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FINDING OF NO SIGNIFICANT IMPACT 
Flamingo Commercial Services Plan 

Everglades National Park, Florida 
The largest developed area within Everglades National Park (Park) is the Flamingo area, located at the 
southernmost mainland point of the Park, at the end of a 38-mile paved road that extends southwest from 
the main visitor center near Homestead, Florida.  In 2005, the Flamingo area sustained heavy 
infrastructural damage as a result of two consecutive hurricanes.  These storms caused overwhelming 
impacts to already aged facilities and many of the visitor uses and services in Flamingo had to be shut 
down or reduced.  The Flamingo Lodge, cottages, restaurant, gift shop, and cafe were closed due to the 
damage caused by strong winds and 6 to 8 foot storm surges from Hurricanes Katrina and Wilma.  
Historically, Flamingo was the only area providing overnight accommodations, beyond tent and 
recreational vehicle (RV) camping, to Park visitors.  
 
Due to the loss of available services and accommodations at Flamingo, the National Park Service (NPS) 
was asked by the public to expedite the process for determining the site’s future.  As a result, the Park 
embarked on a planning process in October 2006, through the development of a Commercial Services 
Plan and Environmental Assessment (CSP/EA), to identify options and make decisions about Flamingo. 
 
The CSP/EA was developed to determine necessary and appropriate commercial services for the 
Flamingo area in accordance with all applicable laws and policies, while providing a viable long-term 
business opportunity for the concessioner(s) ultimately selected to operate the facilities.  The preferred 
alternative (Alternative D) was developed considering the public comment received on the draft CSP/EA, 
which was released for comment without identification of a preferred alternative. Alternative D, which 
incorporates many of the features of the two action alternatives (Alternatives B and C) that were included 
in the draft plan, was released on April 11, 2008, for a second public comment period that ended on May 
15, 2008. The text that describes the preferred alternative is included in this Finding of No Significant 
Impact (FONSI). Additional information in support of the preferred alternative – information that 
required clarification from the documents released in April 2008 or that needed to be included based on 
comments received – is included in Appendix A.  Once approved as the Final CSP/EA, the preferred 
alternative will be incorporated into the General Management Plan (GMP), which is currently in the 
planning process and scheduled for completion in 2009.  Implementation of the CSP/EA will begin as 
funding becomes available. 
 
The preferred alternative integrates principles of sustainability in site and facility design and energy 
conservation and identifies ways to minimize impacts to natural and cultural resources.  The preferred 
alternative will result in minor to moderate, long-term beneficial impacts to several resources, including 
soils, soundscapes, water quality, wetlands, floodplains, wilderness, wildlife and wildlife habitat, special 
status species, and night sky (increased lighting), primarily due to the reduction of the developed footprint 
and the restoration of previously disturbed areas.  Visitor use and experience and energy resources will 
have moderate long-term benefits from the provision of a diversity of visitor facilities and activities 
provided with sustainability and energy conservation in mind, and there will be short- and long-term 
benefits to regional socioeconomics from the expected increase in visitation.  Adverse impacts will be 
mostly short-term, negligible to moderate (often associated with construction and demolition), and will 
include impacts on soils, air quality, soundscapes, water quality, wilderness, wildlife, special status 
species, and energy resources. Long-term adverse impacts include negligible impacts to the geologic and 
topographic condition of the site, minor seasonal adverse impacts on soundscapes, minor impacts on 
water resources and surrounding wetland areas used by visitors, minor impacts to special status species, 
minor impacts to cultural resources, and minor impacts to Park management and operations, assuming an 
increase in base funding occurs. Long-term impacts up to a moderate level could occur from increased 
visitation in wilderness areas (e.g. impacts on the bay bottom), wildlife habitat, and night sky, and to Park 
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operations if no increase in base funding occurs. Finally, the continuation of use and rebuilding at 
Flamingo will result in long-term localized moderate adverse impacts on floodplains; however, floodplain 
impacts cannot be avoided since the entire area is in the 100-year floodplain.  A summary of the 
environmental impacts of Alternative D is provided in Appendix A and a Statement of Findings for 
Floodplains is attached as Appendix B. Letters of Consultation with agencies responsible for natural and 
cultural resources are included in Appendix C. Mitigation measures incorporated into the preferred 
alternative to reduce impacts are contained in Appendix D. 
 

SELECTED ALTERNATIVE 

As previously described, the preferred alternative, Alternative D, is the selected alternative. Alternative D 
consists of a combination of elements from Alternatives B and C of the draft CSP/EA, and takes into 
consideration public input and the original purpose, need, and objectives of the plan. The components of 
the preferred alternative are detailed in the Errata (Appendix A). 
 
Like Alternative C, the preferred alternative will provide a mix of commercial services to accommodate a 
wide range of visitor preferences and needs, with an emphasis on eco-friendly concepts and sustainable 
design features. The mix of accommodations will reflect the market for a more eco-friendly destination (a 
single, elevated lodge; elevated cottages; houseboats; ecotents; RV campground with electric hookups; 
backcountry chickees in Florida Bay), and the numbers and sizes of these facilities will reflect what is 
likely necessary for profitability by a future concessioner. Like Alternative B, the RV campsite will 
remain at T Loop, but will be upgraded with electrical hookups. Eco Pond will remain a visitor use area, 
while the area it occupies will continue to restore itself in the coming years, and an environmentally-
friendly swimming pool will be provided as part of the new lodge. 
 
The site design and the redevelopment of the Flamingo area will allow the area to function more 
efficiently for visitors, the concessioner, and the Park, than it did in the past. The new design will 
facilitate pedestrian and bicycle access and circulation throughout the Flamingo area. The lodge and 
cottages will be located in proximity to the marina and visitor center, while the RV campsite will remain 
at T Loop.  A Flamingo circulator shuttle will transport visitors to key destinations within the Flamingo 
area and a “Yellow Bike” system will provide overnight guests with enhanced access to the marina, 
restaurant, lodging, and other visitor services, while reducing the frequency of private vehicle use. As a 
result of this reconfiguration, approximately 50 acres within the Flamingo developed area will be restored 
to their previous natural conditions, including 28 acres at the former B and C Loops and 22 acres in the 
old lodge and cottage areas. 
 
Because funding may not be immediately available to support the construction of all the proposed 
facilities at the same time, the plan may be implemented and constructed in phases. Most likely, the 
sequence for implementation will be in the following four phases: 

1. Houseboats, additional food service in the marina area, backcountry chickees, electric hook-ups 
for the RV sites, solar hot showers at the camping area restrooms. Flamingo circulator shuttle, 
additional canoes, kayaks, and bicycles. 

2. Cottages, gift shop, and Snake Bight Tram. 

3. Ecotent facilities.  

4. Lodge (with restaurant, lounge and swimming pool). 

A detailed financial analysis for implementing the preferred alternative, including more details on project 
phasing, is provided in Appendix E. 
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ALTERNATIVES ANALYZED IN THE ENVIRONMENTAL ASSESSMENT 

The draft CSP/EA analyzed the No-Action Alternative, as well as the two action alternatives (Alternatives 
B and C) described below.  No preferred alternative was identified at the time the EA was released for 
public comment. Following public comment on the draft CSP/EA, Alternative D was developed based on 
preferred elements from Alternatives B and C and was presented to the public with a full description and 
analysis of impacts for a separate comment period.  The following presents a brief summary of the 
alternatives considered and analyzed in the CSP/EA, and the elements that are common to all the 
alternatives (including the preferred alternative).  

Alternative A:  No-Action Alternative.  This alternative is required to provide a baseline to measure the 
impacts of the action alternatives on Park resources and visitor experience. Concessions at Flamingo will 
function according to current uses, which primarily focus on day users.  Only the campground and limited 
marina slips will be available for overnight use. Projects that have been approved for emergency 
hurricane funding (two replacement backcountry campsites, replacement employee housing, replacement 
maintenance facility and replacement amphitheater) or are necessary to provide current levels of basic 
services are also included in Alternative A.  The locations to rebuild some of the replacement facilities 
will be changed to better meet resource protection, visitor experience and operational efficiency 
objectives.  The new housing at Flamingo will be rebuilt as elevated structures and will be built to comply 
with the Architectural Barriers Act Accessibility Standards (ABAAS) and 2004 Florida Building Code for 
the High Velocity Hurricane Zone. 

Alternative B:  “Flamingo Rebuilt”.  This alternative will create “Old Flamingo” by replacing the 
concessions and services that existed prior to the 2005 storms at Flamingo and in prior years before staff 
and budget impacts (e.g., lodge, cottages, restaurant, pool, amphitheater, Snake Bight Tram) but using 
more modern conveniences and implementing sustainable building practices.  Rebuilding Flamingo will 
re-establish the area as the primary day-use and overnight destination in the Park.  The facility layout 
within the Flamingo area will generally remain the same, and the buildings and services offered will 
reproduce the “Old Florida” ambiance of the area. The lodge, pool, restaurant, and cottages will be rebuilt 
and co-located west of the visitor center to reduce the developed footprint. Certain facilities damaged by 
hurricanes will be rebuilt (amphitheater, NPS employee housing, maintenance facilities, concessioner 
housing, backcountry chickees). All new housing or accommodations will be elevated structures and will 
comply with the ABAAS and 2004 Florida Building Code for the High Velocity Hurricane Zone. 

Alternative C:  "Flamingo Redesigned”.  This alternative will provide a “New Flamingo” with a greater 
variety of structures and services with an eco-tourism focus.  A creative set of sustainable principles 
suited to Flamingo’s particular environment will be used, including site design, energy management, 
water supply, waste prevention and “green” architecture.  The site will be redesigned to consolidate 
related uses, minimize the need for utility extensions, and facilitate pedestrian and bicycle circulation.  
Certain facilities damaged by hurricanes will be rebuilt (amphitheater, NPS employee housing, 
maintenance facilities, concessioner housing, backcountry chickees).  All new housing or 
accommodations will be elevated structures and will comply with ABAAS and 2004 Florida Building 
Code for the High Velocity Hurricane Zone. 

Elements Common to All Alternatives  

Several of the elements proposed in the CSP/EA will be common to all the alternatives considered, 
including the No-Action Alternative and the preferred alternative. This is due to the pending 
implementation of several reconstruction and restoration projects that are currently funded to replace or 
restore storm-damaged structures and/or areas within Flamingo, as well as the desire to incorporate 
sustainable design concepts in any new construction.  These elements are described in detail in the 
CSP//EA (Pages 2-4 to 2-8) and are briefly summarized below. 
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• Demolition of lodge buildings and cottages. 

All lodge buildings and cottages that were severely damaged during the 2005 hurricane season 
will be removed (the cottages have already been demolished), and portions of the sites restored. 

• Restoration to natural conditions of previously disturbed areas no longer needed for facilities.  

Any sites no longer needed for replacement of facilities will be restored.  The exact type of 
restoration will depend on the size and location of the area, but will generally include removal of 
building materials and fill, followed by grading to the historic contour, and control of non-native 
vegetation.  

• Maintenance of marina area, including the fueling stations, marina basin, and marina store. 
The marina basin, marina store and fueling stations will continue to operate in their current 
locations and configurations, generally offering the same services as currently provided. 

• Preservation of historically significant Mission 66 visitor center and service station. 
These Mission 66 structures will continue to be protected and preserved.  

• Reconstruction of amphitheater. 

The amphitheater will be rebuilt under all alternatives, although it may eventually be relocated to 
the most advantageous location within the redeveloped area of Flamingo.  The new amphitheater 
will seat 120 people and occupy approximately 6,000 square feet of space.  

• Replacement of hurricane-damaged facilities. 
The park will replace the trailer housing at the Flamingo employee housing area, the Flamingo 
maintenance office/shop and boat repair shop, and two Florida Bay backcountry campsites (Carl 
Ross and Key, Shark Point) with two in-water chickees.  The hurricane-driven emergency 
replacements for these facilities are included as part of this plan, since they are all integral to the 
full and efficient operation of Flamingo by the Park and the concessioner. Specific information 
about each is contained in the CSP/EA. 

• Incorporation of 2004 Florida Building Code requirements and design to accommodate effects of 
potential sea level rise/global warming. 

All structures built under any alternative will meet the Monroe County building code 
requirements, which state that all permit applications received after October 1, 2005,    must 
comply with the 2004 Florida Building Code. Structures constructed at Flamingo will be 
constructed to withstand hurricanes and gale force winds, and will be elevated (increased landfill, 
pilings, etc.) to prevent hurricane damage that could occur more frequently as a result of warming 
ocean temperatures and flooding from sea level rise.  

• Incorporation of ABAAS design requirements. 

The ABAAS provides accessibility requirements for Federal buildings and programs, comparable 
to how the Americans with Disabilities Act Accessibility Guidelines serves the private sector.  
These requirements will be met for all newly constructed facilities. 

• Use of Integrated Pest Management (IPM) and sustainable maintenance practices. 

Construction and building materials for each of the alternatives will be chosen with IPM and 
sustainable maintenance in mind. Building plans for new structures will include plans for the use, 
installation of materials, and design that supports IPM and sustainable practices. 
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• Incorporation of sustainable design principles. 
Sustainable design concepts will be incorporated, particularly in the construction of any new 
structures. These concepts are designed to minimize environmental impacts and minimize 
importation of goods and energy, as well as, the generation of waste.  Part of this sustainable 
design initiative will be the use of Sustainable/Leadership in Energy and Environmental Design 
(LEED) Certified Design Elements for new structures, site layout, site operations, and 
maintenance. New structures will include the use of environmentally preferable (“green”) 
building materials, and energy and water saving devices.  If site layout is changed or redesigned, 
the new design will incorporate sustainability by consolidating the uses to maximize pedestrian 
access, minimize the use of vehicles, and make use of bay breezes for cooling. Maintenance will 
also follow sustainable practices by using green products for cleaning and following the 
principles of integrated pest management. 
 

ALTERNATIVES CONSIDERED BUT DISMISSED FROM DETAILED ANALYSIS 

The NPS considered and rejected several alternatives during the development of the draft CSP/EA. Brief 
descriptions of these preliminary alternatives, and their reasons for dismissal, are outlined below.  

• ECO-RESORT 

An alternative with no lodge or traditional rooms and very rustic accommodations was discussed by 
the Park’s interdisciplinary team as a potential action alternative. However, many of the eco-friendly 
features envisioned in this alternative were incorporated into Alternative C.  Additionally, there were 
concerns as to whether that type of development, with no traditional housing, will be economically 
viable for a concessioner.  Concerns that this alternative might not adequately serve all members of 
the public who wish to visit Flamingo also existed.  Therefore, this alternative was not carried 
forward for separate analysis. 

• ALL-INCLUSIVE RESORT 

Constructing and operating an all-inclusive, large resort at Flamingo was dismissed because it did not 
meet the criteria listed under the necessary and appropriate uses, and it will not meet the mission and 
purpose of the Park.  Therefore, this alternative was not carried forward for separate analysis.  

ENVIRONMENTALLY PREFERRED ALTERNATIVE   

In accordance with Director’s Order 12: Conservation Planning, Environmental Impact Analysis, and 
Decision-making (NPS 2001), the NPS is required to identify the “environmentally preferred alternative” 
in all environmental documents, including environmental assessments. According to the Council on 
Environmental Quality (CEQ) guidelines, the environmentally preferred alternative is the alternative that 
will promote the national environmental policy, as expressed in Section 101 of the National 
Environmental Policy Act (NEPA). 

Section 1505.2(b) requires ". . . specifying the alternative or alternatives which were considered to be 
environmentally preferable." Ordinarily, this means the alternative that causes the least damage to the 
biological and physical environment; it also means the alternative which best protects, preserves, and 
enhances historic, cultural, and natural resources. Section 101 calls for Federal government actions to: 

(1) fulfill the responsibilities of each generation as trustee of the environment for succeeding 
generations;  

(2) assure for all generations safe, healthful, productive, and esthetically and culturally pleasing 
surroundings;  
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(3) attain the widest range of beneficial uses of the environment without degradation, risk of health or 
safety, or other undesirable and unintended consequences;  

(4) preserve important historic, cultural and natural aspects of our national heritage and maintain, 
wherever possible, an environment that supports diversity and variety of individual choice;  

(5) achieve a balance between population and resource use that will permit high standards of living 
and a wide sharing of life’s amenities; and  

(6) enhance the quality of renewable resources and approach the maximum attainable recycling of 
depletable resources. 

Based on the above criteria, Alternatives C (identified in the draft CSP/EA as the environmentally 
preferred alternative) and D (the preferred alternative) both have advantages and elements that  that help 
to meet the above criteria, and all the alternatives considered would fulfill responsibilities for succeeding 
generations. However, the park has identified Alternative D as its environmentally preferred alternative 
for the following reasons: 
 
Alternative D includes a wide range of sustainable design elements that would conserve energy and water 
and minimize waste for generations to come.   
 
Alternative D involves very limited land disturbance and initial construction, which minimizes potential 
impacts to the Flamingo cultural landscape and other cultural and natural resources that can be adversely 
affected by noise and ground disturbance. Although Alternative C would allow for a greater amount of 
site consolidation and restoration, Alternative D includes a large area of restoration as well as minimal 
land use change to the existing disturbed areas near the visitor center and the RV campground, which will 
assure pleasing surroundings for future generations and help preserve the important cultural and historic 
aspects of the previous Flamingo site layout. 
 
Alternative D also meets the criterion of attaining the widest range of beneficial uses of the environment 
without degradation or other undesirable consequences, with its emphasis on sustainability, energy 
conservation, and eco-friendly accommodation and services. Alternative D, with its less intense 
development, will better preserve the important cultural aspects of Flamingo; while, like Alternative C, 
providing diversity and variety of individual choice. 
 
All of the alternatives would achieve a balance between resource use and population that would permit 
high standards of living, but Alternative D in particular will allow for a wide sharing of amenities with the 
provision of overnight accommodations in various locations to accommodate several different groups of 
the population using the area, as well as expanded services, while providing for resource protection. 
 
Alternative D incorporates many features and operational elements to enhance the quality of renewable 
resources and approach the maximum recycling of depletable resources, especially with regard to site 
consolidation, commitment to environmentally friendly facilities, and provision of trails and emphasis on 
alternative transportation. Alternative C also meets these criteria and has a greater restoration component, 
but offers less separation of unlike uses, which is accommodated in Alternative D with the provision of 
alternative transportation for those uses located farther from the marina and Visitor Center areas. 
 
Overall, Alternative D best meets the majority of the criteria listed in Section 101 of NEPA, and is 
considered the environmentally preferred alternative. 
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THE PREFERRED ALTERNATIVE AND SIGNIFICANCE CRITERIA 

As defined in 40 CFR §1508.27, significance is determined by examining the following criteria: 

Impacts that may be both beneficial and adverse. A significant effect may exist even if the Federal 
agency believes that on balance the effect will be beneficial. 

Over the short-term, negligible to minor adverse effects will be generated by demolition and construction 
activities. Wildlife and visitors will be disturbed by activities and noise during construction, soils will be 
disturbed, and increased sediment could, temporarily, affect local surface water quality.  Over the long-
term, there will be moderate impacts from increased visitation in wilderness areas (e.g. impacts on the bay 
bottom), wildlife habitat, and night sky (increased lighting), and to Park operations if no increase in base 
funding occurs, and the continuation of use and rebuilding at Flamingo will result in long-term localized 
moderate adverse impacts on floodplains. There will also be long-term, minor to moderate benefits to 
several resources, including soils, soundscapes, water quality, wetlands, floodplains, wilderness, wildlife 
and wildlife habitat, special status species, and night sky, primarily due to the reduction of the developed 
footprint and the restoration of previously disturbed areas.  Visitor use and experience and energy 
resources will have moderate long-term benefits from the provision of a diversity of visitor facilities and 
activities provided with sustainability and energy conservation in mind, and there will be short and long 
term benefits to regional socioeconomics from the expected increase in visitation.  

None of the adverse or beneficial impacts expected for Alternative D will exceed moderate levels or be 
considered significant. 

The degree to which the proposed action affects public health or safety 

The action (Alternative D) will have no significant impacts on human health or safety.  The incorporation 
of the 2004 Florida Building Code requirements and design to accommodate effects of potential sea level 
rise/global warming will mean that all structures will be constructed to withstand hurricanes and gale 
force winds, and will be elevated (increased landfill, pilings, etc.) to prevent hurricane damage that could 
occur more frequently as a result of warming ocean temperatures and flooding from sea level rise.  Also, 
the current facilities at Flamingo have health and safety concerns including being uninhabitable and 
containing potentially hazardous materials.  Planned replacements of these facilities will alleviate these 
concerns.   This will reduce risk related to storm events and produce long-term beneficial effects to public 
health and safety.  

During construction of the proposed facilities, increased accident potential could result from normal 
demolition and construction actions. All work will be done under an approved health and safety plan, in 
accordance with applicable Federal, State, and local regulations, limiting any adverse impacts to short-
term, minor, levels.  

Unique characteristics of the geographic area such as proximity to historic or cultural resources, park 
lands, prime farmlands, wetlands, wild and scenic rivers, or ecologically critical areas 

The Flamingo area contains Mission 66 structures, and mitigation is included to limit impacts to this 
aspect of the area’s cultural resources. The entire area is considered wetland, and there will be no direct 
adverse impacts to wetlands. Indirect adverse impacts to wetlands will be negligible to minor at most 
from visitor uses, and there will be substantial benefits relating to the proposed reclamation of unused 
areas. The primary project area is already disturbed and has had fill placed where demolition or 
construction is planned. There are no prime farmlands, wild or scenic rivers, or designated ecologically 
critical areas in the project area. 

Because all of the Flamingo area is in a 100-year floodplain, the proposed commercial services and 
associated facilities proposed for alternative D must be located in a floodplain; there are no other siting 
alternatives. The continuation of uses and rebuilding of structures and facilities in the Flamingo area 
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would result in risks from the possibility of flooding and wind/storm surge damage, with localized 
adverse impacts on floodplains, but there would be moderate beneficial effects from the consolidation of 
facilities, elevation of structures to standards described above, use of flood resistant design, and 
restoration of a large area of previously disturbed floodplain. Therefore, floodplain values would be 
protected to the maximum extent possible and potential flood hazards would be minimized. Mitigation 
and compliance with regulations and policies to prevent impacts to water quality, floodplain values, and 
loss of property or human life would be strictly adhered to during and after the construction (Appendix B 
includes Floodplain Statement of Findings including mitigation measures). Individual permits with other 
federal and cooperating state and local agencies would be obtained prior to construction activities. No 
long-term adverse impacts would occur from the Preferred Alternative. Therefore, the National Park 
Service finds the Preferred Alternative to be acceptable under Executive Order 11988 for the protection of 
floodplains. 

The degree to which the effects on the quality of the human environment is likely to be highly 
controversial 

Implementation of the preferred alternative will not be controversial. There were no controversial impacts 
identified during the analysis done for the EA, and no highly controversial issues were raised during the 
public review of the EA or the preferred alternative. 

Degree to which the possible effects on the quality of the human environment are highly uncertain or 
involve unique or unknown risks  

The risks to the quality of the human environment associated with the preferred alternative will be 
negligible. There will be no highly uncertain, unique, or unknown risks associated with implementation of 
the preferred alternative. Risks related to hurricane or storm damage will be mitigated by use of elevated 
structures to withstand hurricanes and gale force winds and to prevent wind or water damage.  

Degree to which the action may establish a precedent for future actions with significant effects or 
represents a decision in principle about a future consideration 

The preferred alternative neither establishes a NPS precedent for future actions with significant effects 
nor will it represent a decision in principle about a future consideration. 

Whether the action is related to other actions with individually insignificant but cumulatively 
significant impacts   

No significant cumulative impacts were identified during the environmental analysis for any of the 
alternatives.  

Degree to which the action may adversely affect districts, sites, highways, structures, or objects listed 
on National Register of Historic Places or may cause loss or destruction of significant scientific, 
cultural, or historical resources  

Because there will be limited ground-disturbing activity in previously undisturbed areas, there is potential 
for this alternative to expose currently unknown archeological resources. There are artifacts and features 
associated with a late 19th/early 20th century occupation of the community, including significant historic 
roads and associated canals. There are no known intact prehistoric archeological resources in the project 
area.  Significant historic Mission 66 resources will be preserved. With mitigation, there will be long-
term, minor, adverse impacts to cultural resources as a result of implementation of Alternative D. The 
Florida SHPO concurred that with the Park’s commitments to protect and preserve significant cultural 
resources in the Flamingo area, the preferred alternative, will have no significant impact on historic 
resources. Appendix C includes correspondence and project commitments from the Park and Florida 
SHPO. 
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Degree to which the action may adversely affect an endangered or threatened species or its critical 
habitat 

Construction activities under Alternative D will have short-term, localized, minor adverse impacts on 
Federal and State-listed species, as well as species of special concern.  Long-term impacts from visitor 
use will occur from off-trail use, noise, and the effects of outboard engines on seagrass and other 
submerged vegetation, as well as propeller strikes, having minor adverse impacts throughout the 
Flamingo area.  There will also be long-term, minor to moderate, beneficial effects from the restoration of 
previously disturbed areas. On May 21, 2008, the USFWS concurred with the National Park Service’s 
determination that finding that the project “may affect, but is unlikely to adversely affect” listed species 
found in the project area. On June 19, 2008, the NMFS identified the need for additional consultation on 
impacts to listed species as project implementation details are developed. The NPS is committed to 
working closely with NMFS to address all of their concerns during implementation planning and 
permitting. Correspondence between the Park, the USFWS and NMFS are provided in Appendix C. 
Construction mitigation commitments by the Park to NMFS are included in Appendix D. 

Whether the action threatens a violation of Federal, State, or local environmental protection law 

The preferred alternative will not violate any Federal, State,, or local environmental protection laws. 

Impairment  

In addition to reviewing the list of significance criteria, the NPS has determined that implementation of 
the preferred alternative will not constitute an impairment to the Park resources and values. An impact 
will be more likely to constitute an impairment to the extent that it affects a resource or value whose 
conservation is: 

• Necessary to fulfill specific park purposes identified in the establishing legislation or 
proclamation of the Park; 

• Key to the natural or cultural integrity of the Park or to opportunities for enjoyment of the Park; 
or 

• Identified as a goal in the Park’s GMP or other relevant NPS planning documents.  

This conclusion is based on a thorough analysis of the environmental impacts described in the project’s 
EA, the preferred alternative description and analysis, public comments, relevant scientific studies, and 
the professional judgment of the decision-maker guided by the direction in NPS Management Policies.  
Although implementation of the project will cause short-term, localized adverse effects, in all cases these 
result from actions taken to preserve vital Park resources.  In many areas, implementation of the preferred 
alternative will result in benefits to natural resources and the human environment and will increase 
opportunities for their long-term enjoyment.  Implementation of the Flamingo CSP will not result in 
impairment of the Park resources and values and will not violate the NPS Organic Act. 

PUBLIC INVOLVEMENT AND CONSULTATION 

Park staff places a high priority on meeting the intent of public involvement in the NEPA process and 
giving the public an opportunity to comment on proposed actions.  As part of the NPS NEPA process, 
issues associated with the proposed plan were identified during scoping meetings with NPS staff, 
coordination with other affected agencies, public meetings, and public comment. Scoping and public 
involvement efforts included a number of open house meetings, press releases, website posting, and 
dissemination of information and gathering of comment through the internet.  Four public meetings were 
held and are detailed below. 
 
In addition, projects exploring design and funding issues related to the Flamingo CSP/EA were pursued 
by several organizations.  The graduate program at the Yale University School of Architecture and the 
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Miami-Dade County Design and Architecture Senior High School conducted semester-long projects 
focused on the sustainable rebuilding of Flamingo, while the National Parks Conservation Association, 
Suncoast Office, sponsored a design project. 
 
The South Florida National Parks Trust has committed more than $25,000 in seed money to initiate the 
rebuilding effort.  

PUBLIC SCOPING MEETINGS 

Four public scoping open house workshops were held on October 17, 2006, October 26, 2006, October 
28, 2006, and November 9, 2006, to initiate public involvement early in the planning stage and to obtain 
community feedback regarding the initial concepts for the development of the CSP/EA. These meetings 
were conducted at four different locations:  the International Game Fish Association Hall of Fame in 
Dania Beach, the Key Largo Grande Resort in Key Largo, the Palmetto Golf Course in Miami, and the 
Coe Visitor Center at Everglades National Park in Homestead. A newsletter was sent announcing the 
public meetings, meeting information was available at the Coe and Flamingo visitor centers and the 
marina store, meeting dates were posted on the park web site, as well as a press release, newspaper ads in 
English and Spanish and an email reminder. In addition, a number of elected officials were notified by 
letter. 
 
The public scoping meetings were structured as two separate, repeated sessions during each workshop. In 
addition, informational displays and question-and-answer periods with Park staff occurred with an 
opportunity to provide comment. The meetings began with small-group/one-on-one discussions and an 
overview presentation was provided by the Superintendent; the meetings then continued with follow-on 
small-group/one-on-one discussions. During the open house, the public was able to visit information 
stations that detailed different aspects of the project and were given the opportunity to make comments on 
flip charts. 

PUBLIC MEETINGS ON THE DRAFT EA 

The Draft CSP/EA, with three alternatives, was released for public review on November 17, 2007, and 
following three public workshops (December 3, 2007, Dania Beach, Florida; December 4, 2007, Miami, 
FL; and December 13, Key Largo, FL, with the Key Largo meeting also conducted as a live webcast), the 
comment period ended on January 25, 2008.  Based on public input during the comment period and 
additional park management analysis, a Preferred Alternative (Alternative D) was developed and released 
on April 11, 2008, for a final 30-day public period that concluded on May 15, 2008. 

PUBLIC COMMENT 
EARLY SCOPING COMMENTS 

The purpose of the public scoping meetings was to solicit input from the community on the purpose, 
need, and objectives, as well as the preliminary alternatives for the CSP. The NPS provided 45-day 
public comment period during which the public could participate by mail or on the NPS Planning, 
Environment, and Public Comment (PEPC) website.  The NPS also posted public scoping information on 
the PEPC website. Issues and concerns identified by the public during public scoping included the 
following: 

• Lodging: With only two exceptions, the public voiced a strong desire to have lodging available at 
Flamingo. 

• Expanded Services: Commenters asked for more educational opportunities, particularly guided 
tours.  Also requested were more rentals, particularly houseboats and bicycles.  
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• Mosquitoes: Many commenters reminded NPS that Flamingo can be ‘buggy’ and there were 
many requests that outdoor facilities be screened (e.g., amphitheatre, grills, swimming pool). 

• Showers: Many commenters requested hot showers be provided at Flamingo. 

• Swimming Pool: The majority of commenters were in favor of a swimming pool; however, 
several were concerned with constructing and maintaining a swimming pool in a floodplain. 

• Food: Suggestions varied from limited groceries at the marina store to a five star restaurant, but 
most commenters suggested that basic food services be provided. 

• Sustainability: The majority of commenters supported using sustainable design to rebuild 
Flamingo, particularly alternative energy and elevating structures above storm surge.  Some 
commenters worried sustainable design will not include air conditioning. 

PUBLIC REVIEW OF THE DRAFT COMMERCIAL SERVICES PLAN/EA 

The draft CSP/EA was distributed for a public review and extended comment period that began on 
November 17, 2007, and ended on January 25, 2008.  The draft CSP/EA was made available for public 
review through PEPC, individual mailings of documents and CDs as requested, and hard copies of the 
document were placed in local libraries throughout South Florida.  Appendix F summarizes the major 
concerns raised by the public on the draft and the park responses to those. Many of the concerns were 
focused on the alternative elements, and many of these concerns were considered in formulating the 
preferred alternative. 

PUBLIC REVIEW OF THE PREFERRED ALTERNATIVE 

A description of the preferred alternative (Alternative D), which was developed in response to public 
comment and represented a combination of Alternatives B and C, was released, along with the revised 
financial analysis and Floodplain Statement of Findings, for public comment on April 11, 2008, for a 30-
day comment period ending on May 15, 2008.  The PEPC website received 37 comments on Alternative 
D, many of which commented on the need to build quicker, consider adding more units, and keeping the 
campground as an NPS operation.  These comments and others received on the preferred alternative are 
summarized in appendix F, along with Park responses. 

OTHER CONSULTATION 

Coordination with local and Federal agencies and various interest groups was conducted during the 
NEPA process to identify issues and/or concerns related to commercial services at Flamingo.  Letters 
were sent to the following, and copies of the EA and preferred alternative were made available to more 
than 3000 individuals and organizations on the project mail and e-mail list. 

• Advisory Council on Historic Preservation 

• Lehtinen, Vargas, Reiner, and Riedi (Miccosukee Tribe of Indians of Florida) 

• Lewis, Longman, and Walker (Seminole Tribe of Florida) 

• Miccosukee Tribe of Indians of Florida 

• Florida Department of Environmental Protection, S.E. District 

• Seminole Nation of Oklahoma 

• National Oceanic and Atmospheric Administration, National Marine Fisheries Service (NMFS) 
• Seminole Tribe of Florida 
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• State Historic Preservation Officer, Division of Historical Resources - Bureau of Historic 
Preservation, Compliance and Review Section 

• Florida State Clearinghouse Coordinator, Florida Department of Environmental Protection 

• South Florida Field Office, U.S. Fish and Wildlife Service (USFWS) 

The SHPO concurred with the Park’s Finding of No Effect on properties eligible for listing in the 
National Register of Historic Places on May 16, 2008, subject to the identified commitments and 
mitigation conditions that will be carried out through site planning, design and during construction. 
Correspondence between the Park and the SHPO are included in Appendix C. 
 
Consistent with the requirements of Section 7 of the Endangered Species Act the USFWS and the 
NMFS were contacted by letter regarding the threatened and endangered species with the potential to 
occur in the project area, and each agency received a copy of the Draft CSP/EA and the preferred 
alternative, Alternative D. All correspondence between the Park and the USFWS and NMFS, and the lists 
of threatened and endangered species under consideration for this project are included in Appendix C. 
The USFWS replied on May 21, 2008, concurring with the Park’s findings of “not likely to adversely 
affect” for the listed species addressed in the draft CSP/EA. The NMFS responded on June 19, 2008, 
identifying the need for additional consultation in the future on impacts to listed species as specific 
elements/projects within the preferred alternative received funding and as implementation details are 
developed. The NPS is committed to working closely with NMFS to address their concerns during 
implementation planning and permitting for elements/ projects with the potential to adversely affect 
species under NMFS jurisdiction, as identified in their June 19, 2008 letter included in Appendix C. 



Table F-1: Overview of Preferred Alternative Elements  

 

Included in each element category for the Preferred Alternative (Alternative D) is mention of where the information was derived from: Alternative 
A, B and/or C, as they are described in the Draft Plan. 

 

Element Alternative D –  
Preferred Alternative 

Accommodations 

Overnight 
(Includes elements from 
Alternatives B and C) 

Modern overnight accommodations that meet the full range of park visitor needs. Facilities will be sited in a more 
compact and efficient manner than previously existed. See Figure 1 for Preferred Alternative Site Plan/Layout. 
Lodge—30 rooms, located in proximity to east end of the old lodge site 
Cottage units—24 units, located in proximity to the proposed lodge 
Ecotents—40, located along shoreline in proximity to walk-in and group camping areas 
Tent camping—130 total sites 
     55 drive-in sites—Loop A (same as present location) 
     72 walk-in sites, located in proximity to current walk-in sites  
       3 group sites, located in proximity to current group sites 
RV sites—40 sites with electric hook-ups, located in the T Loop (same as present location)   
Houseboats—8 boats/32 beds 
Two backcountry chickees in Florida Bay, located in proximity to Johnson and Rankin Keys 

Restrooms and Baths 
(Same as Alternative C) 

Public restrooms at marina, fish cleaning station, West Lake day use area, camping areas, and visitor center 
Hot (pay) shower at marina 
Restrooms and hot showers in each lodge and cottage unit 
Common restrooms and solar-heated showers facilities at tent, RV and ecotent areas 
Restroom and shower on each houseboat 
Portable restroom at each chickee 
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Element Alternative D –  
Preferred Alternative 

Sustainable Design 

Sustainable Design 
(Same as Alternative C) 

Would incorporate sustainable design principles and elements in all new construction and adaptively reused facilities; 
provide greater consolidation of the development footprint in the Flamingo developed area to increase energy 
conservation and emission reduction; include increased use of porous pavement and surfaces for parking and other 
uses; use recycled material for construction of boardwalks and other site features; increased use of native landscaping 
to enhance native habitats while reducing lawn areas; and use of solar power/alternative energy sources and energy 
conservation features that demonstrates and teaches environmental stewardship. 

Restoration 

Restored areas 
(Same as Alternative B) 

Approximately 50 acres of lands previously disturbed but no longer needed for facilities would be restored to their 
previous natural conditions 

 28 acres—B and C Loops  
 22 acres – west side of former lodge area and former cottage area  

Food Service 

Restaurant 
(Same as Alternative C) 

Restaurant in lodge large enough to provide a combination of sit down service with other types of food service to 
accommodate variable demand throughout the year. 

Lounge 
(evening/overnight use) 
(Same as Alternative C) 

Lounge within restaurant would be provided to include light fare, refreshments, and gathering area.  There would also 
be a mini-lounge in the marina area. 

Marina Area 
(Same as Alternative C) 

Marina store would continue to provide limited snacks, sandwiches, beverages, and grocery items. There would also be 
a snack bar and mini-lounge in the marina area offering light fare and beverages, while providing a social gathering 
area. 
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Element Alternative D –  
Preferred Alternative 

Other Facilities and Amenities 

Gathering 
Areas/Associated 
Recreation Areas 
(Includes elements from 
Alternatives A, B and C) 

Open area underneath visitor center 
Amphitheater (replacement facility funded at current location) 
Screened gathering areas near: visitor center, lodge, ecotents, campground 
Covered picnic areas (variable screens); i.e. several pavilion areas throughout Flamingo area 
Board and game room (tie-in with gathering area at lodge) 
Meeting space(s) in lodge 
Screened “eco-friendly” swimming pool 

Environmental/ Eco-
friendly Recreation 
Services 
(Includes elements from 
Alternatives B and C) 

Eco Pond – Provide programs and tours at Eco Pond; site mirrors the wet/dry seasons and relies on rainfall for 
maintaining water in the pond rather than artificial manipulation as part of wastewater treatment facility; maintain basic 
services: safe, maintained trail around the pond free of  exotic vegetation. Provide interpretive signs explaining historic 
and current function of the site, and its eventual reversion to natural conditions. 
Provide night sky viewing opportunities at the amphitheater and other locations away from lighted areas. 
Encourage visitors to enjoy natural areas and participate in tours and programs along Florida Bay and in nearby areas 
including Snake Bight and Christian Point. 
Other facilities and services: 
Enhanced trails—canoe and walking/bicycling 
Designated wildlife viewing areas 
Bicycle rentals 

Marina Services 
(Includes elements from 
Alternatives B and C) 

Marina store offers more products and services than presently available; marina operation complies with State of 
Florida’s “Clean Marina” program or equivalent environmental standards. 

Postal Services 
(Same as Alternative C) 

Additional postal services would be provided (i.e., seasonal postal contact station) with USPS cooperation. 
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Element Alternative D –  
Preferred Alternative 

Fuel Service 
(Same as Alternatives A, 
B and C) 

Boat and vehicle service provided at existing facility next to marina store. 

Access 

Parking 
(Same as Alternative B) 

Free parking at: 
 Visitor center 
 Marina store 
 Lot for Florida Bay access  
 Lot for Whitewater Bay access 
 Eco Pond 
 Campground  

Parking would be reconfigured to accommodate predicted demand and to accommodate day-use and overnight guests. 

Internal Visitor 
Circulation 
(Same as Alternative C) 

Seasonal circulator shuttle throughout Flamingo area and “Yellow Bike” system provide alternative transit options for 
visitors. 

Snake Bight Tram 
(Same as Alternatives B 
and C) 

Tram operated by concessioner for guided tours between the Visitor Center and Snake Bight Trail. 

Shuttle and/or bicycle trail 
between main park 
entrance and Flamingo 
(Same as Alternatives B 
and C) 
 

To be addressed in General Management Plan (GMP). The GMP may propose shuttle and dedicated bicycle/pedestrian 
path between main park entrance and Flamingo. 



 

Element Alternative D –  
Preferred Alternative 

Visitor Activities 

Visitor Center (further 
guidance in the GMP) 
(Same as Alternatives B 
and C) 

Visitor Center activities and information services, including those provided by the concessioner, would be relocated to 
the site of the former Flamingo restaurant. 

Amphitheater 
(Same as Alternatives B 
and C) 

Amphitheater would be rebuilt in same general location as previously located, but location may eventually be adjusted 
based on more detailed site analysis for implementing the CSP. 

Wilderness permitting 
(Same as Alternative A) 

Continue issuing wilderness permits from Visitor Center. 

Trails 
(Same as Alternative C) 

Provide new walking/bicycle paths within the Flamingo developed and visitor use areas using pervious or semi-
pervious materials to enhance connections throughout the area, including those to wildlife, recreational access and 
night sky viewing areas. 
Maintain bicycle restrictions in accordance with existing wilderness regulations. 
Upgrade trails to increase accessibility (meet Americans with Disabilities Act requirements) and safety. 
Promote enhanced non-motorized water trails for canoes/kayaks seeking day and overnight experiences. 

Guide and Livery Services 
(Same as Alternative C) 

Outfitting/camping/backcountry supplies available. 
Wide range of outfitting, livery and guide services for backcountry access: including education programs, outdoor 
recreation activities, backcountry transportation, environmental awareness (e.g., Leave No Trace, Outward Bound, 
etc.). 
Livery services to Florida Bay, Coot Bay Pond, Hells Bay, Noble Hammock, Nine-mile Pond, and West Lake. 
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Element Alternative D –  
Preferred Alternative 

Boating 
(Same as Alternative B) 

Existing obsolete boat lift would not be replaced; new boat transfer service between Whitewater and Florida Bays 
would be provided 
Canoe and skiffs rentals available 
Dock rental space available on both Florida and Whitewater Bay sides 
Boat fueling available 
Boat ramps maintained for Florida and Whitewater Bay access 
Canoe/kayak launches provided for Florida and Whitewater Bays and backcountry areas 
Houseboat rentals available 

Fishing 
(Same as Alternative C) 

Bait and tackle supplies available at marina store 
Fishing licenses available 
Enlarged do-it-yourself fish cleaning screened facility that is tied into the wastewater treatment facility is provided  
Fish cleaning services available from concessioner 

Tours 
(Same as Alternative C) 

Existing boat tours could be supplemented by additional boat tours to the backcountry and Florida Bay 
Day and multi-day guided trips offered (hiking, canoeing to Cape Sable and backcountry, etc.) 
Interpretive and educational hikes provided for various interpretive themes (history/cultural resources, night sky 
viewing, wildlife and vegetation viewing, photography, etc.) 
Additional land- (hike/bike)and water-based (canoe/kayak) tours could be offered by other commercial operators 
(CUAs) 

Science and Research Support 

Science and Research 
Support 
(Same as Alternative C) 

Overnight accommodations could be used by science and research personnel 
Provide support facilities for short- and long-term science and research efforts such as computerized work stations 
Through the GMP, the park would address other potential needs such as climate controlled equipment storage facilities 
and facilities for sample preparation, specimen collection/preservation and data analysis 

 



Table F-4: Extent to Which the Preferred Alternative Meets the Project Objectives 

For each objective, there is a discussion of how the Preferred Alternative (Alternative D) meets that objective and the identification of where the 
Preferred Alternative was derived from – Alternative A, B and/or C as they are described in the Draft Plan. 

Objective Alternative D 
Preferred Alternative 

Planning Guidance Objectives 

Ensure that any future commercial services facilities at Flamingo give 
strong consideration to the unique location and environmental conditions 
that affect development. This includes emphasis on NPS policies 
regarding sustainable design principles, “green” environmental practices, 
and safety and accessibility requirements; building code requirements for 
high-hazard flood zones; and recognition of intense seasonal weather 
conditions. 

Fully meets the objective. The focus of this alternative is sustainable 
and green design and operation, as well as building to meet high 
hazard zone building codes. Internal shuttle and bike system would 
add to meeting this objective. 
 
(Alternative C) 

Provide concessioner(s) with a reasonable opportunity to earn a profit at 
Flamingo. 

Fully meets objective. This alternative is financially viable, and there 
is enhanced opportunity to capture a greater visitor audience. 
 
(Alternative C) 

Work with a broad range of stakeholders in order to increase the 
likelihood of successfully implementing the Flamingo CSP.   

Fully meets the objective. For all alternatives, a wide range of 
stakeholders were consulted to develop the range of services offered. 
 
(Alternatives A, B and C) 

Visitor Use and Experience Objectives 

Allow for a wide range of appropriate visitor uses that may restore and 
expand the types of services, visitor capacity, and/or season of services 
available to the public in the Flamingo area. 

Fully meets the objective. The additional visitor services and 
accommodations provide for a wide range of visitor uses. 
 
(Alternative C) 
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Objective Alternative D 
Preferred Alternative 

Ensure that the Flamingo CSP identifies the types and levels of visitor 
activities and services, consistent with protecting park resources and 
providing quality visitor experiences. 

Fully meets the objective. All alternatives have a basis in the types 
and levels of visitor services that can be provided consistent with 
protection of park resources. 
 
(Alternatives A, B and C) 

Enhance visitor understanding, enjoyment, and appreciation of park 
resources through commercial services provided at the Flamingo area. 

Fully meets the objective. The additional accommodations and 
services planned would allow for more interpretive and educational 
services to reach a wider range of visitors. 
 
(Alternative C) 

Park Resources Objectives 

Develop a CSP for Flamingo that minimizes impacts to the natural and 
cultural resources of the park. 

Fully meets the objective. The plan under any of the alternatives 
would minimize impacts to park resources. This alternative adds 
some opportunities to decrease impacts related to energy 
consumption and water use. 
 
(Alternatives B and C) 

Park Operations Objectives 

Develop a CSP for Flamingo that maximizes operational efficiencies for 
both the NPS and the concessioner(s). 

Meets objective to a large degree. Provides efficiencies in relation to 
the overnight accommodation locations and operations, moderate 
degree of site consolidation and alternative transportation options 
that support efficient circulation, with most efficient use of staff to 
serve a large number of visitors. 
 
(Alternatives B and C) 
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Appendix A 
ERRATA 

Flamingo Commercial Services Plan 
Environmental Assessment 

The following lists the changes to the draft Flamingo Commercial Services Plan (CSP) / (Environmental 
Assessment) EA made in response to public comments. The majority changes are the addition of the new 
preferred Alternative D, as indicated below. The combination of the EA, these Errata sheets, and the 
attached Floodplain Statement of Findings and Financial Analysis for the preferred alternative form the 
complete and final record on which the Finding of No Significant Impact is based.  

CHANGES IN THE ENVIRONMENTAL ASSESSMENT  

1. SUMMARY:  

Add summary for Alternative D as follows: 
 
Alternative D – Preferred Alternative. This alternative consists of a combination of elements from 
Alternatives B and C and takes into consideration the public input and the original purpose, need, and 
objectives of the Commercial Services Plan (CSP). Like Alternative C, the preferred alternative 
would provide a mix of commercial services to accommodate a wide range of visitor preferences and 
needs, with an emphasis on eco-friendly concepts and sustainable design features. A new lodge and 
cottages would be located close to the marina and visitor center area, while the recreation vehicle 
(RV) (with electric hook-ups) would remain at the T-loop. Eco Pond would remain a visitor use area 
while the area it occupies would continue to restore itself in the coming years, and an 
environmentally-friendly swimming pool would be provided as part of the new lodge. A Flamingo 
circulator shuttle would transport visitors to key destinations within the Flamingo area and a “Yellow 
Bike” system would provide overnight guests with enhanced access to the marina, restaurant, lodging 
and other visitor services, while reducing the frequency of private vehicle use. 
 
Page “Summary 2” – first full paragraph, replace first 6 sentences with the following: 
 
The park selected a preferred alternative following receipt of public comment on the EA. Alternative 
D was developed by selecting the best combination of elements from Alternatives B and C to meet 
the majority of public concerns. All alternatives are financially viable, and Alternative D has long-
term revenue potential needed to attract and maintain a commercial services provider. None of the 
alternatives have any major adverse or major beneficial impacts to the resources or values evaluated, 
and Alternative D has also been identified as an environmentally preferred alternative.  
 

2. PURPOSE AND NEED: Chapter 1 – replace Figure 1-10 with figure on following page (Page 1-
23 of the draft CSP/EA) and add new location information, below. 

The Johnson Key chickee location falls within the general area described in the Draft CSP/EA while 
the Shark Point chickee (previously identified as the Rankin Key chickee) is about ¼ mile beyond the 
general location area identified in the draft CSP/EA. Based on funding that became available in May 
2008 to implement this portion of the CSP, a site selection team visited the areas on June 3, 2008, to 
finalize locations. The team determined that the Shark Point chickee location (¼ mile northwest of the 
general area identified in the draft CSP/EA) better met the siting criteria identified on page Page 2 to 
7 of the draft CSP/EA. In particular, the new location is better suited for protecting important nesting 
areas and rookeries, provides a location that is further away from nearby boating travel corridors, 
offers better views of the bay, and provides deeper water so that National Park Service (NPS) 
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maintenance barges have easier access. Since this chickee is replacing the Shark Point ground site 
about ½ mile to the north and this new location is more distant from Rankin Key, the planning team 
views the name “Shark Point Chickee” as more appropriate than “Rankin Key Chickee” as it was 
called in the draft CSP/EA. 
  
Regarding construction of the chickees, their size and capacity would remain as described in the draft 
CSP/EA, Page 2-7), but there may be options in terms of structure design and construction materials 
that are more sustainable and will be fully an analyzed as part of project implementation. All of the 
impacts associated with the chickees being developed as described above would be equal to or less 
than the impacts described in the draft CSP/EA.     
 

 
Figure F-1 Expanded Study Area 

(Figure provided by Everglades National Park) 

3. ALTERNATIVES: Chapter 2 – replace text under “Replacement Maintenance Facilities with 
the following text (Page 2-7 of the draft EA) 

Replacement Maintenance Facilities  

The 2005 storms severely damaged the existing maintenance office/shop and the boat repair shop, 
located in the maintenance area just north and west of the employee housing area. Under all 
alternatives, these damaged structures would be removed and replaced at the site of the former 
concessioner storage building also located within the maintenance area, about 200 feet south of the 
damaged maintenance office/shop building. The new facility would be established by adaptively 
reusing the former concessioner storage building (built in the 1960s) as the marine and carpenter 
shops. Adjacent to this building a new elevated office building would be built. The two buildings 
would be connected by an elevated breezeway. Immediately west of the office building would be a 
new emergency vehicle storage facility. 
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All of the uses and facilities were originally described in the draft CSP/EA as being located at the site 
of the old maintenance office/shop building. The current proposal will meet the same requirements at 
a reduced cost. All of the impacts associated with this facility being developed in this new location 
and manner would be equal to or less than the impacts described in the draft CSP/EA. New structures 
will be elevated an additional four feet from current elevation. 

4. ALTERNATIVES: Chapter 2 – add information for preferred Alternative D as follows 
(following Page 2-25 of the draft EA): 

PREFERRED ALTERNATIVE (ALTERNATIVE D) 

The preferred alternative, Alternative D, consists of a combination of elements from Alternatives B and C 
of the draft Plan/EA, and takes into consideration both public input and the original purpose, need, and 
objectives of the CSP. Like Alternative C, the preferred alternative would provide a mix of commercial 
services to accommodate a wide range of visitor preferences and needs, with an emphasis on eco-friendly 
concepts and sustainable design features. The mix of accommodations would reflect the market for a 
more eco-friendly destination (a single, elevated lodge; elevated cottages; houseboats; ecotents; RV 
campground with electric hookups; backcountry chickees in Florida Bay), and the numbers and sizes of 
these facilities would reflect what is likely necessary for profitability by a future concessioner. Like 
Alternative B, the RV campsite would remain at T Loop but would be upgraded with electrical hookups, 
Eco Pond would remain a visitor use area while the area it occupies would continue to restore itself in the 
coming years, and an environmentally-friendly swimming pool would be provided as part of the new 
lodge. 

The site design and the redevelopment of the Flamingo area would allow the area to function more 
efficiently for visitors, the concessioner and the park than it did in the past. The new design would 
facilitate pedestrian and bicycle access and circulation throughout the Flamingo area. The lodge and 
cottages would be located in proximity to the marina and visitor center, while the RV campsite would 
remain at T Loop. A Flamingo circulator shuttle would transport visitors to key destinations within the 
Flamingo area and a “Yellow Bike” system would provide overnight guests with enhanced access to the 
marina, restaurant, lodging and other visitor services, while reducing the frequency of private vehicle use. 

As a result of this reconfiguration, approximately 50 acres within the Flamingo developed area would be 
restored to their previous natural conditions, including 28 acres at the former B and C Loops and 22 acres 
in the old lodge and cottage areas. Figure F-2 depicts the site development and services proposed under 
the preferred alternative. 

Because funding may not be immediately available to support the construction of all the proposed 
facilities at the same time, the plan may be implemented and constructed in phases. Most likely, the 
sequence for implementation would be in the following four phases: 

1. Houseboats; additional food service in the marina area; backcountry chickees; electric hook-ups 
for the RV sites; solar hot showers at the camping area restrooms; Flamingo circulator shuttle; 
additional canoes, kayaks and bicycles 

2. Cottages, gift shop, Snake Bight Tram 

3. Ecotent facilities  

4. Lodge (with restaurant, lounge and swimming pool) 
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Figure F-2 Preferred Alternative 
(Photo courtesy of USGS, 2004 (Pre-Hurricane) – provided by Everglades National Park in January 2007) 



 

ACCOMMODATIONS 

The preferred alternative would offer a variety of accommodations, similar to those in Alternative C. The 
only difference occurs in the location of the RV campground, which would remain in the T Loop as 
described in Alternative B. 

Figure F-3. Alternative D, Example Lodge Design* 
(Courtesy Royal Concrete Concepts) 

(*no first floor living space at Flamingo; final design to be determined when site design is complete) 

• Lodge – 1 permanent structure: 30 units (estimated 50-year life);  

• Cottages – 24 permanent units (estimated 50-year life);  

• RV Sites – 40 RV sites in the T Loop with electric hookups (potentially with solar-based power) 

• Tent Camping – 130 sites, including 55 drive-in at A Loop, 72 walk-in and 3 group sites located 
with the proposed ecotents along the Florida Bay shoreline. 

• Ecotents – 40 semi-permanent structures with solar-based power 

• Houseboats – 8 boats (32 beds) 

• Florida Bay backcountry chickees – 2 double chickees (each double chickee would accommodate 
up to 2 groups and a maximum of 12 campers) 

Conceptual sketches of how these proposed facilities may appear are found in Figures F-3 through F-5. 
Principles of sustainability would be incorporated into the designs of each based on Best Management 
Practices (BMPs) available at the time of construction. 
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COVERED/ SCREENED 

Figure F-4. Alternative D, Conceptual Cottage Design  
(final design to be determined when site design is complete) 

 

FOOD SERVICE 

Figure F-5. Alternative D, Conceptual Ecotent Design  
(final design to be determined when site design is complete) 

Food service would be the same as proposed in Alternative C: a combination of an informal sit-down 
service and other types of food service would be provided. The food services offered could be modified to 
accommodate variable demand throughout the year. There would be a full restaurant and lounge provided 
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at the lodge. A snack bar/open air lounge would be provided in the marina area to supply food service and 
a social gathering area for visitors.  

OTHER FACILITIES AND AMENITIES 

Screened gathering areas would be located near the visitor center and lodge, and covered picnic areas 
(pavilion areas) would be located in several strategic locations in the Flamingo area. 

Eco Pond would remain a visitor use area, allowing for self- and guided-tours and programs. Since Eco 
Pond is no longer connected to the Flamingo wastewater treatment system, the presence of water in Eco 
Pond would be rainfall-driven; there would no longer be any manual manipulation occurring at the site. 
The trail around the pond would be maintained and exotic species actively removed. Interpretive signage 
would be provided explaining the past, present and future stories of Eco Pond. 

The wilderness permitting process for backcountry trips would continue to operate from the visitor center. 

An eco-friendly swimming pool (built and maintained with energy efficient and filtration technologies, 
and minimal chemical use) would be located adjacent to the lodge and cottages. 

Postal service (stamps, postcards) would be provided with U.S. Postal Service cooperation. 

Support for science and research efforts in the park that could utilize Flamingo as a temporary base of 
operation would be met through personnel using available overnight accommodations and by establishing 
computerized work stations for Everglades National Park staff, university and agency cooperators. 

ACCESS 

Access into and around Flamingo would be reconfigured to conform with the new site design. The exact 
number of parking spaces needed and the layout and design for parking would be determined during the 
site planning and design process. 

All new parking areas would use pervious or semi-pervious materials with incorporation of stormwater 
BMPs applicable to the Flamingo area. 

A seasonal circulator shuttle within Flamingo would be provided by the concessioner providing 
convenient connections for visitors and employees between the major Flamingo facilities and 
destinations. Bicycling would be encouraged by the provision of a “Yellow Bike” service that would offer 
coaster-type bikes to overnight guests at no charge. These bikes would be used for transit throughout the 
Flamingo area. 

VISITOR ACTIVITIES  

Visitor Center 

Visitor Center activities and information services, including those provided by the concessioner, would be 
relocated to the site of the former Flamingo restaurant. 

Trails/Backcountry Access 

New walking/bicycle paths would be provided within Flamingo to provide connectivity between the 
various visitor use areas, using pervious or semi-pervious materials. Bicycle restrictions would be 
maintained in accordance with existing wilderness regulations for the surrounding area, but bicycle 
paths/facilities within the Flamingo developed area would be increased and upgraded to facilitate safe and 
convenient transportation and recreation. Additionally, walking paths/trails to access the new facilities, 
and destinations such as wildlife and/or night sky viewing areas would be provided. Boardwalks would be 
installed where needed to reduce impacts to the ground surface. Non-motorized water trails for canoes 
and kayaks would continue to be maintained and enhanced information on backcountry opportunities 
including access to the new backcountry chickees would be provided.  
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Guides and Livery Services 

A variety of camping and backcountry supplies would be available at the marina store.  

A wide range of outfitting and livery services for backcountry access and transportation would be 
provided. Livery services to trailheads in proximity to Flamingo (e.g., Coot Bay Pond, and West Lake, 
etc.) and backcountry destinations would be available.  

Private fishing guide and charter services would continue to operate from Flamingo through the 
concessioner and under commercial use authorizations (CUAs).   

Tours 

A range of boat tours offering interpretative services would continue to be provided and would be 
expected to be enhanced, as one or more tour boats could added to the fleet for Florida Bay and 
backcountry tours. Guided land- and water- based tours and canoe and kayak tours would continue and be 
expanded. 

Reinstituted tram tours on Snake Bight Trail would operate seasonally. 

Boating 

Canoe, kayak, and skiff rentals would continue, with dock rental space available. The existing boat ramps 
would be maintained. Additionally, a new boat transfer service between Whitewater Bay and Florida Bay 
would be provided, and there would be better publicized information regarding canoe/kayak launch and 
staging areas.  

Fishing 

Bait and tackle supplies, and fishing licenses would continue to be sold at the marina store. The screened 
fish cleaning station would be enlarged and the disposal process would function in a more 
environmentally sound manner by connecting it to the Flamingo wastewater system. The concessioner 
would offer fish cleaning services. 

Restored Areas 

Approximately 50 acres of lands previously disturbed but no longer needed for facilities would be 
restored to natural conditions. This would include 28 acres in the B and C Loops of the campground, and 
22 acres that include the west side of former lodge area and the entire former cottages area. 

SUSTAINABLE DESIGN  

New construction would incorporate the following BMPs:  

• Porous paving to reduce the runoff generated by any parking areas; porous paving allows 
stormwater to infiltrate the ground instead of running off into the surrounding waters. By 
minimizing runoff, the potential for erosion and/or the transport of surface pollutants into 
adjacent waters would be greatly decreased. 

• The final design layout for Flamingo would include landscaping that reduces the amount of 
manicured lawns and promotes the growth of native vegetation. This would reduce the time and 
energy consumption required to maintain Flamingo. Using native vegetation would provide 
beneficial impacts to wildlife and provide additional interpretive opportunities by educating the 
public on the value of native landscaping and site restoration efforts. 

• Ecotents would provide a type of lodging that exemplifies sustainability, providing a low-cost, 
low-impact lodging option available on a seasonal basis. 

 30  



ENERGY 

Because of Flamingo’s sub-tropical climate, NPS would incorporate “Design with Climate” principles 
into building design to off-set overall energy consumption. Such design principles include: using 
overhangs to shade walls and openings; using site features and vegetation to provide shading to walls 
with eastern and western exposure; using shading devices such as louvers, covered porches, and trellises 
with natural vines to block sun without blocking out breezes and natural light; orienting broad building 
surfaces away from the hot late-day western sun; using lighter-colored wall and roofing materials to 
reflect solar radiation; using shutters and screens, avoiding glass and exposures to direct solar gain; 
providing shading on east, south and west facades; providing covered walkways and balconies; 
maximizing insulation, particularly in the roof; including cross ventilation, if possible, in rooms; using 
high performance glass that maximizes view and light but minimizes heat gain; using automatic set back 
thermostats tied to room occupancy; using compact florescent lighting; using on-demand hot water 
heaters. 

• Solar power would be used wherever possible. 

• Current energy BMPs available at the time of construction would also be used wherever possible.  

WATER CONSUMPTION 

• Overall water consumption would be reduced with the use of water saving devices (e.g., 
bathroom fixtures) and sustainable design principles.  

• Current water consumption BMPs available at the time of construction would be used wherever 
possible. 

MATERIALS 

• Using locally produced and “hurricane resistant” materials (such as hurricane-resistant pre-cast 
concrete or equally strong materials) wherever possible, would minimize transportation costs, 
energy use requirements, and potential structure repair or replacement efforts. 

CONSTRUCTION 

All construction within Flamingo would be in compliance with the Florida Building Code, particularly the 
section on High Velocity Hurricane Zone provisions. Flamingo is located in the highest wind speed and 
exposure zones for hurricanes and storms. BMPs that may be used to protect Flamingo’s facilities include 
elevating buildings for flood protection and design features that reduce/minimize impacts from wind and 
storm activities. 

In addition, the semi-permanent ecotents proposed under this alternative would be constructed using the 
BMPs available at the time of construction. 

GENERAL OPERATIONS 

The NPS would institute environmentally friendly and sustainable maintenance programs aimed at: 
reducing the total amount of waste generated on site; expanding Flamingo’s recycling programs; 
increasing the use of biodegradable, non-toxic cleaning products; choosing merchandise based on the 
amount of recycled content, biodegradability, and minimum packaging; and using native vegetation for 
landscaping. 

Lodge, cottages, and parking areas would incorporate: 

• Recycled plastic lumber in lieu of wood for the construction of any required boardwalks. 
Recycled plastic lumber is clean, nontoxic, and nonporous, and lasts longer than wood. It is 
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virtually maintenance free, has lower long-term maintenance costs, diverts plastic waste from 
landfills, and reduces overall wood use. 

5. ALTERNATIVES: Mitigation (Page 2-25 of draft EA): 

Replace with mitigation as listed in Appendix D of this FONSI. 

6. ALTERNATIVES:  Financial Analysis (Page 2-30 of draft EA) – add the following for the 
preferred Alternative D: 

FINANCIAL ANALYSIS OF THE PREFERRED ALTERNATIVE 

A financial analysis of the preferred alternative was conducted to estimate the financial feasibility of 
implementing the CSP. The accompanying document titled “Flamingo CSP – Preferred Alternative 
Financial Analysis” provides a detailed financial analysis for implementing the preferred alternative, 
including assumptions used to develop the financial model, financial performance and profitability 
estimates, and details on project phasing. 

The preferred alternative described in the financial analysis considers the environmental issues of the Park 
and Flamingo area resources, known desired and anticipated visitor experiences sought, and likely profit 
requirements of a potential concessioner. It is estimated that a concessioner would be able to achieve a 
$3.4 million Earnings before Interest, Taxes, Depreciation and Amortization annually given visitation and 
operating parameters. At the estimated level of investment and future cash flows, the preferred alternative 
would yield an average annual return on investment of 17.6 percent, projected on a 20-year contract. A 
required return on investment for a project of this type is estimated to be between 15 and 20 percent 
annually. To achieve a return of 15 percent, no additional funding would be required. To achieve a higher 
return on investment of 18 percent to 20 percent, somewhere between $456,000 and $2.7 million in 
alternative funding beyond what a concessioner might be expected to contribute would be required. 

“Class C” capital cost estimates were prepared for the preferred alternative and can be found in Table F-1: 
Preferred Alternative Class C Cost Estimates in 2008 dollars (Page 25). Class C estimates are cost 
estimates that occur at the conceptual level of planning. All estimates for construction include 
government factors to account for the remote location, Federal wage rate factor, design contingency, 
government general conditions, prime fees, contracting method adjustment, and escalation. All of these 
estimates were based on single-unit costs, and costs were not adjusted to account for possible volume 
discounts or similar cost savings; therefore, these figures are conservative, and are represented in 2008 
dollars. As CSP implementation moves forward, Class B (Budgetary Estimates) would be developed at 
the schematic design phase and Class A (actual estimates) would be developed for the associated 
construction documents. 

The Class C cost estimates were used to inform the financial feasibility of implementing the preferred 
alternative. This included an analysis of phasing options, potential return on investment rates, and the 
possible need to seek funding from additional sources in order to make implementation more feasible. 
Overall, the preferred alternative presents the most financially advantageous alternative for concession 
operations since it has the potential for capturing a larger visitor audience and also includes operating 
efficiencies created by the use of alternative energy sources and adaptations to the seasonality of the 
expected visitation to the Park and the Flamingo area. In any case, implementing the preferred alternative 
may need to occur in phases if financing for all proposed services and facilities is not available at one 
time. 
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Table F-3 – Preferred Alternative Class C Cost Estimates (in 2008 dollars) 

Alternative D – 
Preferred Alternative Item 
Quantity Cost 

Canoes 20 $24,000 
Kayaks 60 $39,000 
Bicycles 50 $10,000 
Skiffs 5 $70,000 

Lodge w/ restaurant and lounge 30 units (14,250 gross 
sq. feet) 

$6,260,000 
(additional costs compared to Alternative C to 
meet new accessibility requirements) 

Cottages (1 BR units)  
24 units (500 sq. 
feet/unit)  
 

$2,923,000 
(additional costs compared to Alternative C to 
meet new accessibility requirements) 

Ecotents 40 (260 sq. feet/unit) $1,789,000 
Bath house (for ecotents) 1 $600,000 
Houseboats 8 (4 beds/boat) $2,000,000 
Snack bar/mini lounge (Marina) 1 $330,000 
Swimming pool  1 200,000 

Elec hook-ups for RV sites 40  
 $160,000 

Gift shop 1 $685,000 

Concessioner housing  $4,425,000 to 
$7,075,000 

Tour boats 2 $350,000 
Restrooms w/ hot showers(Camping 
areas) 5 $250,000 

Internal circulator shuttle 1 $50,000 
Snake Bight tram 1 $70,000 

TOTAL  $20,235,000  
to $22,885,000 

*Costs for lodging are in “ready to use” condition and include all furnishings. 

 

7. ALTERNATIVES: How Alternatives Meet Objectives (Page 2-31 of draft EA): 

Add the following text for the preferred alternative:  

As stated in the “Purpose and Need” chapter of the draft Plan, the preferred alternative must meet all 
objectives to a large degree to be considered reasonable. The preferred alternative must also address the 
stated purpose of the plan and resolve the need for action. The preferred alternative addresses the purpose 
of the plan, resolves the need for action, and as presented in Table 4: Extent to Which the Preferred 
Alternative Meets the Project Objectives (page 26), the preferred alternative fully meets or meets to a 
large degree each of the project objectives. 
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8. ALTERNATIVES: The Environmentally Preferred Alternative (Page 2-31 of draft EA): 

Replace with the text included in this FONSI (pages 6-8)  

9. ALTERNATIVES: tables, 2-5, 2-6, 2-7: 

Add the following information for Alternative D (preferred alternative): 

For table 2-5 (Alternatives Summary Matrix) - add information from table F-2, below 

For table 2-6 (Comparison of the Extent to which Each Alternative Meets the Project Objectives) - 
add information from table F-3, below 

For table 2-7 (Summary of Environmental Consequences) – add information from table F-4, below 



Table F-2: Summary of Environmental Consequences for the Preferred Alternative 

For each impact topic below the cumulative impacts for the preferred alternative, Alternative D, are described. This information is provided in the 
errata because it was omitted from the impact analysis for the preferred alternative released to the public in April 2008.  All other impact analysis 
information previously presented on the preferred alternative, including statements regarding impairment to resources, is incorporated in the EA 
for this project. The cumulative effects described below would not result in significant impacts to these resources and would not result in 
impairment. 

Impact Topic Alternative D - Preferred Alternative 

Geologic Resources/ Soils Cumulative Impacts. Other actions within the Flamingo area have impacted or would continue to impact soils. A 
small fire that occurred in the Flamingo campground and other prescribed burns have had very localized, short-
term minor adverse impacts on soils. Construction of the new water system and wastewater treatment plant 
impacted soils in a very limited area and to a negligible extent. The proposed removal of underground storage 
tanks near the marina and resurfacing the roads and parking facilities would involve ground disturbing activities 
that would have short-term minor adverse impacts to soils within the area. These impacts, in combination with the 
long- and short-term minor adverse and long-term minor beneficial impacts to soils and long-term negligible 
adverse impacts to geology or topography resulting from the no action alternative, would result in long-term minor 
adverse cumulative impacts to soils and long-term negligible adverse impacts to geology and topography. 

Cumulative impacts would affect soils, and in combination with the long- and short-term minor adverse and long-
term minor beneficial impacts to soils and long-term negligible adverse impacts to geology or topography, would 
result in long-term minor adverse cumulative impacts to soils and long-term negligible adverse impacts to geology 
and topography. 

The cumulative impacts from Alternative D would involve some level of ground disturbance, and combined with 
the above beneficial and adverse impacts, would result in long-term minor adverse cumulative impacts to soils and 
long-term negligible adverse impacts to geology and topography. 
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Impact Topic Alternative D - Preferred Alternative 

Air Quality Cumulative Impacts. Cumulative impacts on air quality would result from the planned construction activities 
related to the removal of a storage tank, park building repairs and construction, and routine maintenance. Routine 
maintenance includes the resurfacing of park roads; park, commercial, and recreational vehicle use; and trail 
clearing. Natural and prescribed fires could also add to possible air pollution, although no additional prescribed 
burns are planned at this point in time. Future increases in visitation over the years would bring more visitors and 
more vehicles into the Flamingo area. As a result of these activities, cumulative impacts on air quality in the park 
are expected to be mostly short term, because emissions would not all occur at the same time and would be readily 
dissipated by prevailing winds, and range from negligible to minor adverse. Air quality would be expected to stay 
within state and federal standards. 

Additional operations at Flamingo would result in localized, mostly intermittent or short term, minor, adverse 
impacts on air quality within the analysis area. Cumulative impacts from the operation of increased services at 
Flamingo; routine park operations; park, commercial, and recreational vehicle uses; and other emissions sources 
outside the park are expected to result in short term, negligible to minor, adverse impacts on air quality throughout 
the park, and air quality would remain within state and federal standards.   

Soundscapes Cumulative Impacts. Park maintenance and minor construction actions, such as resurfacing of the roads and 
parking facilities, trails maintenance, replacement of underground storage tanks, and landscaping would cause 
short-term minor adverse impacts because of mechanized and heavy equipment noise. Additional visitors would be 
expected if other RV campgrounds in the region remain closed. Cumulative impacts would include higher 
visitation levels and associated noise, especially near the more developed areas and gathering spots. Cumulatively, 
the reasonably foreseeable projects, in combination with Alternative D, would have short-term and long-term 
minor adverse impacts on soundscapes at Flamingo if best management practices for noise mitigation are followed. 
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Impact Topic Alternative D - Preferred Alternative 

Water Quality Cumulative Impacts. Water quality in and around Flamingo has been affected in the past by development of the 
facilities, development and discharges from upper watershed areas, and continued use of the Flamingo area by 
visitors and boaters. Studies of Florida Bay show changes in water quality over the year, including an increase in 
turbidity in Western Florida Bay. Past, current, and future expected non-point runoff, emissions from fueling and 
boating, and occasional dredging all contribute minor adverse impacts to water quality. Removal of underground 
storage tanks at the marina is planned in the near future; this would remove a potential source of contamination 
near the marina, a beneficial effect. Future planned construction, such as resurfacing of the roads and parking 
facilities would contribute to short-term, minor adverse impacts during the time of construction due to the potential 
for runoff of sediments and possibly equipment oils or fuels if spilled or leaked. The addition of the Flamingo 
Wastewater Treatment Plant has provided a long-term benefit to local water quality. The impacts of the no action 
alternative, added to the adverse and beneficial effects from other past, present, and reasonably foreseeable actions, 
would result in long-term, minor adverse cumulative impacts to water quality. 

Cumulative impacts under alternative D would result in long-term benefits arising from the restoration of 50 acres 
of the Flamingo area that would help to filter runoff to surface and ground waters. Continued use of the Flamingo 
area by visitors and boaters would include emissions from fueling and boating, and very infrequent dredging, 
which would be expected to contribute more non-point pollution. The impacts of alternative D, added to the 
adverse and beneficial effects from other past, present and reasonably foreseeable actions, would result in long-
term, minor adverse cumulative impacts to water quality. 

 

Wetlands Cumulative Impacts. Wetlands in and around the Flamingo developed area have been indirectly affected in the 
past by facility development and maintenance (runoff from construction sites, etc.) and continued use of the 
Flamingo area by visitors and boaters. Future planned construction, such as resurfacing of the roads and parking 
facilities, would not directly affect wetlands, since these actions would all occur within disturbed areas. 
Cumulative impacts under alternative D would include long-term benefits arising from the restoration of 50 acres 
of wetlands. Continued use of the Flamingo area and surrounding waters by visitors and boaters may cause 
negligible to minor adverse effects through off-trail use and boating (propeller damage). However, the impacts of 
50 acres of wetlands, added to the adverse and beneficial effects from other past, present and reasonably 
foreseeable actions since the development of Flamingo, would result in long-term, minor to moderate beneficial 
cumulative impacts to wetlands. 
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Impact Topic Alternative D - Preferred Alternative 

Floodplains Cumulative Impacts. The 100-year floodplain in and around Flamingo developed area has been affected in the 
past and would continue to be affected in the future by the continued presence of structures and continued use of 
the Flamingo area, which is all within the 100-year floodplain. Future planned construction would include 
hurricane proofing, per the Hurricane Response Plan. Cumulative impacts under alternative D would include long-
term benefits arising from the restoration of 50 acres of floodplain. Continued occupancy and use of the Flamingo 
area by visitors and employees would continue to represent a long term unavoidable adverse impact. However, the 
impacts of 50 acres of floodplains, added to the adverse effects from other past, present, and reasonably 
foreseeable actions in the 100-year floodplain since the development of Flamingo, would result in long-term, minor 
beneficial cumulative impacts to floodplains. 

Wilderness Area  Cumulative Impacts. Cumulative impacts on the wilderness character or values around Flamingo would be 
affected by possible increased noise from more construction activities, boat-related impacts to the bay bottom 
wilderness, and the increased buffer provided by the restoration of previously disturbed areas. The GMP is 
expected to include provisions for increased boater education and improved navigational tools so that resource 
protection and access to the park occur with reduced impacts. Most of the activities associated with alternative D 
are limited to the developed area, with only potential short- and long-term, negligible to minor adverse, as well as 
long-term, minor indirect beneficial, effects on wilderness. In combination with past, present, and reasonably 
foreseeable future actions, cumulative impacts to wilderness would be long-term, minor to moderate, and adverse. 



39 

Impact Topic Alternative D - Preferred Alternative 

Wildlife and Wildlife 
Habitat 

Cumulative Impacts. Wildlife, wildlife habitat, and vegetation have all been affected by continued development 
of the facilities, trails, parking, and roads in the Flamingo area, as well as infrastructure upgrades (wastewater 
treatment plant, potable water system).  In addition, visitor use in the area, which had increased until the recent 
hurricane events, also had impacts on terrestrial and submerged aquatic vegetation. Maintenance activities such as 
ongoing exotic plant control, fire management, and landscape management have also contributed to impacts on 
wildlife, wildlife habitat, and vegetation. Exotic plant control and prescribed burns are used for the restoration of 
habitat and although there may be short-term, adverse impacts, the long-term effects are beneficial.  

Other past and present activities that have affected or are affecting wildlife, wildlife habitat, and vegetation include 
various infrastructure upgrades, the removal of underground storage tanks, resurfacing of roads and parking areas, 
and maintenance activities at Flamingo. However, the impacts would be temporary, only lasting the duration of the 
construction or system maintenance activities. Plans for restoring the Everglades ecosystem would have longer-
term, beneficial effects, while some of the planned regional transportation projects may indirectly contribute to 
visitor-use related impacts on wildlife, wildlife habitat and vegetation, if they contribute to increased visitation to 
Flamingo over time.  

Cumulative impacts under alternative D would contribute some short- and long-term, negligible to moderate 
adverse impacts, as well as long-term, minor to moderate, beneficial effects (from reducing the footprint of 
currently disturbed areas and allowing some areas to be restored to natural conditions). Taking these factors into 
consideration, the cumulative impacts to wildlife, wildlife habitat, and vegetation are expected to be long-term, 
minor, and adverse. 
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Impact Topic Alternative D - Preferred Alternative 

Threatened and 
Endangered Species and 
Species of Special Concern  

Cumulative Impacts. Federal and state-listed species, as well as species of special concern have all been affected 
by the continued development of the facilities, campgrounds, infrastructure, trails, parking, and roads in the 
Flamingo area. In addition, visitor use in the area, which had increased until the recent hurricane events, has also 
had impacts. Maintenance activities such as ongoing exotic plant control, fire management, and landscape 
management have also contributed to impacts (both adverse and beneficial) on federal and state-listed species, as 
well as species of special concern.  

Other activities with the potential to affect federal and state-listed species, as well as species of special concern, 
include the removal of underground storage tanks, resurfacing of roads and parking areas, and infrastructure 
upgrades (wastewater treatment plant, potable water system) at Flamingo. However, the impacts from these 
activities would be temporary, only lasting the duration of the construction activity.  Plans for restoring the 
Everglades ecosystem would have longer-term, beneficial effects, while some of the planned regional 
transportation projects may indirectly contribute to visitor-use related impacts, if they contribute to increased 
visitation to Flamingo over time.   

The cumulative impacts under alternative D would contribute some short- and long-term, minor adverse impacts, 
and there would also be long-term, minor to moderate, beneficial effects from restoration of disturbed areas. 
Taking these factors into consideration, the cumulative impacts to federal and state-listed species, as well as 
species of special concern, are expected to be long-term, negligible, and adverse.  

Cultural Resources Cumulative Impacts. Because there would no disturbance in previously undisturbed areas associated with 
ongoing management activities, implementation of alternative D would have long-term minor adverse impacts on 
cultural resources at Flamingo. However, other actions related to tank removal, road resurfacing, and other site 
construction would result in negligible to minor adverse impacts on cultural resources. The proposed nomination of 
the Mission 66 program structures to the National Register of Historic Places would have a long-term minor 
beneficial to the historic structures and cultural landscape because it would encourage the compatibility of 
renovations and construction. Any development in the Flamingo area would need to be compatible with the historic 
structures or any district that is proposed. The proposed Ingraham Highway Historic District boundaries would 
touch the proposed Flamingo footprint. Overall, with proper mitigation measures, under alternative D there would 
be long-term, negligible adverse cumulative impacts to cultural resources. 
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Impact Topic Alternative D - Preferred Alternative 

Visitor Use and Experience Cumulative Impacts. Other actions could, in combination with alternative D, result in impacts to visitor use and 
experience. These include the Florida Circumnavigation Saltwater Paddling Trail, which would bring thousands of 
paddlers to various areas along the 26 segments that range from the Everglades to Fort Lauderdale. Other plans or 
projects include: a General Management Plan determining the 20-year vision for the Park; the Comprehensive 
Interpretive Plan that would address plans for interpretation in the Flamingo area, improving visitor understanding 
and experience for those who wish to delve into the resources at the park; a Wayside Exhibit Plan that may include 
wayside exhibits in the Flamingo area, again improving the visitor experience for some; the Hurricane Response 
Plan that would improve the visitor experience (and safety) and require any new buildings to be hurricane-proof; 
the Mosquito Control Program, a regional planning effort, would not be directly beneficial to visitors since the 
NPS does not spray in visitor areas, but would indirectly benefit visitors since spraying will increased employee 
productivity and promote staff retention; and the Comprehensive Everglades Restoration Plan (including a 
Manatee Management Plan) that would indirectly affect visitor experience because visitors may be able to enjoy 
more of the natural resources that would be restored. 

Under alternative D, long-term moderate beneficial impacts would occur to visitor use at Flamingo, adding more 
visitor activities and amenities to the area. Combined with the other projects that are adding or improving visitor 
experiences, the cumulative impacts would be long-term, moderate, and beneficial. 

 

Night Sky Cumulative Impacts. Backcountry camping, boating, and hiking in areas currently with few services would be 
impacted by actions planned for the Park, including the Florida Circumnavigation Saltwater Paddling Trail, which 
could bring thousands of paddlers with campfires and lanterns to various areas along the 26 segments that range 
from the Everglades to Fort Lauderdale. Cumulative impacts under alternative D would include adverse and 
beneficial impacts based on the contribution of the redevelopment. Cumulatively, the reasonably foreseeable 
projects, in combination with alternative D would have long-term minor adverse impacts on the night sky at 
Flamingo, even if prescribed lighting practices (such as down-shielded lights) are followed.  
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Impact Topic Alternative D - Preferred Alternative 

Socioeconomics Cumulative Impacts. The majority of the projects considered for cumulative impacts analysis for alternative D 
deal most substantively with park operations or species/habitat management. These projects would be expected to 
have negligible socioeconomic impacts, individually and cumulatively. Other projects, such as the regional 
transportation projects, would potentially have either a negligible or minor beneficial impact on the economy of the 
region of influence (ROI).  Local and regional population growth, especially that occurring in local communities 
close to the park, would result in both adverse and beneficial local socioeconomic effects, depending on the level 
of growth and the ability of the communities to provide needed services. When considering the effects of 
implementing Alternative D in the context of other substantial regional effects in and around Flamingo, cumulative 
impacts would be short- and long-term negligible beneficial impacts in the ROI as a whole, with minor long-term 
beneficial impacts expected in Monroe County. Increases in visitors would result in increased economic activity by 
these visitors, and this would also result in increased park resources being provided to support the increased 
activity. These increases would result in higher revenues for local businesses that cater to park visitors and 
personnel, and these increased revenues themselves would prompt beneficial secondary impacts throughout the 
local economy. The replacement of commercial facilities in a high hazard flood area would not be expected to have 
a long-term adverse economic impact related to any potential loss of structures.  

 

Energy Resources Cumulative Impacts. Energy consumption would increase over the life of the plan due to an increase in 
commercial services, overnight accommodations, and construction measures, but numerous energy-saving 
practices and devices would be incorporated. Based on increased visitation expected, vehicle use and boat use in 
general would increase over the life of the plan, increasing fuel consumption. Energy would continue to be 
consumed by actions other than commercial and visitor services, including operation of the water and wastewater 
treatment plants and maintenance activities (lawn mowing, repairs, etc). Resurfacing of the interior roadways and 
parking facilities and the removal of underground storage tanks would all have short-term, minor adverse impacts 
on energy consumption due to construction. However, with the improvements made by meeting LEED standards, 
under alternative D, energy consumption associated with the current and future uses would have an overall long-
term, minor cumulative beneficial impact on energy consumption. 

 



43 

Impact Topic Alternative D - Preferred Alternative 

Park Management and 
Operations 

Cumulative Impacts. The park would continue with plans for ongoing exotic plant control, mosquito control, fire 
management, landscape management, and continued facility maintenance, all of which would be responsibilities of 
the maintenance division. Visitors would continue to visit the site without overnight accommodations, and 
interpretive programs throughout the park would continue, including development of a wayside exhibit plan and 
the development of other recreational facilities in the area such as the Saltwater Paddling Trail and the Biscayne-
Everglades Greenway. These projects would include the involvement of all divisions of Everglades National Park. 
Although these projects would require staff time and effort to implement, when considered with the negligible to 
minor adverse and moderate beneficial impacts, the cumulative impact would be long-term, minor, and adverse.  

Visitation would likely increase as visitors would be offered more opportunities at Flamingo, including overnight 
accommodations. Other actions that would contribute to cumulative impacts include landscaping and facility 
maintenance and interpretive programs. These projects would include the involvement of all Park divisions. 
Assuming that funding is available for all of these projects, when combined with the actions occurring at Flamingo, 
the cumulative impacts would be long-term, minor, and adverse. If funding is not received, impacts could be long-
term moderate adverse, because the impact would be felt in other areas of the park.  

Alternative D would result in long-term, minor-to-moderate adverse cumulative impacts. 
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Everglades National Park 

Flamingo Commercial Services Plan/Environmental Assessment 

Preferred Alternative – Floodplain Statement of Findings 

May 2008 

 

Introduction 
The largest developed area within Everglades National Park is the Flamingo area, located at the 
southernmost mainland point of the park, at the end of a 38-mile paved road that extends southwest from 
the main visitor center near Homestead, Florida. In 2005, the Flamingo area sustained heavy 
infrastructural damage as a result of two consecutive hurricanes. These storms caused overwhelming 
impacts to already aged facilities, and many of the visitor uses and services in Flamingo had to be shut 
down or reduced. The Flamingo Lodge, cottages, restaurant, gift shop, and cafe were closed due to the 
damage caused by strong winds and six to eight foot storm surges from Hurricanes Katrina and Wilma. 
Historically, Flamingo was the only area providing overnight accommodations, beyond tent and 
recreational vehicle (RV) camping, to park visitors. Due to the loss of available services and 
accommodations at Flamingo, the National Park Service (NPS) was asked by the public to expedite the 
process for determining the site’s future. As a result, the park embarked on a planning process, through 
the development of a Commercial Services Plan and Environmental Assessment (CSP/EA), to identify 
options and make decisions about Flamingo. The park is considering repairing and/or replacing the 
damaged facilities. 
  
The Draft EA was released for public review on November 17, 2007 and did not identify a preferred 
alternative, but did include a Floodplain Statement of Findings that covered all of the alternatives 
considered. Following receipt of public comment on the Draft EA, a preferred alternative was developed 
that integrated components of both action alternatives from the draft (alternatives B and C). The preferred 
alternative, referred to as alternative D, includes the construction of the lodge, pool, restaurant, and 
cottages. Certain facilities damaged by past hurricanes would also be rebuilt or replaced (amphitheater, 
NPS employee housing, maintenance facilities, concessioner housing, two backcountry campsites).The 
site design and the redevelopment of the Flamingo area would allow the area to function more efficiently 
than it did in the past, and would facilitate pedestrian and bicycle access and circulation. The lodge and 
cottages would be located in proximity to the marina and visitor center, and would be rebuilt as structures 
elevated to meet or exceed State of Florida and Monroe County requirements to avoid/minimize impacts 
from storms and hurricane events, while the RV campsite would remain at T Loop. A Flamingo circulator 
shuttle would transport visitors to key destinations within the Flamingo area and a “Yellow Bike” system 
would provide overnight guests with enhanced access to the lodging, marina, restaurant, and other visitor 
services, while reducing the frequency of private vehicle use. Eco Pond would remain a visitor use area 
while it continues to restore naturally in the coming years. As a result of this reconfiguration, 
approximately 50 acres within the Flamingo developed area would be restored to its prior natural 
conditions as part of the park’s coastal prairie and mangrove ecosystems, including 28 acres at the former 
B and C Loops and 22 acres in the old lodge and cottage areas. Figure 1 depicts the site development and 
services proposed under the preferred alternative. 
 
Justification for the Use of Floodplain 
The Flamingo developed area totals about 600 acres and is located within a designated high hazard zone 
floodplain (see Figure 2). There is a history of flooding in the area, most recently with the storms related 
to hurricanes Katrina and Wilma in 2005 that inundated all of Flamingo. At that time, the lodge, cottages, 
restaurant, gift shop, marina store, some housing facilities, and the café were closed due to the damage 
caused by strong winds and storm surges, which reached levels of four to eight feet in various Flamingo 
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locations. Only the marina store has reopened. Although the NPS is under executive order and policy to 
reduce or eliminate development in floodplain, in the Flamingo area this is not possible because the entire 
area falls within the 100 year floodplain. As identified in Figure 2, the “VE” zone (100 year floodplain 
with storm wave hazard) extends about 1,000 feet in from the shoreline, and the “AE” zone (the rest of 
the 100 year floodplain without wave hazard) continues indefinitely landward. Most all of the Everglades 
National Park is in the 100 year floodplain. Therefore, the redevelopment of Flamingo must occur within 
the floodplain, but the extent of development, placement of structures, and types of structures and 
associated facilities can be selected to minimize impacts. The preferred alternative would elevate the 
lodge and cottage structures to a height that meets or exceeds State of Florida and Monroe County 
requirements to avoid/minimize impacts from storms and hurricane events. Due to the importance of the 
Flamingo area to Everglades National Park, this plan recognizes the value of designing and building new 
facilities in a sustainable way, with the NPS acknowledging there is some risk to the facilities and 
resources included as part of the CSP preferred alternative. At the same time, the plan commits to 
avoiding risk to people since there is almost always a 48 to 96 hour window to evacuate areas that are 
potentially threatened by a major storm event. This precautionary principle would always apply at 
Flamingo. 
 
Rather than repeat information described in the Draft Plan/EA and the Preferred Alternative documents, 
this paragraph provides references to those documents as they relate to project floodplain conditions and 
impacts. The documents can be viewed at the NPS Planning, Environment, and Public Comment website: 
http://parkplanning.nps.gov, selecting “Everglades NP” from the drop down box, then “Flamingo 
CSP/EA”, and then going to “Document List” to view either the Draft Plan/EA or the Preferred 
Alternative. A description of floodplain resources is provided in the Draft CSP/EA, Chapter 3, page 27. 
Floodplain impacts for alternatives A, Band C are described in the Draft Plan/EA, Chapter 3, pages 38 – 
39, and on page 22 of the Preferred Alternative (impacts are the same as alternative C). The basis for 
determining that a Statement of Finding for Wetlands is not required for this project is fully described in 
the Draft CSP/EA, Chapter 3, page 29. In short, the rebuilding of Flamingo as described in this project 
would occur within the developed area and affect only previously disturbed or filled areas. Areas 
proposed to be restored would not include any new disturbance of wetlands. 
 
If adverse impacts to wetlands would occur from a proposed project, a Statement of Findings is prepared, 
unless the actions are accepted for various reasons provided in Procedural Manual 77-1, section 4.2(A). 
These include actions designed for restoring wetlands and water dependent actions that have minor 
impacts. As described more fully below in the analysis, the rebuilding or redesigning of Flamingo’s 
commercial services under any alternative would stay within the developed area and affect only 
previously disturbed or filled areas, thereby avoiding impacts to wetlands. Indirect impacts may include 
minor effects from use of boats in shallow areas and at launch sites; however, these are related to water 
dependent use and would generally result in negligible to minor and very localized effects. The chickees 
would be located below low low tide, out of the intertidal area, and no construction would occur on 
nearby islands. The restoration proposed for wetlands that had been previously filled for development 
would not include any new disturbance of wetlands, and it is expected that any area that would be 
restored to original grade would likely revert to wetland and develop an initial vegetation cover within 
about one year (Zimmerman, pers. comm., 2007). For these reasons, a Statement of Findings for wetlands 
was not required for this project. 
 
Investigation of Alternative Sites/Site-Specific Flood Risk Impacts of the Preferred Alternative 

Alternative A (No Action) 
Under this alternative, concessions at Flamingo would function according to current uses, which primarily 
focus on day users. Only the campground and limited marina slips would be available for overnight use. 
Certain facilities damaged by past hurricanes would be rebuilt (amphitheater, NPS employee housing, 
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maintenance facilities, concessioner housing, backcountry chickees) (see EA, figure 2-1). The 
construction would occur primarily in the high hazard/storm surge hazard zone, with the exception of the 
maintenance facility that lies further inland. Lands where the lodge and cottages used to be sited would be 
restored; this area is also in the high hazard storm surge zone. Flood and storm surge risk would continue 
to include loss of structures, creation of debris, and damage from flooding. Overall, proposed construction 
and replacement of facilities would cover less than one acre of floodplain, with elevation of structures 
comprising most of the facilities to be rebuilt, thereby reducing the actual surface footprint considerably. 
An additional 28 acres of floodplain (the former B and C campground loops and a majority of the former 
lodge and cottage site) would be restored in the high hazard zone. 
 
Alternative B – Flamingo Rebuilt 
This alternative would involve construction of the lodge and cottage in the same general location, within 
the high hazard/storm surge zone. Additional areas (the former B and C campground loops) would be 
restored in the high hazard zone (see EA, figure 2-2). Risks of replacing structures in the floodplain 
would be the same as alternative A: flood damage and loss of structures, creation of debris, plus possible 
releases of materials from the lodge and restaurant facilities (e.g. swimming pool chlorine, oils and 
greases). Overall, proposed construction and replacement of facilities would cover about five acres of 
floodplain, with elevation of structures comprising most of the facilities to be rebuilt, thereby reducing the 
actual surface footprint considerably. An additional 50 areas of floodplain (the former B and C 
campground loops and a majority of the former lodge and cottage site) would be restored in the high 
hazard zone. 
 
Alternative C – Flamingo Redesigned 
This alternative would include the lodge and cottage construction in the same general area, but would 
relocate the RVs to the area next to the visitor center and add 40 ecotents in a portion of the area currently 
used for group and walk-in camping, set back from the Florida Bay shoreline. Additional areas of 
floodplain would be restored (the former B, C and T campground loops and a sizeable area around Eco 
Pond) (see EA, figure 2-4). Risks of replacing structures in the floodplain would be the same as 
alternatives A and B: flood damage and loss of structures, creation of debris, plus possible releases of 
materials from the lodge and restaurant facilities (e.g. oils and greases). Overall, proposed construction 
and replacement of facilities would cover about five acres of floodplain, with elevation of structures 
comprising most of the facilities to be rebuilt, thereby reducing the actual surface footprint considerably. 
An additional 87 acres of floodplain (the former B and C campground loops and a majority of the former 
lodge and cottage site) would be restored in the high hazard zone. 
  
Alternative D – Preferred Alternative 

The preferred alternative is largely a combination of elements from alternatives B and C, and would 
involve construction of the lodge (with a restaurant and swimming pool) and cottages near the visitor 
center, in the location formerly occupied by the old lodge, within the VE high hazard/storm surge zone. 
The RV campground would remain in the T loop, in the AE zone. About 40 ecotents and the replacement 
amphitheater would be added in a portion of the area currently used for group and walk-in camping, set 
back from the Florida Bay shoreline, but in the VE zone. Replacement housing would fall within the VE 
zone, and the maintenance shop would fall within the AE zone. Overall, proposed construction and 
replacement of facilities would cover about five acres of floodplain, with elevation of structures 
comprising most of the facilities to be rebuilt, thereby reducing the actual surface footprint considerably. 
An additional 50 acres of floodplain (the former B and C campground loops and a majority of the former 
lodge and cottage site) would be restored in the high hazard zone. 
Impacts on floodplains would result from the continued presence of structures, replacement of structures, 
and continued day use of the Flamingo area, which is all within the 100-year floodplain. Existing 
structures would be susceptible to flooding and damage during hurricanes or large tropical storm events, 
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and any new facilities in the study area would be constructed within the floodplain, adding to the risk 
associated with hurricanes and storms. However, all new facilities except the maintenance shop would be 
raised to protect them against the forces of hurricanes and be built to “hurricane-proof” standards, which 
would also help reduce the surface area of the floodplain that is permanently covered with buildings and 
reduce losses from hurricanes. The maintenance shop would be built on an elevated fill pad and meet all 
required building codes. The continuation of the uses and replacement of structures in the Flamingo area 
that are not elevated within a floodplain would result in long-term localized minor to moderate adverse 
impacts. However, all new structures would be elevated one way or another. The ecotents and possibly 
some of the concessioner housing would be designed to be seasonal, and would be removed during the off 
season and in the case of impending hurricanes. Removal of the former lodge buildings and cottages 
would eliminate the potential risk associated with their presence, and the restoration of the majority of the 
area where they stood, along with the restoration of the B and C loops in the campground, would restore 
50 acres of the natural floodplain of the Flamingo area and remove hazards from human use in these 
areas, a long-term, localized, moderate beneficial effect.   
 
Conclusion 
The continuation and rebuilding of the uses and structures in the Flamingo area would result in long-term 
localized moderate adverse impacts on floodplains, but there would be moderate beneficial effects from 
the removal of the old lodge and cottage structures, consolidation and elevation of structures, use of flood 
resistant design, and restoration of approximately 50 acres within the Flamingo developed area to its prior 
natural conditions as part of the park’s coastal prairie and mangrove ecosystems, including 28 acres at the 
former B and C Loops and 22 acres in the old lodge and cottage areas (see Figure 1 for location of 
floodplain areas to be restored). Alternative D would not produce major adverse impacts on floodplains. 
 
The conservation and protection of floodplain resources is (1) necessary to fulfill specific purposes 
identified in the establishing legislation of the park, (2) key to the natural and cultural resource integrity 
of the park or opportunities for enjoyment of the park, and (3) identified as a goal in park management 
and policy documents or other National Park Service planning documents. Consequently, there would be 
no impairment of floodplains as a result of the implementation of alternative D. 
 
Flood Mitigation Plans 

• The overall developed footprint in the 100-year floodplain would be reduced as much as possible, 
given the limits and development concepts for each alternative. 

• All new structures would be constructed on previously disturbed areas that have already been 
filled. No new fill is anticipated unless necessary for foundation purposes. No areas that are not 
already filled would be subject to filling or grading. 

• In accordance with EO 11988, flood protection would be provided by elevating permanent 
accommodations, which would be built to the 2004 Florida Building Code standards for a High 
Hazard Hurricane Zone (anticipated to be about 15 feet for 1st floor elevation). The NPS would 
operate the area using the Everglades National Park Hurricane Plan, which is coordinated with 
the Monroe County Emergency Management Department. The replacement employee housing 
and concessioner housing would be elevated structures; the maintenance facility would meet all 
hurricane building codes. 

• The alternatives also include the restoration of large tracts of previously developed land (see next 
page for details).  Any sites no longer needed for replacement of facilities would be restored. This 
would include portions of the areas where the lodge buildings and duplex cottages stood (under 
all alternatives), as well as areas that would no longer be used due to consolidation and 
reconfiguring of the overall Flamingo area. The exact type of restoration would depend on the 
size and location of the area, but would generally include removal of building materials and fill or 
other impervious surface materials (paving), followed by grading to historic contours. Then, 
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either the area would be allowed to revegetate naturally (coastal prairie habitat in most cases), or 
native species would be planted consistent with desired vegetative conditions and the surrounding 
landscape. NPS would monitor the area to assess the progress of revegetation and/or any 
plantings and the presence of any non-native species.  

• Site restoration would result in the reestablishment of about 50 acres coastal prairie and mangrove 
habitat in the floodplain (see Figure 1 Areas to be Restored). If restored to coastal prairie or 
mangrove communities, vegetation will return that will help to reduce the effects of storm surges 
and flooding in the area.  

• Construction of the lodge, cottage, ecotent, and RV parking will use permeable paving material to 
increase infiltration and reduce runoff.   

• The proposed ecotents and possibly some concessioner housing would be designed to be 
seasonal, so that all but the foundations could be removed during the off-season, minimizing the 
potential for damages. 

 
Summary 
Because all of the Flamingo area is in a 100-year floodplain, the proposed commercial services and 
associated facilities proposed for alternative D must be located in a floodplain; there are no other siting 
alternatives. The continuation of uses and rebuilding of structures and facilities in the Flamingo area 
would result in risks from the possibility of flooding and wind/storm surge damage, with localized 
adverse impacts on floodplains, but there would be moderate beneficial effects from the consolidation of 
facilities, elevation of structures to standards described above, use of flood resistant design, and 
restoration of a large area of previously disturbed floodplain. Therefore, floodplain values would be 
protected to the maximum extent possible and potential flood hazards would be minimized. 
 
The National Park Service concludes that there is no practical alternative for replacement of the lodge, 
cottages, camping facilities, and other ancillary facilities as described above for alternative D, the 
preferred alternative. Mitigation and compliance with regulations and policies to prevent impacts to water 
quality, floodplain values, and loss of property or human life would be strictly adhered to during and after 
the construction. Individual permits with other federal and cooperating state and local agencies would be 
obtained prior to construction activities. No long-term adverse impacts would occur from the Preferred 
Alternative. Therefore, the National Park Service finds the Preferred Alternative to be acceptable under 
Executive Order 11988 for the protection of floodplains. 
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Figure 1: Alternative D (Preferred Alternative) 

  

 

 
 

 

 

 

 

 

 

 

 

 

 

Figure 2 – FEMA Flood Rate Insurance Map No. 12087c0675k (FEMA  2006; Dated 2/18/05) 
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Appendix E 

FINAL FINANCIAL ANALYSIS (ALTERNATIVE D) 

Flamingo Commercial Services Plan 

Environmental Assessment 
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Appendix F 
PUBLIC COMMENTS AND RESPONSES  
(DRAFT CSP/EA AND ALTERNATIVE D) 

Flamingo Commercial Services Plan 
Environmental Assessment 

 
The Flamingo Commercial Services Plan Environmental Assessment (EA) was on public review from 
November 17, 2007, through January 25, 2008.  During the public comment period, a total of 94 (603 
signatures) correspondences were received. Within these 94 correspondences there were 504 form letters. 
Substantive comments were analyzed consistent with the guidance provided in the National Park 
Service’s (NPS) Director’s Order 12, the National Park Service (NPS) guideline for environmental 
compliance. Comments are considered substantive when they: a) question, with reasonable basis, the 
accuracy of information in the draft EA, b) question, with reasonable basis, the adequacy of the 
environmental analysis, c) present reasonable alternatives other than those presented in the EA, or d) 
cause changes or revisions in the proposal. Comments that state a preference for one alternative (or 
component of an alternative), state opinions, or are outside the scope of the project, are not considered 
substantive. Many of these comments were used to formulate the preferred Alternative D, which was 
released for an additional 30-day review period from April 11, 2008, to May 15, 2008. None of the 
comments received on the preferred alternative resulted in substantive changes in the preferred alterative 
as presented for review, although some clarifications were added to the EA through the Errata sheets 
(Appendix A).  
 
The following summarizes the substantive comments (grouped as concern statements) and the NPS 
response to those concerns for both the initial EA release and the preferred alternative release for public 
comment.   
 
COMMENTS ON DRAFT EA 
 

Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Comments Related to Alternatives 

Some commenters stated that the continuation of 
certain services would improve Flamingo, such as the 
reservation system for accommodations, the Post 
Office, and the availability of picnic areas. 

These elements are included in the preferred 
alternative (Alternative D). 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Some commenters expressed concern over the 
restoration processes that will be occurring at 
Flamingo, in particular the restoration of ponds and 
the restoration of water volume. 

Based on strong public input on the alternatives in 
the draft CSP/EA, the preferred alternative does not 
call for the restoration of Eco Pond and surrounding 
area. Eco Pond will be maintained as a public 
use/wildlife viewing area, allowing for self- and 
guided-tours and programs. Since Eco Pond no 
longer serves as the tertiary treatment area for 
Flamingo wastewater the presence of water in Eco 
Pond is now rainfall-driven and over time Eco Pond 
conditions will likely revert to coastal prairie habitat 
as it was before the Everglades National Park’s 
(Park) original development of Flamingo. 

Some commenters expressed the importance of being 
able to enjoy a clear night sky without the hindrance 
of light pollution and suggested the park provide 
telescopes to enhance this experience. 

The Park recognizes the night sky values and 
opportunities and will include night sky programs as 
part of the educational opportunities offered at 
Flamingo. 

One commenter stated that all aspects of the 
redevelopment of Flamingo should reflect the history 
and cultural aspects of Old Florida. 

During design and redevelopment of Flamingo, 
historic and cultural resource elements will be 
considered in implementing the preferred alternative 
(Alternative D). 

Some commenters suggested new services that could 
be included into the Comprehensive Service Plan 
(CSP), such as the establishment of a yellow bike 
system, selling merchandise on the Park’s website, 
fee structures for watercraft, an indoor picnic area in 
place of the old gas station, implementing a shuttle 
service to reduce roadkill, placing a flag on every flag 
pole, and the inclusion of boardwalks. 

These elements are noted and are either included in 
the preferred alternative (Alternative D) or will be 
incorporated as appropriate as site planning, design 
and constructions begins. 

One commenter suggested that the concrete footprint 
in Flamingo be reduced by 50 percent to allow for a 
more natural experience in the Park. 

Implementing the preferred alternative (Alternative 
D) will result in a large reduction in the development 
footprint at Flamingo. 

Commenters provided suggestions as to which 
amenities should be included into lodging, such as hot 
showers, a conference room for lectures, air 
conditioning, and a bug-free atmosphere. The price of 
the accommodations was also a concern. 

These elements are noted and are either included in 
the preferred alternative (Alternative D) or will be 
incorporated as appropriate as site planning and 
design begins. The financial analysis developed as 
part of the plan that demonstrated financial feasibility 
used rates that were similar to those charged at 
Flamingo in the last 3 years. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters provided some suggestions as to the 
types and location of lodging that should be 
developed within Flamingo. Lodging types suggested 
included cabins, monolithic domes, and a lodge that 
is in harmony with nature. 

Cabins or cottages are part of the preferred 
alternative (Alternative D). Other options will be 
fully explored during site planning and design phase 
of project implementation. 

Commenters provided suggestions for development 
of the lodging including following Dade County 
building codes and phasing rebuilding. 

State of Florida and Monroe County building codes 
(Flamingo is within Monroe County) will be 
followed. Project phasing options will also be 
considered so that implementation occurs efficiently 
while seeking opportunities to return visitor facilities 
back to Flamingo as soon as possible. 

Commenters felt that a variety of dining options 
would be best for the Park and the visitors, such as a 
café, a snack bar, and a sit-down restaurant with a gift 
shop. 

These options are all included in the preferred 
alternative (Alternative D). 

Commenters noted the importance of the Marina and 
made suggestions as to which services should be 
provided at the Marina, such as a propane vendor and 
a pump-out station for boats. 

These options will be fully explored during project 
implementation including the process of seeking a 
long-term concession contract for the operator of 
Flamingo facilities. 

Commenters noted the numerous possibilities of eco-
tourism activities at Flamingo, such as biking, hiking, 
birding and canoeing. They also stressed the 
importance of low-impact tourism. 

The preferred alternative (Alternative D) has a wide 
range of eco-tourism activities that will enhance 
visitor opportunities for understanding and 
experiencing the Park. 

Commenters stated the importance of fishing at 
Flamingo and suggested that an improved Marina and 
additional fishing related services and amenities 
would attract more visitors to the Park and be 
beneficial for visitors such a ramps, a fish cleaning 
station, and a store. 

These options are all included in the preferred 
alternative (Alternative D). 

Commenters suggested that fish populations, 
especially in the inland waterways, are severely 
depleted due to overfishing. One suggestion was to 
cease fishing activities in the vicinity of the Marina 
until the fish population gets reestablished. 

Scientists and researchers from the Park and other 
organizations continue to monitor and assess 
fisheries issues in the Park. In addition, boating and 
fishing opportunities are being considered in the 
General Management Plan (GMP), now being 
developed. There is currently no evidence of severely 
depleted fish species. The Park is committed to 
maintaining healthy fish populations while providing 
for appropriate recreational use. Should there be 
evidence of depleted fisheries, Park managers would 
take necessary actions to understand conditions and 
address species recovery strategies.  
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters suggested different ways in which 
visitors may be exposed to increased interpretive 
programs and educational services, such as ranger led 
lectures, improved signage, and ranger led hikes, and 
using fund for eco-tents for education instead. One 
commenter suggested visitors be educated before they 
enter the Park. 

These options die improved services and amenities 
are included in the preferred alternative (Alternative 
D). The park believes the eco-tents are an important 
part of the lodging mix for Flamingo. 

Some commenters questioned the necessity of the 
proposed reintroduction of the Tram at Snake Bight 
Trail. 

Public comments received during project scoping in 
2006 suggested that the Snake Bight Tram was an 
important part of the visitor experiences at Flamingo 
in past years and that there was merit to reinstating 
that opportunity. This remains part of the preferred 
alternative (Alternative D). 

One commenter states that the reintroduction of the 
Tram at Snake Bight Trail would enhance interpretive 
services at Flamingo, thus increasing the number of 
visitors at the Park. 

See previous comment/response. This element is part 
of the preferred alternative (Alternative D). 

Commenters stressed the importance of ranger led 
tours and suggested that these tours be increased. 

This is part of the preferred alternative (Alternative 
D), identifying new and expanded tours in and 
around Flamingo. 

Commenters suggested that it may be advantageous 
for the concessionaire to rent trailers with adequate 
amenities for overnight accommodations. 

Depending on funding scenarios, project phasing 
options, and the overall implementation schedule, 
there may be an opportunity for the concessioner to 
offer trailers to be part of the mix for overnight 
accommodations.  

Comments suggestions to improve the boat ramps and 
docks at Flamingo, such as separate docks for 
motorboats and kayaks/canoes, adding floating docks, 
and replacing the hoist over the plug. 

Separate docks and floating docks have been 
installed for Florida Bay marina and are soon to be 
included in the rebuilding of the Whitewater Bay 
marina. Additional options to enhance motor and 
non-motor boat access is also being considered in the 
GMP, now underway. Replacement to the boat hoist 
is part of the preferred alternative (Alternative D). 

Commenters felt that the inclusion of a viewing 
platform at Snake Bight would significantly improve 
wildlife viewing opportunities, thus attracting more 
visitors. They also felt that the visitor experience 
would be enhanced by including safer bike paths. 

The park is considering the addition of a viewing 
platform at the end of Snake Bight Trail to enhance 
its potential as a premier wildlife viewing location, in 
addition to other opportunities to improve visitor 
experiences. The preferred alternative (Alternative 
D) includes increased and safer bike paths.  
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Once commenter recommended that a portion of the 
Bear Lake Canoe Trail be cleared of fallen debris that 
has been blocking the trail since the 2005 hurricanes. 

The Park is pursuing the clearing and re-opening of 
the Bear Lake Canoe Trail to enhance visitor 
opportunities in the Flamingo area. 

Commenters suggested that certain areas be reserved 
for the expansion of current trails and the 
establishment of future trails, such as the bay side of 
the Park that connects to Loop A, and along the bay. 
Creating safer bike paths along the roadway was also 
suggested. 

The preferred alternative includes an expanded, safer 
trail network that will enhance access and 
recreational opportunities throughout the Flamingo 
area. The details will be worked out in site planning 
and design. 

Some commenters felt that a pool at Flamingo would 
be beneficial due to the hot and humid climate, noting 
that swimming in the Bay is prohibited. 

A modest, eco-friendly swimming pool is part of the 
preferred alternative. 

Once commenter suggested that if a pool is 
incorporated into the Plan, it should be 
complimentary to its surroundings, while also 
utilizing salt-water filtration instead of chlorine. 

See previous comment/response. The pool will be 
designed to minimize impacts and be as 
environmentally sustainable as possible. 

Commenters questioned the inclusion of a pool in the 
CSP. Some commenters felt that is could be replaced 
with a kids play area and an area for adults to 
socialize and others thought it would be too 
expensive. 

A modest pool has been included in the preferred 
alternative (Alternative D) to address strong public 
interest in this amenity. Park managers weighed the 
public benefit against the potential costs and 
determined that a modest pool designed to minimize 
impacts and be as environmentally sustainable as 
possible is appropriate at Flamingo. This amenity 
would be part of the mix of opportunities available 
for overnight visitors and would help enhance the 
concessioner’s business opportunity. Gathering areas 
for social activities are also included. 

Commenters suggested expanding the Visitor Center 
and adding emphasis on educational exhibits and a 
film viewing area. 

The Visitor Center will be expanded as part of the 
preferred alternative (Alternative D), as it will be 
relocated to the former Flamingo Restaurant site, 
allowing for more and better exhibits, increased 
programming options, and improved space for visitor 
orientation and education. 



110 

Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters expressed concern at the cost for 
implementing the alternatives and felt that this may 
prevent them from being implemented. One 
commenter suggested that the budget be limited, as 
any investment could be lost due to weather. 

Based on all the public input and detailed analysis 
done to develop the plan, park managers are 
confident that the preferred alternative (Alternative 
D) offers the most sensible approach to rebuilding 
Flamingo. A key issue at Flamingo will always be 
the risk of building in a high hazard flood zone and 
how that impacts investment potential. As work on 
project implementation begins in the summer of 2008 
(exploring site planning, design and funding options 
to minimize risk and impacts), the most effective 
implementation strategies should begin to emerge, 
including options for project financing and phasing.  

Commenters stated that Eco Pond provides many 
benefits to visitors, allowing enhanced wildlife 
viewing. Commenters asked the Eco Pond not be 
filled in. While some commenters supported 
Alternative C, they did not support the aspect of it 
that would fill-in Eco Pond. 

The preferred alternative (Alternative D) does not 
call for the filling in of Eco Pond. Eco Pond will 
remain a visitor use area, although since it is no 
longer connected to the Flamingo wastewater system 
its function will continue to change over time. 

One commenter suggested that parking be added to 
the Eco Pond area. 

During site planning and design the Flamingo road 
and parking network will be examined for ways to 
improve circulation and access to facilities and 
visitor use areas, including safe and efficient parking 
options for Eco Pond. 

Commenters supported the provision of camping at 
Flamingo, feeling this was important for providing 
access. They also felt that the number of campsites at 
Flamingo should not be reduced. 

Camping will always be an important part of the 
Flamingo experience. The plan’s financial analysis, 
based on past, present and future demand for 
camping (including its seasonal nature) indicated that 
about 130 tent sites (including group sites) plus 40 
recreational vehicles (RV) sites was the appropriate 
number of units. In addition, the 40 eco-tents and two 
double chickees in Florida Bay added to the mix of 
lodging options determined to be desirable to visitors 
interested in camping experiences.  
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters stated opposition to a concession run 
campground feeling that this would raise costs and 
detract from the national park experience. 

The financial analysis for the CSP concluded that the 
best opportunity for attracting a high quality 
concessioner to Flamingo was by including 
management of the campground as part of the 
services they would provide. Rates for camp sites 
used in the financial analysis were only slightly 
higher than current rates charged and rates for RV 
sites with electric included in the plan were modestly 
higher than the current for RV rates (without 
electric). Having a concessioner-operated 
campground does not reduce the park’s commitment 
to having an important presence in camping areas at 
Flamingo so that visitors have a high quality 
experience at a fair price.  

Commenters asked that more camping options 
beyond the campground be provided. Suggestions 
included more areas for kayakers and the use of 
chickees. 

The preferred alternative (Alternative D) includes 
two new double chickees in Florida Bay, a day’s 
paddle from Flamingo that could accommodate up to 
24 visitors per night. These new sites together with 
existing backcountry sites in proximity to Flamingo 
and options being considered in the GMP (now 
underway), will enhance camping options.   

Commenters provided suggestions for amenities and 
operation of the campground. Suggestions included 
not providing hook-ups, providing electricity, 
providing some sites on a first come/first serve basis, 
providing different kinds of sites (hook-up, non-
hookup), renting trailers through a concession, and 
constructing new bathhouses. 

The preferred alternative (Alternative D) provides the 
framework for future camping at Flamingo and 
includes most of the suggestions offered in this 
comment (electric hookups, non-hookup sites, new 
bathhouses) while allowing for other details to be 
determined during plan implementation (reservation 
system vs. first come-first served, options for 
utilizing rental trailers). 

Commenters asked the RVs be accommodated at 
Flamingo. Suggestions to provide this included a 
separate RV park, the location of where RV camping 
should occur in the Park, and providing electrical 
hook ups to reduce noise from generators. 

RVs will be accommodated at Flamingo at the T 
Loop (same as current RV location) with the 
installation of electric hookups to each site (to reduce 
noise and air pollution from use of generators). 

Commenters asked that the Park provide eco-tents or 
a similar eco-camping experience. Concerns were 
raised with this concept as to a potential lack of 
privacy with eco tents and the potential for noise if 
yurts used air conditioners. 

The preferred alternative (Alternative D) calls for 40 
eco-tents to be constructed. During site planning and 
design, strategies to provide privacy and reduce 
adverse impacts such as noise will be critical issues 
to address. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters stated support of providing houseboats 
at Flamingo, feeling that they would provide 
overnight lodging and a source of income for the 
park. 

The preferred alternative (Alternative D) calls for 8 
houseboats at Flamingo (32 beds). This would be the 
largest number of houseboats ever provided at 
Flamingo and would meet a use for which the public 
expressed strong support. 

Commenters raised concerns regarding fishing camps 
including promoting overfishing in the area and if 
they are a permissible use. 

The preferred alternative (Alternative D) does not 
include the fish camp that was initially described in 
the draft CSP/EA under Alternative C. 

Commenters suggested a phased approach to the 
redevelopment of Flamingo. Commenters provided 
suggestions for phasing, with most suggesting that 
various lodging be restored first. 

The preferred alternative (Alternative D) discusses 
phasing as a very real part of implementation (and 
recommends a four part strategy that would be 
reexamined during implementation planning) due to 
the high cost to implement the entire plan and the 
strong interest by the public to see near-term progress 
in returning services to Flamingo. Different overnight 
accommodations would be included in each phase 
(see Page 2 of the Findings of  No Significant Impact  

One commenter voiced support for providing space 
for scientific research and suggested that this also 
include meeting space in the lodge for class room 
instruction or other presenters. 

The preferred alternative (Alternative D) would 
begin to provide support for scientific researchers 
visiting the Park, and include meeting space for 
programs and Park-related activities. Additional 
requirements will also be included in the GMP, now 
underway. 

Commenters provided support for incorporation of 
green and sustainable design principals at Flamingo. 
The offered suggestions for accomplishing this type 
of design including the use of re-enforced concrete 
buildings, creating a walkable design, incorporation 
of Leadership in Energy and Environmental Design 
principals, incorporation of a recycling program, use 
of solar water heaters, highlighting Eco Pond in the 
design, and participation in the Florida Green 
Lodging Program. 

Through the implementation of the preferred 
alternative (Alternative D), the park is committed to 
rebuilding Flamingo and having it function in a 
sustainable way. During site planning and design 
work the details listed in this comment, and many 
other ideas and examples that have been successful 
elsewhere will be considered. The Park is also 
committed to showcasing Flamingo as a place to 
teach and bring increased understanding to this issue. 

Commenters raised some questions regarding the use 
of sustainable/ecological design at Flamingo 
including discouraging the use of buildings that 
would need to be moved seasonally and concerns 
about proposals for the use of solar energy for RV 
hookups. 

The preferred alternative (Alternative D) is based on 
strong and overwhelming support by the public and 
the NPS for reestablishing facilities and programs at 
Flamingo, and the NPS has a commitment to 
sustainability in its designs and plans. This plan 
provides the framework for that effort. Site planning 
and design will further guide the most appropriate 
strategies for rebuilding in a sustainable, yet feasible 
manner. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

One commenter stated support for concession 
operations at the Park, stating that successful 
concessions would encourage future business in the 
Park. 

The park also believes that concessions operations 
would enhance future business opportunities in the 
park consistent with the Park’s mission.  

One commenter stated opposition to using outside 
commercial services, feeling that this would privatize 
the Park. 

Concessions and commercial services is a long 
established activity throughout the NPS and the Park. 

Commenters stated concern that the current 
concession operator at the park may cease operations. 
They stated that this would cause the marina and gas 
station to close down, and finding any replacement 
would be difficult. 

The park released a prospectus for a five-year 
concession contract for Flamingo on May 9, 2008, 
and hopes to have the new concessioner operating the 
facilities at Flamingo later this year. 

Commenters stated that the no action alternative was 
not acceptable as it did not allow visitors the ability to 
fully experience the Park. 

This was the view of nearly all of the public that 
participated in the planning process. The no action 
alternative was included as a baseline alternative per 
the requirements of National Environmental Policy 
Act. The Park has identified a preferred alternative 
(Alternative D) that will reestablish a wide range of 
facilities and programs at Flamingo. 

Commenters stated support for Alternative B, while 
suggesting elements that should be included in the 
alternative. These elements included buildings suited 
for an environment with hurricanes, mosquito 
screening, incorporation of state of the art 
environmental and architectural considerations, and 
retention of some car camping areas. 

These comments were considered in developing the 
preferred alternative (Alternative D) and will be part 
of the plan to be implemented at Flamingo. 

Commenters stated support for Alternative C. 
Specific elements they supported included the 
provision of houseboats, guided tours, kayak and 
canoe launches, the restoration of wetlands, providing 
new opportunities for children. 

These comments were considered in developing the 
preferred alternative (Alternative D) and will be part 
of the plan to be implemented at Flamingo. 

Commenters stated support for Alternative C but 
suggested modifications to the alternative. 
Suggestions for modifying Alternative C included 
placing more emphasis on resource protection and 
restoration, retaining the Eco Pond, expanding the car 
camping area, and reconsideration of the use of eco-
tents because of Florida’s climate. 

These comments were considered in developing the 
preferred alternative (Alternative D) and will be part 
of the plan to be implemented at Flamingo. The park 
is believes that the preferred alternative brings more 
focus to the resource protection and restoration while 
also providing for a range of appropriate visitor 
opportunities. The eco-tents have been included in 
the preferred alternative as there are examples of 
their success and popularity at other parks in sub-
tropical environments. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Comments on Visitor Use and Surrounding Communities  

One commenter felt that the draft CSP/EA did not 
adequately consider access for those with disabilities 
and called attention to the ADA Accessibility 
Guidelines for Recreational Facilities. 

The park is committed to fulfilling its obligations 
under ADA. During site planning and design for 
implementing the preferred alternative (Alternative 
D), detailed strategies for making Flamingo as 
accessible as possible will be explored.  

One commenter noted that the economy of 
surrounding communities is linked to actions of the 
Park, and that the Park should coordinate with the 
communities during this process. 

The Park, the community and business leaders have 
and will continue to coordinate on this project. 
During implementation that coordination will 
continue and be even more critical. 

Comments on Natural Resources 

Commenters expressed concern regarding the impact 
of the proposed action on water resources. Specific 
concerns included not enough attention to minimizing 
non-point source pollution (stormwater runoff); not 
adequately analyzing the potential increase in boating 
activity in the area; and the impact of boats and diesel 
fuel to water resources. 

The draft CSP/EA carefully analyzed impacts to 
water resources (water quality, wetlands and 
floodplains) and acknowledges that with a developed 
area like Flamingo there will be some adverse 
impacts. Park managers believe that the preferred 
alternative (Alternative D) outlines design and 
project implementation features that will minimize 
adverse impacts mentioned such as non-point source 
pollution (creating porous surfaces, adding 
stormwater collection features), and that issues such 
as boating related impacts will be better managed 
through the strategies currently being analyzed in the 
GMP (that will be released for public review and 
comment later in 2008). As site planning and design 
for the project begins more precise solutions to 
protect the Park’s water resources will be defined. 

One commenter suggested elements for species 
protection, stating that the use of red lights should be 
utilized to protect the sea turtle populations. 

This idea will be considered in the site planning and 
design phase of project implementation. 

Commenters stated that wildlife should be given 
priority over human use and that impacts to natural 
systems be minimized under the draft CSP/EA. 

The Wilderness Act and the Park’s commitments to 
maintain the Marjory Stoneman Douglas wilderness 
area were considered in developing the plan. While 
nearly all of the actions proposed in this plan are 
outside of the designated wilderness area, one of the 
objectives of the plan was to provide appropriate 
opportunities to experience the Park’s resources, 
including its wilderness. Implementing the preferred 
alternative (Alternative D) should achieve that 
objective. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

One commenter stated that the Park should consider 
the Wilderness Act in its actions. 

Consistent with the Park’s mission and the objectives 
for this plan is the need to protect resources (natural 
and cultural) for current and future generations. Park 
managers believe the preferred alternative 
(Alternative D) provides for visitor opportunities 
offered nowhere else in the Park that brings the 
understanding, appreciation and enjoyment of the 
park that is essential for its long-term protection. The 
preferred alternative provides strong resource 
protection measures, through a reduced development 
footprint, strong mitigation measures, and emphasis 
on education that reduces potential impacts to 
wildlife and other resources in wilderness areas.  

Commenters stated that wildlife should be given 
priority over human use and that impacts to natural 
systems be minimized under the draft CSP/EA. 

The park is looking at a range of strategies to 
minimize/reduce road kill including examination of 
speed limits on park roads, increased education and 
enforcement, and specifically within Flamingo the 
use of alternative transit (shuttles, bicycles, more 
walking/biking trails) to reduce the use of motorized 
vehicles. 

One commenter stated that the draft CSP/EA did not 
adequately address cumulative impacts related to road 
kill. The commenter felt that an increase in visitation 
at Flamingo would result in more mortality from 
animal/vehicle collision. 

The cumulative impacts analysis for wildlife and 
wildlife habitat does recognize the impacts of 
increased visitation and transportation projects, 
which include impacts from road kill.  This issue will 
be also be considered in the site planning and design 
phase of project implementation. 

The state of Florida review of the draft CSP/EA 
stated that various permits would be required during 
the redevelopment process. The permits and 
processes listed included: the Unified Mitigation 
Assessment Methodology for wetlands; an 
Environmental Resource Permit for wetlands; 
Department of Environmental Protection permits for 
wastewater projects; and a National Pollution 
Discharge Elimination System and Department of 
Environmental Protection permits for stormwater. 

The park understands the requirements associated 
with plan implementation including the permits 
described in this comment. The Park is committed to 
working closely with the appropriate State agencies 
to secure the permits required for plan 
implementation. 



 

Comments on Purpose and Need or Background 

One commenter suggested that the purpose and need 
should be revised. Concerns included not enough 
emphasis on the history of the area in terms of storms 
and flooding, and not addressing if the public should 
pay to rebuild in an area with such a history. 

While the purpose and need for the project does not 
specifically address this comment, the primary 
project objective does. This objective recognizes the 
risks and challenges associated with building 
facilities at Flamingo. The plan and accompanying 
financial analysis are based on the concessioner, and 
not the public, paying for the facilities. However, 
there is discussion regarding a joint venture to fund 
the rebuilding effort (some public funds coupled with 
private financing from the concessioner and perhaps 
others interested in supporting the rebuilding effort). 
Park managers, based in part on the overwhelming 
public sentiment, believe that rebuilding Flamingo is 
appropriate, if done with sustainable design and 
development strategies that minimize threats and 
potential impacts from hurricanes and other storm 
events. Public comment was nearly unanimous that 
rebuilding Flamingo was a worthwhile public 
investment. 

One commenter stated that overfishing is in conflict 
with the land management laws and mandates of the 
NPS. 

Scientists and researchers from the Park and other 
organizations continue to monitor and assess 
fisheries issues in the Park. There is currently no 
evidence of overfishing in the Park. The Park is 
committed to maintaining healthy fish populations 
while providing for appropriate recreational use. 
Should there be evidence of overfished species, Park 
managers would take necessary actions to understand 
conditions and address species recovery strategies. It 
is anticipated that following completion of the GMP 
(now underway), the Park would initiate a Fisheries 
Plan to fully document the health of the fisheries and 
identify goals and strategies to maintain healthy 
populations and improve ones that are not.    
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Commenters felt that the objective of this action 
should be to preserve and protect the resources, 
including wildlife, and that Flamingo should be 
restored to its natural state. 

One of the important objectives of the plan is to 
protect and preserve wildlife and other resources, and 
the CSP and preferred alternative focused 
considerable attention to insuring that this objective 
was fully met. At the same time, providing for visitor 
use and enjoyment at Flamingo with a range of 
appropriate services and opportunities was another 
objective. Overall, Park managers believe that the 
preferred alternative does the best job of meeting 
these two and other project objectives, and that 
restoring Flamingo to its natural state would not meet 
the full range of objectives as well. 

Comments on Consultation and Coordination 

State agency review of the draft CSP/EA requested 
various levels of consultation and coordination as the 
CSP is implemented. These requests included 
coordinating with Monroe County to be consistent 
with the goals of the county’s comprehensive plan; 
continued coordination with the Florida Department 
of Environmental Protection regarding proposed 
water and wastewater systems; stormwater 
management; building demolition; and mangrove 
trimming projects; providing asbestos notification to 
the Department of Environmental Protection, if 
necessary. 

The Park will conduct necessary consultation and 
coordination with appropriate State agencies 
throughout project implementation. 

Commenters suggested that the Park coordinate with 
local business and community leaders during the 
redesign process at Flamingo. 

The Park is committed to working cooperatively 
throughout the design and rebuilding efforts at 
Flamingo to enhance Park – community interests in 
this project. 

The State of Florida review of the draft CSP/EA 
found it to be consistent with the Florida Coastal 
Management Program, stating that further review 
would be necessary in later development stages. 

The Park understands the requirements associated 
with plan implementation. The Park is committed to 
required coordination and consultation during 
permitting and construction phases of components of 
the preferred alternative. 
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COMMENTS ON PREFERRED ALTERNATIVE 
 

Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters supported the preferred alternative 
including the increased range of services and facilities 
that would be available for day and overnight visitors. 

Park managers look forward to working with 
stakeholders and the public to implement the 
preferred alternative. 

Commenter suggested that cottages be rebuilt in their 
same location to avoid noise from early risers staying 
in the cottages that might awaken lodge guests. 

The preferred alternative identified a new location for 
the cottages, closer to the new lodge and restaurant. 
Site planning and design will include consideration 
of siting these facilities to provide vegetative buffers 
and other considerations that will ensure compatible 
use. 

Commenter asked that personal water craft (PWC) be 
allowed in the Park. 

The PWC has not been allowed in the Park 
Consideration of its use in the future is beyond the 
scope of this project. 

Commenters discussed the importance of phasing 
implementation and fast tracking the rebuilding 
process because of concern that the high price to 
implement the plan will only increase the longer it is 
delayed. 

Implementing this plan is a high priority for Park 
managers and will be an important focus once the 
plan is approved. The public will be kept informed of 
the status of implementation efforts and opportunities 
for their participation. 

Commenters were uncertain of the benefits of project 
phasing as described in the preferred alternative and 
that the details of phasing should be done after 
additional financial analysis. 

Park managers will have the opportunity after plan 
approval to seek additional information on the 
benefits of project phasing, if any, and the best 
approach for phasing elements of the preferred 
alternative to expedite visitor services while being 
responsive to the concessioner. 

Commenter expressed concern for the timeframe for 
project implementation and that the south Florida 
community should focus on rebuilding Flamingo as 
quickly as possible. 

Park managers are also concerned that the large cost 
of the project makes the timeframe for 
implementation uncertain. However, there are plans 
to phase in project components to allow services to 
resume as quickly as possible.  

Commenters stated support for expediting the return 
of houseboats and providing electric hookups for RV 
sites in order to eliminate generator noise. 

The Park anticipates houseboats returning to 
Flamingo later this year once the new five-year 
concessions contract is issued and is looking at 
options for installing electric hookups in the near 
future. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters didn’t want campground Loops B and C 
closed. 

Based on careful analysis of many years of visitor 
use at Flamingo, much of the time large parts of the 
campground sat empty. As a result, the preferred 
alternative, which allows for flexibility during the 
implementation process, identifies an optimum 
number of campsites of 130. Should future use 
indicate this number is inadequate, there are options 
for Park managers to establish additional sites. 

Commenters stated opposition to a private 
organization running the Park and having a 
concession run campground, feeling that this would 
raise costs (or no longer honoring of the Golden Age 
Pass) and detract from the national park experience, 
and that the change from NPS management to 
concession managed campground was not clearly 
described in the plan, that Park ranger presence help 
promote resource protection, provide information, 
handle emergencies, deal with behavioral problems, 
people illegally collecting specimens, making 
excessive noise. 

Park managers believe that a campground operated 
by a concessioner can still address the concerns 
expressed in this comment that an NPS presence in 
the campground is important for the visitor 
experience. Park managers agree with this comment, 
and NPS rangers will still have an active role 
throughout Flamingo, including the campground. The 
park is committed to bringing in an excellent 
concessioner that will work cooperatively to provide 
a full range of visitor services, shared between park 
and concessioner staff. There are insights to be 
learned from other national parks where both NPS 
and concessioners operate facilities, and the Park will 
work to set up the best integrated approach to 
managing the campground. 

Commenters indicated that the visitation levels 
anticipated at Flamingo that are described in the plan 
and in the financial analysis might be understated, 
and that therefore, the size of facilities and number of 
lodging units outlined in the preferred alternative are 
too low.  

The visitation levels provided in the plan are the best 
current estimates of expected future use and are 
based on many factors, including careful analysis of 
past visitor use levels at Flamingo, in the park and 
south Florida; as well as anticipated tourism and eco-
tourism trends in south Florida and statewide. 

Commenters were concerned that the preferred 
alternative did less than Alternative C in 
consolidating the development footprint and reducing 
automotive use.  

While there is less acreage restored in the preferred 
alternative, Park managers believe that the decisions 
that affect the restoration acreage figure – keeping 
Eco Pond open as a day use facility and maintaining 
RV camping at the T Loop – were based on sound 
reasoning and overwhelming public input that 
addressed the benefits of retaining Eco Pond and not 
moving RV camping near the lodge and cottage area. 

Commenter questioned the benefits of restoring to 
natural conditions areas that are no longer going to be 
used for facilities. 

Park managers and much of the public identified the 
restoration of previously impacted areas no longer 
needed for facilities or infrastructure as an important 
objective of the project. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenter wondered about the practicality of a 
concessioner-operated fish cleaning service. 

During site planning and design options for 
establishing concessioner fish cleaning services, 
whether at the current fish cleaning station or 
elsewhere will be determined. 

Commenter wanted clarification of how porous 
paving would be integrated into parking areas. 

New parking areas would be constructed of materials 
that are most sustainable and least impacting to 
wetland resources. For existing areas, during site 
planning and design the cost/benefit of maintaining 
existing surfaces as compared to installing new, less-
impacting surfaces would be evaluated. 

Commenters noted that certain facilities in the 
preferred alternative could have been described more 
clearly. Specific facilities mentioned were: food 
services/restaurants, shade areas, places to sit and 
look out on Florida Bay, meeting rooms, the current 
wasterwater system. 

There will be restaurants and food/beverage service 
at the lodge and marina areas offering sit-down and 
more casual service. The rebuilding process will give 
careful attention to creating common areas that 
provide visitors with basic comforts like shade or 
protection for mosquitoes through flexible screening 
of walkways and gathering areas. Meeting rooms that 
support programs for organized groups or volunteer 
organizations will be accommodated in the facilities 
proposed. The current wastewater system is state-of-
the-art and about four years old. 

Commenters noted the numerous possibilities of eco-
tourism activities at Flamingo, such as biking, hiking, 
birding and canoeing. They also stressed the 
importance of low-impact tourism. 

The preferred alternative includes a range of eco-
friendly facilities and services that would offer a 
wide range of opportunities to enjoy and experience 
the park and its resources. 

Commenters suggested leaving the plan flexible 
enough to allow experts in energy efficiency and 
alternative transportation to refine the site plan. 

The plan does provide the flexibility to allow for 
more refined analysis of particular issues like energy 
efficiency and alternative transportation. 

Commenters suggested the Snake Bight Tram not be 
included so that the hiking experience is enhanced. 

The idea of bringing back the tram was a popular 
idea and so were enhanced hiking experiences. The 
details of the Snake Bight Tram have not been 
worked out yet, but would be determined in a manner 
that respected hikers’ desires. 

Commenter liked the plan but was concerned about 
the trend in recent years observed – that boaters are 
no longer avoiding the flats and shallow seagrass 
areas when running through Florida Bay. 

This comment is more relevant to the GMP now 
underway, and will be considered in that plan. The 
GMP is looking at a wide range of strategies to better 
protect Florida Bay and its important resources, and 
that information should be out later in 2008. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenter indicated that the preferred alternative 
looked great, but relied entirely on outside capital, 
and wondered if anyone with a business perspective 
reviewed the plan, since it appeared to the commenter 
that the financial analysis did not offer a realistic 
assessment.   

The project planning team included a firm with 
national and international expertise in tourism and 
eco-tourism. Their in-depth analysis in the context of 
the park’s mission and Flamingo’s role in the park 
(historically and its potential in the future) led to the 
analysis included in this document. Additional 
analysis will certainly be required as implementation 
efforts are pursued. The current analysis does provide 
important information on the financial feasibility of 
the preferred alternative. The NPS model for 
concessions normally relies on capital investment by 
the concessioner. This is not to say that a joint 
venture or partnership with public and private 
funding would not be appropriate or desirable. Other 
financing options to enhance the feasibility of the 
project will be considered after the plan is approved 
that is based on strong public interest to work with 
the Park on implementation. 

Commenter did not support the inclusion of the 
swimming pool in the preferred alternative. 

Based on strong public support (including the fact 
that multiple day Park visits to a hot, humid climate, 
and a swimming prohibition in the Florida Bay), park 
managers believe that a modest, eco-friendly 
swimming pool is an appropriate recreational activity 
to provide at Flamingo. 

Commenters voiced support for providing space for 
organizations such as elder hostel and volunteer 
groups to meet, learn and support Park projects. 

The preferred alternative provides opportunities for 
organizations and groups to have extended stays in 
the park for research and other projects supporting 
the park, and includes amenities such as meeting 
space, a range of lodging and food options. 
Additional long-term requirements will be considered 
in the GMP, now underway. This concept would 
extend visitation and use during peak- and shoulder-
seasons, adding increased experiences in the Park 
and support for concessioner services. 

Commenter suggested painting the visitor center 
building pink. 

Pink was the original color of the visitor center and 
once funding is available it would be repainted its 
original color. 

Commenter suggested that the park relax the rules for 
boat trailer parking until the plan is fully 
implemented. This would include allowing trailer 
tires to be parked on grass for short-term overnight 
parking and T Loop should allow non-RV campers 
that are trailering a boat. 

This comment has merit and has been passed on to 
Park managers for consideration in the interim 
period. 
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Substantive Public Comments 
(summarized as concern statements) NPS Responses 

Commenters questioned the practicality of eco-tents 
given the climate at Flamingo. 

Park managers believe that the role of eco-tents is 
well supported by the projected visitation levels and 
the peak demand for lodging during late Fall through 
winter and early spring. 

Commenter suggested that A Loop of the 
campground not be referred to as exclusive for tent 
camping since “pop up” and van campers could use 
this area and do not all require electric hook ups. 

Camping in A Loop is not restricted to tents only and 
is available for other types of campers not requiring 
electric hook ups. 

Commenter wanted the Coastal Prairie Trail opened 
to bicycling. 

The trail is within designated wilderness, where 
bicycling is not permitted. 

Commenter supported chickees in Florida Bay but 
felt two would not be enough. 

Additional chickees and backcountry opportunities, 
beyond the immediate Flamingo area, will be 
addressed in the GMP, now underway. 

Commenters expressed the unique opportunity 
presented by this project to showcase the history and 
culture of South Florida, strengthen connections 
between the Park and neighboring gateway 
communities, provide high quality experiences, while 
protecting important resources.    

Park managers and staff have heard this comment 
expressed by many over the last 3 years and views 
the rebuilding of Flamingo as important opportunity 
to address the critical issues described in this 
comment. 

Response from the Florida State Historic Preservation 
Office (SHPO) regarding Section 106 consultation for 
this project (Appendix C). 

On May 16, 2008, the SHPO concurred with the 
NPS’s determination that the project “will have no 
significant impact on historic resources” subject to 
the commitments and mitigation actions identified by 
the NPS.  

Response from the U.S. Fish and Wildlife Service 
(USFWS) regarding Section 7 consultation for this 
project (Appendix C). 

On May 21, 2008, the USFWS concurred with the 
National Park Service’s determination that finding 
that the project “may affect, but is unlikely to 
adversely affect” listed species found in the project 
area. 

Response from the National Marine Fisheries Service 
(NMFS) regarding Section 7 consultation for this 
project (Appendix C). 

On June 19, 2008, the NMFS identified the need for 
additional consultation on impacts to listed species as 
project implementation details are developed. The 
NPS is committed to working closely with NMFS to 
address all of their concerns during implementation 
planning and permitting. 
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