer, 47 Northshore Drive (Northshore Plat 3), spoke in support of the application. 
 
Dennis Clark, 5784 North Ocean Shore Boulevard spoke in opposition to the application. 
 
Vincent B. Vitrano, 56 Oak View Circle spoke in support of the application. 
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Marie Elena Calabrese, 10 Medford Drive, Sea Colony spoke in opposition to the application. 
 
Don White, 13 Wilderness Run and representative for Flagler Audubon Society and 
Environmental Council of Volusia and Flagler County spoke in opposition to the application. 
 
Anne Wilson, 5750 North Oceanshore Boulevard and Chair of the Scenic A1A PRIDE spoke in 
opposition to the application. 
 
Janet Kivi, 59 Northshore Drive (Northshore Plat 3) spoke in opposition to the application. 
 
Carol McCleery, 8 Sycamore Terrace spoke in opposition to the application. 
 
Sylvia Whitehouse, 200 Ocean Crest Drive #1018 (Hammock Beach Club Condominium) spoke 
in opposition to the application.  
 
Joy Ellis, 85 Ocean Oaks Lane (Northshore Plat 2) spoke in opposition to the application. 
 
George Macko, unable to identify address, spoke in opposition to the application. 
 
Catherine Hewson, 5 Hammock Beach Court (Ocean Hammock Parcel B-5) spoke in opposition 
to the application. 
 
Abbey Romaine, 12 Northshore Drive (Northshore Plat 4) and President of the Hammock 
Conservation Coalition spoke in opposition to the application. 
 
Alma Nemrava, 7 Nantucket Drive (Sea Colony) and Vice President of the Hammock 
Conservation Coalition spoke in opposition to the application. 
 
Dr. Lynne Bravo-Rosewater, 200 Ocean Crest Drive #815 (Hammock Beach Club, Phase I) 
spoke in opposition to the application. 
 
Walter Ejnes, 8 Cardwell Court and President of Continuing Education Company, Inc. spoke in 
support of the application. 
 
Mark Langello, coastal resident and business owner in Flagler County spoke in support of the 
request. 
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Dr. Robert Henin, 200 Ocean Crest Drive #812, (Villas at Hammock Beach) spoke in support of 
the application. 
 
Fernanda Amaral, 200 Ocean Crest Drive #415 (Hammock Beach Club Condominium, Phase I) 
spoke in opposition to the application. 
 
Caroline Weldon, 27 Ellsworth Drive spoke in opposition of the application. 
 
Christopher Goodfellow, 18 Rollins Dunes Drive spoke in opposition to the application. 
 
Chairman Reinke called for a recess at 9:09 p.m. 
Meeting called to order at 9:21 p.m. 
 
Jill Dempsey, 29 Whittington Drive spoke in opposition to the application. 
 
Dr. Eduardo Troya, 102 Yacht Harbor Drive Unit 377, spoke in support of the application. 
 
Chairman Reinke closed the public hearing. 
 
Ms. Kornel advised that she will excuse herself from the meeting at 10 p.m. as she is not 
prepared to stay past 10 p.m. 
 
Applicant team (Prem Devadas; Daniel Baker, ACP Communities and Clay Henderson, 
attorney) provided rebuttal to public comments and offered to answer Board questions. 
 
Chairman Reinke asked that staff restate what is being considered by the Board. 
 
Staff responded. 
 
Chairman Reinke called for Board comments. 
 
Mr. Boyd offered comment and asked Ms. Stangle to address Mr. Chiumento’s comments on 
the legality of the application. 
 
Ms. Stangle responded. 
 
Mr. Crowe gave comments in opposition to the application. 
 
Ms. Kornel left the meeting at 10:01 p.m. 



FLAGLER COUNTY  
PLANNING AND DEVELOPMENT BOARD 

REGULAR MEETING 
Flagler County Government Services Building 

Board Chambers 
1769 East Moody Blvd., Bunnell, FL 

MEETING MINUTES 
Tuesday, December 09, 2014 at 6:00 PM 

DRAFT 

 
Page 6 of 6 

These minutes are unofficial until adopted by the Planning and Development Board. 

 
Mr. Duggins gave comments in opposition to the application. 
 
Ms. Richardson gave comments in support of the application. 
 
Mr. Boyd MOVED TO RECOMMEND APPROVAL of rezoning of Application #2962 by 
finding that 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, SECONDED by Ms. Richardson.   
 
Vote on the motion resulted in 2 Aye votes and 3 Nay votes.  Mr. Crowe, Mr. Reinke and Mr. 
Duggins dissenting. 
 
Motion failed. 
 
Ms. Stangle asked if anyone had an alternative motion. 
 
Mr. Crowe MOVED TO RECOMMEND DENIAL of rezoning of the reclassification 
Application 2962 with the findings that the proposed hotel is incompatible with the surrounding 
beachfront park and with the surrounding residential resort community, that it is not in keeping 
with a number of critical policies of the Comprehensive Plan, including Future Land Use 
Element policy, Future Land Use Element Goal A.1, Future Land Use Element Policy A.1.6.8, 
Recreation and Open Space Elements Objective H.1.7, Recreation and Open Space Element 
Policy H.1.7.3, I think that, and also Recreation and Open Space Policy H.1.7, pertaining to 
compatibility, pertaining to beach access, SECONDED by Mr. Duggins.   
 
Vote on the motion resulted in 3 Aye votes and 2 Nay votes.  Mr. Boyd, Ms. Richardson 
dissenting. 
 
Motion carried. 
 
Following the motion staff requested that the Board also provide a recommendation on the 
amendment to the PUD Site Development Plan.  Board discussion resulted in no action on the 
application for Amendment to PUD Site Development Plan. 
 
Meeting adjourned on Ms. Richardson’s motion at 10:20 p.m. 
 
Drafted by:  Gina Lemon 
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[Mr. Devadas concludes his rebuttal, thanks the Board for their consideration, and offers to answer 
questions during the Board’s discussions.] 

REINKE:  Thank you very much.  This is where we now move to the Board discussion portion of the 
meeting.  I guess I’m just going to have if possible Ms. Stangle or Mr. Mengel restate what we are to be 
really considering after hearing and I’ve heard it from the applicant, I’ve heard it from the negative 
people, I’ve read this many times, because I don’t want to get in to a conflict on mincing the words as to 
what we are doing. 

MENGEL:  Mr. Chairman, in your responsibility, in your perspective as the deciders in this matter, a 
quasi-judicial matter, you are acting as, effectively in the capacity as judges, you are weighing that 
competent, substantial evidence as has been provided both within the written record, the application, 
then also within the testimony and evidence that’s been presented today as part of this proceeding.  
And so that you are weighing, you are balancing that evidence, in order to make a recommendation to 
the Board of County Commissioners on two separate items here, and the first being the reclassification 
or effectively the rezoning.  And there are two specific findings that are required there and noting also 
as the LDC [Land Development Code] does that there are conditions that can be placed upon your 
recommendation that can ultimately be approved by the Board and I’ll read this portion into the record.  
This is from Section 3.04.02.(F), and I’m just going to read the part specific that talks about:  The Flagler 
Planning and Development Board may recommend and the Flagler County Commission may enact an 
ordinance establishing a PUD [Planned Unit Development], including any special conditions related 
thereto, based upon findings that:  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.  And  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 sufficiency of the site development plan in meeting the 
requirements of our various regulations is limited somewhat in its scope and our typical 
recommendation for a site development plan would closely follow this, but would be a demonstration 
that the site development plan is consistent with the requirements of the Comprehensive Plan and Land 
Development Code, and those would be the two actions that you would have.  I mentioned in the staff 
report and it may seem a little, like it doesn’t make sense, a little nonsensical to say that these actions 
can be separated out and can effectively have a motion for denial on one and then an approval on the 
other.  I put that in because you are the recommending body to the Board of County Commissioners and 
so that can in effect be an action that you can provide to them as a recommendation.  Certainly, if things 
get to the Board of County Commissioners and we are in that perspective, then the choice will become 
much different.  That then the site development plan will become a moot item if the rezoning or 
reclassification is not ultimately approved by the Board of County Commissioners.  I also need to note 
for the record the treatment that I provided for the plat addendum, in my opinion that language should 
be amended in some way to include the lodging use that has been there before.  And certainly, it does 
change the color of things, if then the parking south of 16th Road is no longer within the platted, 
identified buffer and landscape parcel known as BLP5, then there would not likewise be a need for a 
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replat that I had also alluded to within the staff report.  So then if that use is not being provided within 
that area south of 16th Road, that would drop off from that request also.  Again, I have not included that 
within your purview because I view that as being uniquely something through Article IV as being 
reviewed and approved by the Board of County Commissioners, it is under their responsibility. 

REINKE:  Well then I just don’t quite understand why we would not be consulted on that issue also, but I 
accept what you are saying.  Okay, the Board has heard from staff again as to what we are here to do.  
Anybody have any comments or questions of any of the speakers?  Mr. Crowe?  Mr. Boyd. 

BOYD:  I just have a comment and then a question for staff if I could.   

REINKE:  Sure. 

BOYD:  I just want to say that I have an open mind about this issue and I appreciate everybody on both 
sides of this issue coming in tonight and commenting on it and I respect you for doing so.  This is the way 
this should be, it’s a democratic process and I applaud you for taking your time and doing this.  And I’m a 
native Floridian, I’ve lived here all my life.  I know what Florida looked like 65 years ago and I know what 
Flagler County looked like 50 years ago.  And it’s hard for me, it’s hard for me, to think of A1A as scenic.  
If you had seen A1A 50 years ago you’d know what scenic looked like.  It’s completely changed from 
what it was.  And, and there’s been, you know, a number of comments about this affecting the 
environment, and displacing birds, and things like that.  The fact of the matter is, if you live in Flagler 
Beach, or the Hammock, or Hammock Beach, or Sea Colony, or Palm Coast, or anywhere in Flagler 
County for that matter, if you live here, you’ve impacted the environment somehow.  Somebody had to 
clear some land.  Somebody had to clear some property for you to build a house.  They had to clear 
roads for you to get to that house.  And if you live in a condo development somewhere they had to clear 
a lot of property.  And, they had, the one we’re talking about, somebody built a golf course, that land 
just didn’t grow like that, somebody bulldozed and cleared it and made it that way.  So, so anytime 
anybody moves into Flagler County, and it’s kind of interesting to me that, that the real estate agents 
make a living selling land and clearing it, and then impacting the environment and building somebody a 
home or whatever, and it’s okay to do that because that’s how they make a living, but they don’t want 
to do it to somebody else.  And once somebody gets here, and somebody made a comment kind of like 
this earlier, once somebody moves here and moves into a place like Hammock Beach where a lot of land 
has been cleared and the environment has been impacted, and I don’t think a lot of people realize the 
way the County was back then before all this development.  There were 7 or 8,000 people lived here and 
all these animals, scrub jays, and sea turtles, and gopher turtles, and deer, and bear and panther, all that 
stuff was displaced so that we could all have a place to live.  And it is still happening.  And so, it’s 
interesting to me that once somebody moves here, then all of a sudden, and lives here and has a place 
to live, then they are concerned about the environment.  So, I just want to get that, that’s just, I just 
want to get that off my chest.  Now having said that, I would like to ask our County counsel if she would 
comment on, if she would comment on Mr. Chiumento’s assessment of this, the legality of the 
application as it stands. 
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STANGLE:  I would be happy to.  As was pointed out in the rebuttal, your package does include a 
proposed ordinance that addresses the request to amend the PD [Planned Development].  This is a bit 
unusual, this application, because at the time the PD was approved, the regulations did not require a PD 
agreement.  The DRI [Development of Regional Impact] development order and the PD development 
order were essentially one, and then the specific site development requirements were approved as part 
of a plat addendum.  And your current regulations require an actual agreement to be done.  Usually in 
your PD amendments, we bring forward to you a draft agreement to amend the PD.  We don’t have that 
in this case because there is no PD agreement.  One was never done because, again, it was, this was 
approved prior to those rules being in place.  So what staff has done in lieu of that, they have 
incorporated proposed language into a draft ordinance that outlines the history of this particular item, 
addresses the request which is to approve a hotel use for the designated number of units on 
approximately 10.2 acres of land, subject, or in accordance with what would be an attached sketch plan 
and legal description, which is also what you typically see as part of a PD amendment.  So that particular 
piece of the process is, has been addressed by staff and it is part of your package.  The prior FLWAC 
[Florida Land and Water Adjudicatory Commission] order does not prohibit an owner of property from 
coming forward and asking for a different type of development, it did not prohibit future requests from 
being made, it could not prevent a property owner from seeking to come forward and apply to do 
something different on the land.  And it, the FLWAC order specifically stated that there was a provision 
in the DRI development order that addressed the golf course site and that the applicant would need to 
come forward and amend that provision in order to proceed and that is precisely what this draft PD 
ordinance is doing.  It is stating this project, this approval is now amended if you approve it, if the Board 
of County Commissioners approves it, to allow this hotel use on this 10.2 acres of land, subject to, and 
the draft ordinance states, subject to the approval of a site development plan, which is the next item, 
which specifically approves all of the detail about the project, where the building is located, how big it is, 
setback, what it looks like, landscaping, and also subject to, in the draft ordinance, it states, subject to 
an amendment of the plat and the plat addendum pursuant to all the Land Development Code 
regulations.  So, staff has set this up, so that, if approved, the rezoning would be approved pursuant to 
the PD, pursuant to the ordinance, the next item would be, required, would be the site development 
plan, which would be all the specifics associated with that hotel on that site and then the next action 
items that would be required would be an amendment to the plat and an amendment to the plat 
addendum.  So based on those items, we feel that that is the process that is provided for in the Land 
Development Code and that it’s in accordance with the Land Development Code regulations. 

REINKE:  Okay, Mr. Boyd?  Mr. Crowe, did you have some comments?  Or questions? 

CROWE:  Yes sir, I did, I had some comments and I’ll try to be brief. 

REINKE:  Don’t worry about it.   

CROWE:  As Ms. Kornel is, I am a planner, I’ve been a planner for 27 years.  I’ve been certified since 
1988.  I have a Masters degree in urban planning from the Georgia Institute of Technology, a fine 
institution I might add. 
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REINKE:  Georgia Tech. 

CROWE:  Thank you Mr. Chairman.  And I am also the single resident of the Hammock, the ungated 
Hammock, for a mere 15 years, which seems like a long time to me, but I guess I’m not right, it’s really 
not.  My major issues, and I respect what Mr. Boyd says, what other people have said, is I think it’s futile 
to close the door behind you.  I think that we benefit from growth.  My philosophy on this project is it’s 
a great project in the wrong place, at the wrong place.  I guess to me it comes down to really the hotel’s 
location overshadowing the beach and the impacts on the park.  And respectfully to Mr. Baker, I would 
say that it is a park, it’s a parking lot, it’s a park.  And so is Varn Park, so is Jungle Hut Park.  The beach 
itself is a park, the parking lot is the access for the park.  So respectfully I would say that yes, that 16th 
Road Park is a park.  The one thing I noticed from the graphics that the applicant presented from Pebble 
Beach and some of the other places was that the buildings shown did not overshadow the beach.  They 
were not hard up against the dunes by and large.  They were set back, they were low scale, they were 1 
to 2 stories by and large and I just looked very quickly so I can’t speak completely to that.  But it seems 
like the flavor of that was more tucked in, more hidden away, which I think is something the Hammock 
is badly in need of.  We have a number, when I look out from my porch I see to the north Surf Club and I 
see to the south the Club, and I see towers and I don’t think that we need more towers.  I think we need 
development that fits in.  I think that Scenic A1A is scenic and we’ve got to fight hard to preserve what 
we have here.  Mr. Mengel is an excellent planner, I’ve enjoyed working with him for years.  I will say 
I’ve reviewed the consistency analysis and a lot of these things here are not applicable or acknowledged 
and I think that it ultimately is going to come down to a few core principles and a few Comp Plan policies 
that in my mind have everything to do with compatibility.  For example, Future Land Use Element Goal 
A.1 has some statements about distribution of compatible land uses.  This Lodge has morphed into a 
hotel and I have always seen the Lodge as a clubhouse with a restaurant and some guest units.  I have 
never been comfortable with the fact that it has, in the County Commission’s or whoever’s eyes, 
become a hotel and with the ability to rapidly advance to a 200 unit hotel.  This Goal [A.1] talks about 
the distribution of compatible land uses.  In my mind, this is the collision of an intense resort hotel with 
a quiet beachfront park and established resort residential, which in itself, is different from a hotel use.  
There are ways to achieve compatibility.  And these can be accomplished through pure separation, pure 
location, distance separation, vegetation, but what we have here is a, is a fairly tall building that is hard 
up against the park.  I think it’s, I am not keen on the site plan which shows the park as being the loading 
access for the hotel and also on the other side of the access driveway, the mechanical yard.  It is kind of 
disrespectful to that Park to put those type of, I guess, service type functions right in the people’s park.  
Recreation and Open Space Element, which discusses preserving the natural, recreation, and scenic 
resources of A1A, again these buildings are out of scale, they will shadow the beach in the afternoon.  
Even if, even if the County’s Sea Turtle Lighting Ordinance is in effect, the ambient light and just the light 
in general from the hotel will have an impact on the sea turtles and I can tell you that all the, I see it a lot 
on the beach, the umbrellas and the chairs and everything that is there now already has an impact on 
the sea turtles so I think it’s going to make things worse.  Beach access, we have a number of Recreation 
Element policies, objectives and policies, pertaining to the maintaining and increasing beach access.  
What we are doing is diminishing beach access because we are putting 200 hotel rooms hard by a beach 
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park, those folks are going to be spilling over onto the beach.  They’re going to be occupying the beach, 
the beach is kind of a narrow unlimited place.  The public will have that much less beach to enjoy.  And 
we’ll have to go further to basically get the rural, pristine area, or the pristine, rural areas as was 
recounted by, in the hearings with the Governor and the Cabinet and I think we can all agree that’s what 
we’ve been magically able to hang onto is the pristine rural beach character.  In my mind it comes down 
to these core Comprehensive Plan policies pertaining to compatibility.  I think that with some care, with 
some placement, there are other locations where I could strongly support this kind of use, but it is a slap 
in the face to the people of the Hammock who for all those years worked so hard to preserve what they 
had, lost ground through the years, and now with this, would lose ground again.  And I certainly, Mr. 
Chairman, cannot support it.  

REINKE:  Thank you Mr. Crowe.  Mr. Duggins, do you have any comments, or? 

DUGGINS:  Well, I sort of echo Thad Crowe’s same sentiments.  I can’t see the compatibility with the rest 
of the people that live in the Hammock that aren’t in a gated community.  The footprint of the hotel that 
they’re calling in the same footprint or close, it’s not even close.  I, our definition of footprint is the 
horizontal area as seen in plan, measured from outside of all exterior walls and supporting columns. It 
includes buildings, residences, garage, garages, covered carports, and accessory structures but not 
trellises, patios, and areas of porch, deck and balconies less than thirty (30) inches from finished grade.  
Well the whole pool area they’re calling part of the footprint, well that’s really not a part of this building 
footprint that they are proposing as I see it.  I mean, you know, this is one, this is my personal concept of 
it, maybe other people will feel different on it.  But I, the impact of driving up 16th Road, you’re going to 
see one of the artist renderings, and I don’t know if these artist renderings are what, are even close to 
being what, what’s going to be built there.  But you’re going to see a massive structure along 16th Road 
and the parking lot is going to be about, a little over 200 feet long if I’m not mistaken.  I think it exceeds 
200 feet according to some of the documents we were given and, or close to it.  And it, right now if you 
drive up there you see a little bit of the little beach cabana roof and vegetation because the pool area, 
you don’t see.  As the general public, when you drive up there now, you do have to look at that retaining 
wall, I know that Mr. Devadas has said that he’s going to redesign that and terrace it.  Well, that would 
be nice, but now you’ll see more of the building in the process probably and the viewscape, and the 
further you get back up 16th Road, the more that huge wall facing south you’re going to see.  And I, I, it’s 
just, it’s taking away from me, the County park atmosphere that the, that the people in the Hammock 
have always expected.  At this point, I, and, it’s in the wrong place.  You know, they, they’ve got a lot of 
property in the, in the Hammock to build a hotel.  They’ve got a beautiful riverfront site if they wanted 
to use it, you know, but the, I can’t support it the way it is. 

REINKE:  Ms. Richardson, anything? 

RICHARDSON:  I got so much going on in my head right now and I don’t think I’m going to be any more 
intelligent than any of you out here.  Everybody has an opinion.  I also have an opinion, but my opinion 
doesn’t matter.  My judgment is what I’m doing here.  What have I got to judge on except my own 
personal experiences just like you all have.  One of the things I can judge about is character 
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assassination, I don’t care for that for anybody.  I think we had a lot of respect here, but there were 
some comments made that disturbs me.   All I see is a company willing to invest multi multi multi 
millions of dollars to try to make a community look better to the public.  I was on Old Salt Park today.  I 
go there on the 4th of July to get away from the crowd.  I will tell you that that’s not a park in my mind.  
Now, we all have a vision of a park.  I do see it as a parking lot myself, where the fences are broken and 
nobody is ever there, ever, every time I go, day, late day.  That’s my only access as not being a Hammock 
resident, as being a Palm Coast resident, to the beach which I pay to go over a bridge to go to.  I’ve seen 
Kelly and Michael or Kelly and Regis, whatever show it was, I’ve seen them offer people a wonderful 
weekend at the beautiful Hammock Beach Resort.  A friend of mine from Maryland came to get married 
right here in my backyard, they didn’t even know I lived here.  I came here 10 years ago from a very busy 
metropolitan area and I’ve sold real estate in the State of Florida for 32 years.  I can assure you I’m not a 
wealthy person, I’m a very hard working person, but I sell Palm Coast.  I want to see this place prosper 
and grow beautifully, intelligently with smart growth.  If we keep refusing businesses to improve, we are 
left with the same middle standard or lower that I came here and I visited.  I left and called this quite a 
bit of Mayberry, now I don’t feel I live in Mayberry anymore.  And we’ve watched restaurants, chains, 
businesses come and grow.  And maybe not everybody wants to see that, but I don’t want to have to 
drive 45 miles to get something at a store or to eat at a fine restaurant.  I’ve had clients say there’s 
nothing to do here and there’s no place.  Probably the most important thing to me about Palm Coast 
right now is that we are not a destination for anyone or anything.  I’ve heard of ecotourism, and I’ve 
never seen it.  We need to have a place on the map.  We live between two of the biggest tourist places, 
cities in the entire state, between St. Augustine and Daytona, and what can be said about Palm Coast?  
We have a lot of trees.  You talk about the animals, I live on a canal, inland, and I have more animals 
than I saw in all of 16th Street today or is in Salt Park right, in my backyard, so they all don’t live on the 
ocean.  I drive up and down A1A all the time, there is no ocean view.  Y’all gave that away a long time 
before I got here.  I can’t blame this company for what was done before I was here.  They’re there trying 
to make a difference.  If we don’t do something, we will perish.  And we will all be paying much higher 
taxes to try to keep the roads and services going if we just constantly constantly constantly belittle 
businesses for trying to grow and prosper.  Now maybe this isn’t the right plan.  I don’t know if it’s the 
right plan or not.  But I was over there today, I walked the area, there was no one there.  And when I 
look at all those apartments that are all there, they’re empty.  The parking lot is empty.  Everything is 
empty.  At least if there’s an opportunity to bring people here, we don’t even have a conference area.  I 
wanted to bring 350 people for a weekend conference here.  Where can I go?  If anybody can tell me 
where we can have meeting rooms and accommodate 350 people, please let me know because that 
would be an opportunity to introduce our paradise to the outside world.  Because this is paradise folks 
and I’ve lived in places that aren’t.  All I can say is I would like to see some changes there because I eat at 
the Atlantic Grill and half the time they don’t know where I’m going to go.  The pool has never been 
used anytime I’ve ever been there.  I pull up there’s not even a, golf guy to help me anymore, I don’t 
know if Lou still works there.  And I use that park, because it’s my only access without going to Flagler 
Beach.  I don’t think it affects the park, I don’t think it affects anything other than the parking, and I 
looked where the sticks were today, and I don’t know other than getting a golf ball in my car, if it would 
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be such a detriment.  But if they want to improve it and make it better, in my mind it’s a good thing.  
And I’ll leave my comments at that. 

[some applause] 

REINKE:  No, please, please. 

RICHARDSON:  No thank you. 

REINKE:  Applause or any showing of preference on anything just is not allowed in quasi-judicial 
operations.  So, Ms. Richardson, would you like to make a motion, since? 

RICHARDSON:  I’d like to make a motion, well, no I don’t want to make a motion because I don’t know 
what my motion would be. 

REINKE:  Okay Mr. Boyd, coming down to you sir, would you like to make a motion? 

BOYD:  Well, we, we’re charged with, trying to look at the exact term of this thing.  It’s not, it’s not 
rezoning, it’s... 

MENGEL:  Mr. Chair, if I could.  Reclassification. 

BOYD:  Reclassification. 

REINKE:  You, you’re asking me, or? 

MENGEL:  I just wanted to break in, that’s all. 

REINKE:  Oh, you’re always welcome sir. 

MENGEL:  You looked in my direction, thank you very much. 

REINKE:  Thank you, I hate to wake you up, you know. 

BOYD:  The question is if we are interested in, in making a motion to reclassify this according to 
Application 2962, is that right? 

MENGEL:  Yes sir. 

BOYD:  I’d make a motion to do that. 

RICHARDSON:  I’ll second the motion.   

MENGEL: Mr. Chairman, if I may ask? 

REINKE:  Yes. 
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MENGEL:  Procedure, if the motion maker and the second both are making that and in making the 
motion also stating that the findings have been met, the two findings: 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; and 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. 

BOYD:  Yeah. 

REINKE:  That would be included Mr. Boyd? 

BOYD:  Yes. 

RICHARDSON:  And I would agree with that too. 

REINKE:  And you agree with that?  And this is Application 2962, the reclassification, am I correct? 

MENGEL:  Yes sir, yes sir. 

REINKE:  Alright, is there any further discussion on the motion.  I’ll call the question.  All those in favor of 
Application 2962, reclassification, and with all of the findings as recited by Mr. Mengel.   All those in 
favor say aye. 

RICHARDSON:  Aye. 

REINKE:  All those opposed say no. 

CROWE:  No. 

DUGGINS:  No. 

REINKE:  No.  Mr. Boyd, how did you vote?  Did you vote? 

BOYD:  I made the motion.  I said aye.  

REINKE:  Oh okay, well I know that, I just wasn’t sure, you know, I didn’t hear you sir.  Okay, looks like 
the motion fails on a vote of 3 no, 2 in the affirmative.  That motion fails, do we move to the next? 

STANGLE:  Does anyone have an alternative motion?  That particular motion to approve the PD was, 
failed, is there someone that has an alternative motion? 

REINKE:  Why, why do you bring that up?  I’m just curious. 

STANGLE:  Well you typically try to have an affirmative motion. 

REINKE:  The motion was affirmative. 
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STANGLE:  No, it was denied. 

REINKE:  The vote was denied. 

RICHARDSON:  Something that passes is what… 

STANGLE:  Yes. 

RICHARDSON:  She’s getting at. 

CROWE:  Mr. Chair, I would move to… 

REINKE:   I mean we can re, we can reword this, but. 

CROWE:  To deny, I assume that is where we are going.  I move to deny. 

MENGEL:  Mr. Chair, we’ve had this discussion before and this is, is for clarity of the record I think more 
than anything else.  And Mr. Crowe that’s what we’re fishing for in the findings and, just the same, the, 
the action then for denial would, would cite the findings.  If you want me to read, recite those again into 
the record I can. 

CROWE:  I’ll take a whack at it, Mr. Mengel. 

MENGEL:  Thank you sir. 

CROWE:  Mr. Chairman. 

REINKE:  Yeah, go ahead. 

CROWE:  I would move to deny the rezoning, reclassification Application 2962, with the findings that the 
proposed hotel is incompatible with the surrounding beachfront park and with the surrounding 
residential resort community, that it is not in keeping with a number of critical policies of the 
Comprehensive Plan, including Future Land Use Element policy, Future Land Use Element Goal A.1, 
Future Land Use Element Policy A.1.6.8, Recreation and Open Space Elements Objective H.1.7, 
Recreation and Open Space Element Policy H.1.7.3, I think that, and also Recreation and Open Space 
Policy H.1.7, pertaining to compatibility, pertaining to beach access, and, and pertaining to, well I think 
that about covers it Mr. Chairman, that’s the longest motion I think I’ve ever made. 

REINKE:  Madam Secretary, did you get that?  [chuckles]  Yeah?  Got it.  Okay, someone needs to second 
that. 

DUGGINS:  I second it. 

REINKE:  Would that not have to be a motion to reconsider?  [chuckles]  Before we do it this way. 

STANGLE:  Well, no, it.... 
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REINKE:  I mean we, we’ve already turned it down. 

STANGLE:  You didn’t turn it down.  The particular motion failed. 

REINKE:  The particular motion failed. 

STANGLE:  Yes. 

REINKE:  Okay, which means there’s… 

STANGLE:  So now we have… 

REINKE:  No affirmative action on that recommendation. 

STANGLE:  On that particular motion, there was no affirmative approval. 

REINKE:  Right. 

STANGLE:  However, we now have another motion, which is a different motion on this item and we have 
a second. 

REINKE:  Is this not going to just void this other motion, or are you just going to reword it? 

DUGGINS:  We’re going to affirm our… 

RICHARDSON:  The first motion’s irrelevant as per Robert’s Rules… 

STANGLE:  The first motion fails. 

RICHARDSON:  Voted… 

STANGLE:  That’s right.  The first motion… 

RICHARDSON:  Because it’s a new motion.  It has nothing to do with the first motion. 

REINKE:  I’m not going to argue it, whatever it is.  You, Mr. Duggins, you want to second that motion, 
then Mr.?   

DUGGINS:  I’ll second it. 

REINKE:  Okay, and I cannot for the life of me repeat that motion, but it is for the record.  And you, you 
exactly, give me the beginning of that motion.  You’re, motion to deny… 

CROWE:  Yes sir. 

REINKE:  Application 2962, a rezoning, reclassification. 

CROWE:  With findings. 
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REINKE:  With findings as stated in your original motion that the Secretary has recorded. 

CROWE:  Yes sir. 

REINKE:  Okay, alright.  Now, this is a motion to deny.  Everybody understand, a yes vote is a vote to 
deny this application, okay.  I’ll call the question.  All those in favor of denying Application 2962 with all 
the addendums and things that were made in the motion and that are on record, please signify by 
saying aye. 

DUGGINS:  Aye. 

CROWE:  Aye. 

REINKE:  Aye.  All those opposed. 

BOYD:  Aye. 

RICHARDSON:  Aye. 

REINKE:  Say no, yeah.  Okay, so, now is that okay Ms. Stangle? 

STANGLE:  You’re, yes, the item has now been determined.  Definitively you’ve denied the application. 

REINKE:  Okay.  It’s just a matter of how you like to do those things really.  You’re legal, I’m not. 

STANGLE:  And then as a result… 

REINKE:  Now do we need to do the second piece? 

STANGLE:  It is Mr. Mengel’s interpretation that as a result of the action you’ve just taken, the next item 
the site development plan does not need to be heard. 

LEMON:  There would be a recommendation to the Board. 

MENGEL:  Yes, I, I had wanted to bifurcate these so that you could still provide a recommendation.  
Ultimately, the Board’s decision would, would be there, so that if, if you for some reason wanted to 
make an alternative motion for the site development plan and recommend conditions, that was my 
theory that you could do so. 

REINKE:  If, if I may, I did not have any comments or discussion prior to the first and second motions that 
we’ve just had.  I would have to say that if I were making comments prior before, this was a PUD and 
this was started sometime in the, long time ago, 1984 is when this PUD started and I kind of heard that, 
you know, it didn’t really happen until later.  But, somewhere down the line, there was deed, plat, PUD 
agreements, all set up for this whole thing and when they got to the golf course trade-off and 
Malacompra and all that, there was agreements made that the golf course would be and, and okay, and 
open space was the thing, the way I read it and I think I read that Mr. Mengel  even put it in his basic 
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presentation that it would be held in perpetuity and the applicant’s attorney said it’s a really long time.  
Believe me, perpetuity is in my book, a long, long time.  And it sure, surely would outlive my lifetime.  
And I don’t know how we go from holding an agreement on the golf course and resulting clubhouse that 
was built, clubhouse, a wonderful restaurant, a few golfing rooms for people to come and stay overnight 
because it was, somewhat of a transient resort and people bought property and they wanted to have a 
place to stay so they could use one of the golf rooms.  But that is a clubhouse, it stores the golf carts 
down below, it has the pro shop.  I haven’t been in to look at it lately, but I remember there were locker 
rooms, and it’s a pretty nice place.  So I don’t know how we’re, how you go to saying that you can put, I 
mean I have no problem, tear down that old Lodge that’s sitting there.  And it’s a Lodge, it has 18 to 20 
rooms in it.  It’s got a restaurant, it’s got all the things, tear it down and rebuild it.  Nobody’s stopping 
you.  Go right ahead.  I guarantee you this Board would approve it.  And, now you want to, you know, 
take away some more open space there, some beautiful greenery, whatever, the aesthetics are there, 
and you want to put up a hotel, and I, I don’t know.  I, I’m looking at this picture that’s up on the board, 
but there’s a little beige area with a blue box in the middle of it, looks like there’s a drive going in it.  Is 
that a portico or something?  Is that what it is?  It’s a portico. 

BOYD:  Mr. Chairman, we’ve already decided this thing and voted on it.  Why are we still… 

RICHARDSON:  I, I… 

REINKE:  No, no.  Because we, he wants to know whether we’re going to have another, another vote, 
going to discuss or have something going to the Board and I’m going to say, no we’re not.  But I, I, I have 
to listen to the Board. 

RICHARDSON:  Well I, I’d like to move to adjourn. 

REINKE:  You, you, we can’t.  We have, we’re still deciding whether we as a group, as a Board, want to… 

DUGGINS:  Make a recommendation. 

REINKE:  Make a recommendation to the Board of County Commissioners.  Am I not correct Kate, or Ms. 
Stangle, that’s what you were asking us to consider? 

STANGLE:  No actually I, I… 

REINKE:  Mr. Mengel was.  Okay, Mr. Mengel, that’s what you were asking us to consider.  It appears 
that nobody wants to consider it.  That’s the way I look at it right now… 

RICHARDSON:  Right. 

REINKE:  Because they want to… 

STANGLE:  Is it your determination that as a result of the denial of the PD reclassification request that a 
decision on the site development plan is moot? 
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REINKE:  I would, do you want me to restate that, or? 

STANGLE:  No, is just that, is that your… 

REINKE:  That’s good right there, right?  Okay. 

STANGLE:  Okay, so is it, what you… 

REINKE:  So that with no further business or any state, anybody want to move for adjournment? 

RICHARDSON:  I, I guess I will again. 

REINKE:  Okay, meeting adjourned. 

 

Prepared by Adam Mengel on December 17, 2014 



Application #2962 

Legal ad to be published in the FLAGLER PALM COAST NEWS TRIBUNE no later 
than Wednesday, December 24, 2014.  This ad may be a liner ad. 

NOTICE OF REZONING 
 
Pursuant to Section 2.07.00 Flagler County Land Development Code the Flagler County 
Board of County Commissioners hereby provide notice of consideration of Application 
#2962 submitted by Prem Devadas, President, Salamander Hospitality, LLC, on behalf 
of property owners LRA Hammock Beach Ocean, LLC and LRA NOHI, LLC and 
possible adoption of an Ordinance titled similar to:  
 
AN ORDINANCE OF THE BOARD OF COUNTY COMMISSIONERS OF FLAGLER 
COUNTY, FLORIDA TO AMEND THE HAMMOCK DUNES PLANNED UNIT 
DEVELOPMENT (AS SUCCESSOR TO THE HAMMOCK DUNES DEVELOPMENT OF 
REGIONAL IMPACT DEVELOPMENT ORDER), THE OCEAN HAMMOCK GOLF 
COURSE PLAT PLANNED UNIT DEVELOPMENT, AND NORTHSHORE PLAT FIVE 
PLANNED UNIT DEVELOPMENT TO ALLOW FOR THE REDEVELOPMENT OF 
APPROXIMATELY 10 ACRES OF LAND AREA LOCATED WITHIN THE HAMMOCK 
BEACH RESORT, TO INCLUDE THE CONVERSION OF THE FACILITY KNOWN AS 
THE LODGE INTO A 198 UNIT HOTEL, WITH APPROXIMATELY 50,000 SQUARE 
FEET OF ADDITIONAL AMENITY AREA, INCLUDING RESTAURANT, 
CONFERENCE, CLUBHOUSE, AND ASSOCIATED GOLF AND RETAIL FACILITIES, 
TOGETHER WITH AN EXPANSION OF THE ATLANTIC AND OCEAN BALLROOMS; 
SPECIFICALLY LOCATED EAST OF STATE ROAD A-1-A AND NORTH AND SOUTH 
OF THE EASTERN TERMINUS OF 16TH ROAD AT THE ATLANTIC OCEAN, 
PARCEL NUMBERS 04-11-31-3605-000C0-0000 AND 04-11-31-2984-00GC0-0000; 
PROVIDING FOR FINDINGS; AND PROVIDING FOR AN EFFECTIVE DATE. 
 
Public hearing on the above-captioned matter will be held as follows: 
 
BOARD OF COUNTY COMMISSIONERS – January 12, 2015 @ 5:30 p.m. or as soon 
thereafter as possible in the Flagler County Government Services Building, Board 
Chambers, 1769 E. Moody Boulevard, Building 2, Bunnell, FL  32110. 
 
All interested persons are urged to attend the public hearing and be heard.  Anyone 
wishing to express their opinion may attend, telephone 386-313-4009 or write to: Flagler 
County Planning Department, 1769 E. Moody Blvd, Building 2, Bunnell, FL 32110 or 
email to glemon@flaglercounty.org.  Copies of the proposal, supporting data and 
analysis, staff reports and other pertinent information are available for review at the 
Flagler County Planning & Zoning Dept., 1769 East Moody Boulevard, Building 2, 
Bunnell, Florida 32110. 
 
IF A PERSON DECIDES TO APPEAL ANY DECISION MADE BY THE BOARD OF 
COUNTY COMMISSIONERS WITH RESPECT TO ANY MATTER CONSIDERED AT 
THE MEETING, A RECORD OF THE PROCEEDINGS WILL BE NEEDED AND, FOR 
SUCH PURPOSES, THE PERSON WILL NEED TO ENSURE THAT A VERBATIM 
RECORD IS MADE, WHICH RECORD INCLUDES THE TESTIMONY AND EVIDENCE 
UPON WHICH THE APPEAL IS TO BE BASED.  IN ACCORDANCE WITH THE 
AMERICANS WITH DISABILITIES ACT, PERSONS NEEDING ASSISTANCE TO 
PARTICIPATE IN ANY OF THESE PROCEEDINGS SHOULD CONTACT THE 
PLANNING DEPARTMENT AT LEAST 48 HOURS PRIOR TO THE MEETING. 
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Application #2962
Site Development Plan Review in a PUD for the

Lodge and Conference Facilities at Hammock Beach Resort

This product is for informational purposes and may not have been
prepared for, or be suitable for legal, engineering, or surveying purposes.
Users of this information should review or consult the primary data and

information sources to ascertain the usability of the information.
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