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PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT:

The Lee County Port Authority, represented by Joseph W. Grubbs, Ph.D., AICP,
Johnson Engineering, Inc. And J. Ronald Ratliff, AICP, Reynolds, Smith, & Hills, Inc.

2. REQUEST:

Amend the Future Land Use Map Series Map 1 to change the Future Land Use designation
of a specified portion of the Page Field Airport property from the “Public Facilities” Future
Land Use Category to the “Airport” Future Land Use Category. Revise Map 3G to reflect
the latest approved Airport Layout Plan. Amend: the Vision Statement; the Future Land
Use Element; the Ports, Aviation, and Related Facilities sub-element of the Transportation
Element; the Intergovernmental Coordination Element; and, the Glossary of the Lee Plan
to incorporate the Page Field Airport Master Plan, Airport Layout Plan, into the Lee Plan
thereby exempting the airport from the DRI process pursuant to section 163.3177(6)(k),

F.S.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
Planning staff recommends that the Board of County
Commissioners transmit the proposed amendment to the Lee Plan. This recommendation

1. RECOMMENDATION:
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include

s two map amendments, replacing Map 3G and placing Page Field into the

“Airport” Future Land Use category. The recommended text changes are included in
Section C. below.

2. BASIS
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AND RECOMMENDED FINDINGS OF FACT:

\
Page Field is an established, publicly owned general aviation airport.

The proposed plan amendment is being undertaken for the specific purpose of
incorporating the results of the ongoing Airport Master Plan Update process.

The proposed amendment to the “Airport” Future Land Use category accurately
reflects the extent of the Page Field General Aviation complex.

FS 163.3177(6)(j) and (k) allow local jurisdictions, like Lee County, to incorporate
an airport master plan for a licensed publicly owned and operated airport into the
local comprehensive plan. This section also a provides that any subsequent
amendments to the airport master plan can also be incorporated into the local
comprehensive.

The Page Field has primarily served the general aviation community since 1983 as
aresult of shifting all air carrier operations with scheduled passenger service to then
Southwest Florida Regional Airport, now Southwest Florida Internation Airport
(SWFIA).

The Federal Aviation Administration (FAA) has designated Page Field as a
“Reliever Airport.” Maintaining Page Field as a General Aviation Airport protects
the carrying capacity of the Southwest Florida International Airport.

FS 163.3177(6)(k) provides that development or expansion of an airport consistent
with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

The proposed amendment provides sound planning coordination between Lee
County staff and the Port Authority staff.

Page Field offers critical services that contribute to the vitality of Lee County.
General aviation plays a vital role in the economic and transportation systems,
offering opportunities for training new pilots, sightseeing, the transportation of
heavy loads by helicopter, and flying for business or personal reasons.

The size, complexity and volume of projects planned and constructed at Page Field
Airport, in addition to new statutory requirements relating to airport master plans
and comprehensive plan elements, makes it prudent and appropriate to establish a
system of coordinated review between the Airport and various County departments.
The proposed revisions to the Intergovernmental Coordination Element adequately
address this need for increased coordination. '
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The applicant corrected the ZData by including the proposed development
parameters and reran the Lee County MPO’s 2030 Financially Feasible Plan
FSUTMS model set.

All of the identified problem roadway segments are fairly well removed from Page
Field. The Page Field development contemplated in this proposed amendment
would directly access Fowler Street. Fowler Street is not identified as having a
future level of service problem.

The Public benefit of the amendment outweighs the level of service issue on several
roadways that have this issue with the amendment or without the amendment.
Public benefits include supporting urban infill, supporting the provision of transit
services, and accommodating non-aviation related development at the Airport to
generate revenue to support the operations of Page Field. Additional revenue
sources makes Page Field more self-sustaining and obviating the need for tapping
into other, limited transportation revenue sources.

A compact and contiguous development pattern will be maintained through this
amendment. The proposed amendment will not promote urban sprawl, as the
subject property is located adjacent to a significant amount of existing and approved
urban development. An examination of the surrounding land uses shows that the
area surrounding the subject property is urban or is rapidly urbanizing.

The proposed amendment does not accommodate additional residential
development on the Lee Plan’s Future Land Use Map. The proposed amendment
will not affect Lee County population projections. Continued expansion of the
facility is the result of increased growth in the southwest Florida region.

A review of the Florida Site File indicates that no significant archaeological or
historical sites are recorded for or likely to be present within the project area.

The proposed amendment will have no affect on the School Board’s plans to
accommodate growth in the County.

The proposed amendment will have minimal impacts on parks, recreation and open
space.

Lee County EMS currently provides emergency medical services to Page Field. Lee
County EMS has concluded that this amendment will not create a negative impact
on service levels.

The Lee County Solid Waste Disposal System will have sufficient capacity to
manage and dispose of the materials anticipated to be generated by the planned
expansions at Page Field.

The Lee County Utilities system has adequate existing or planned capacity to
provide an adequate level of service to accommodate the expanded uses.
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. Significant non-aviation development has already been established at Page Field
including Page Field Commons and Page Field Medical Village. The Airport
Master Plan and the Airport Layout Plan accommodated additional non-aviation
development on the subject site.

C. RECOMMENDED LEE PLAN TEXT AMENDMENT \,
The following changes to the adopted text of the Lee Plan are proposed to incorporate the “Page
Field Airport Master Plan Airport Layout Plan” (Map 3G) and the “Page Field General Aviation
Airport” Development Schedule (Table 5(b)) as adopted through the ongoing Airport Master Plan
process. The specific proposed language changes are included below:

FUTURE LAND USE ELEMENT:

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL AIRPORT AND PAGE
FIELD GENERAL AVIATION AIRPORT AREAS, Designate on the Future Land Use Map
adequate land in appropriate locations to accommodate the projected growth needs of the
Southwest Florida International Airport and the business and industrial areas related to it, as well
as research and development activities and other non-aviation related development that is not
necessarily related to the airport, through the year 2030. Designate on the Future Land Use Map
existing and proposed development areas for Page Field General Aviation Airport. The Lee County
Port Authority desires to establish non-aviation related uses to provide a supplementary revenue
source as well as providing an opportunity for businesses that desire a location on airport property.
Designate on the respective Airport Layout Plans suitable areas to accommodate these desired uses
and provide general policy guidance as to how these uses will be developed. These categories are
also considered Future Urban Areas. (Amended by Ordinance No. 94-30, 02-02, 04-16, 07-12)

POLICY 1.2.1: Airport tLands includes the existing facility and projected growth areas for the
Southwest Florida International Airport's extistingfactlity-andprojectedgrowtirareas and Page
Field General Aviation Airport through the year 2030. Fhese-areas—will- The Airport Lands
comprising the Southwest Florida International Airport includes airport and airport-related
development as well as non-aviation land uses as proposed in the approved 2003 Airport Master
Plan update and as depicted on the Airport Layout Plan sheet (Map 3F) and the Southwest Florida
International Airport Proposed Development Schedule (Table 5(a)). This mix of uses is intended
to support the continued development of the Southwest Florida International Airport. Future
development at the Southwest Florida International Airport will also include non-aviation related
land uses such as hotels/motels, light industrial, service stations, ancillary retail/shopping, and
office development. Any future airport expansion or development of aviation-related and
non-aviation uses at Southwest Florida International Airport will offset environmental impacts
through the Airport Mitigation Lands Overlay (Map 3M) or other appropriate mitigation acceptable
to the permitting agencies and to Lee County. The physical design of the airport expansion will
minimize any degradation of the recharge capability of land being developed. Airport expansion
beyond the present boundaries will be subject to necessary amendments to the Lee Plan.

All development on Airport tLands comprising Southwest Florida International Airport must be
consistent with Map 3F and Table 5(a). Map 3F depicts the planned expansion of the Southwest
Florida International Airport through 2020.
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Future development on Airport Lands comprising Page Field General Aviation Airport must be
consistent with Objective 1.9 and related policies as well as Map 3G and Table 5(b).

Ifthe airport master planning process precipitates a substantive change to the Airport Layout Plan
(Map 3F or Map 3G ), then the Port Authority must amend Map 3F or Map 3G, s appropriate,
prior to obtaining local development approval.

The non-aviation related development areas have been depicted on the approved Airport Layout
Plan sheets (Maps 3F and 3G). These uses will be constructed upon Airport lands with long term
leases. All development within the non-aviation land use areas will be:subject to mitigation
requirements for wetland impacts. Mitigation of wetland impacts will be in accordance with the
U.S. Army Corps of Engineers and South Florida Water Management District requirements. To
the greatest extent reasonably possible, development of non-aviation land use areas must avoid
wetland impacts. All non-aviation land use development will meet the indigenous vegetation
requirements set forth in the Lee County Land Development Code. (Amended by Ordinance No.
94-30, 00-22, 04-16, 07-12)

POLICY 1.2.4: The Airport AOPD zoning resolution must be amended before any non-aviation
related uses can be developed at the Southwest Florida International Airport. The intensity of the
proposed aviation and non-aviation land uses at Southwest Florida International Airport must be
consistent with Lee Plan Table 5(a). The Page Field General Aviation Airport project must be
rezoned to AOPD prior to development of the new non-aviation uses proposed in Map 3G and
Table 5(b). (Added by Ordinance No. 04-16)

OBJECTIVE 1.9 PAGE FIELD GENERAL AVIATION AIRPORT. Page Field General
Aviation Airport plays a vital role as a reliever airport facility to Southwest Florida International
Airport. Inits role as a reliever airport, Page Field reduces general aviation traffic from Southwest
Florida International Airport, thereby increasing the capacity and efficiency of the International
Airport. Therefore, it is important to designate the land comprising the Page Field General
Aviation Airport as Airport Lands on the Future L.and Use Map. This designation should include
adequate land to accommodate the projected growth needs of Page Field General Aviation Airport
in its continued role as an airport reliever, including the industrial, commercial and office uses
necessary to continue viable aviation activity through 2025.

POLICY 1.9.1: In order to create the revenue source necessary to maintain Page Field General
Aviation Airport as a viable aviation operation and reliever to Southwest Florida International
Airport, the Port Authority seeks to establish non-aviation uses on the Page Field General Aviation
Airport property. Suitable locations for these non-aviation uses are designated on the Page Field
Airport Layout Plan adopted as Lee Plan Map 3G, The Page Field Airport Layout Plan sheet (Map
3G) was adopted by the Federal Aviation Administration as part of the 2002 Page Field Airport
Master Plan Update. This update and documents comprising the 2002 Master Plan approval are
incorporated into the Lee Plan by reference as support for adoption of Map 3G and Table 5(b).

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identified existing facilities and
projected growth areas for both aviation and non-aviation uses through 2025. The mix of uses is
identified on Table 5(b). This mix of uses is intended to support the continued future development
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of Page Field General Aviation Airport and includes aviation and non-aviation related land uses
such as light industrial and office development and expands the non-aviation uses to include retail
development. Development of the aviation and non-aviation uses on Page Field General Aviation
Airport property must be consistent with Map 3G and Table 5(b) and will be required to comply
with the L.ee County L.and Development Code regulations, including, but not limited to, the impact
fee regulations. Any environmental mitigation deemed necessary to support development of Page
Field General Aviation Airport property will be addressed separately by each development project
and is not entitled to claim a benefit from the Airport Mitigation Lands Overlay area (Map 3M).

POLICY 1.9.3: If the Port Authority determines expansion of the Page Field General Aviation
Airport boundaries are necessary in order to provide continued viability to Page Field as a reliever

to Southwest Florida International Airport, then the Port Authority will amend Map 3G, Table 5(b)
and the Future Land Use Map to reflect the land added to Page Field General Aviation Airport.

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan will be updated no
less than every 5-8 vears. with the next amendment anticipated to be approved by the Federal

Aviation Administrationin2010. A comprehensive plan amendment will be submitted by the Port
Authority to update Map 3G and Table 5(b) to reflect the updated Page Field Master Plan as

approved. The planning horizon used for the master plan update should be consistent with the Lee
Plan Horizon, which can be verified by Lee County as part of the Master Plan Update process. Lee
County staff will be included in the Master plan update process as required under the terms of'the
existing memorandum of understanding regarding airport development.

POLICY 1.9.5: The Port Authority will seek to eliminate or modify existing uses on the Page
Field property deemed incompatible with existing aviation activity or causing a diminution in the
Page Field Airport capacity. In order to protect Page Field as a Southwest Florida International
Airport reliever. the Port Authority will use its capacity/authority as a reviewing entity to influence
land-use decisions and approvals with respect to development of the lands surrounding Page Field
in order to promote development that is compatible with the aviation activity at Page Field General
Aviation Airport.

POLICY 1.9.6: Development on Page Field lands must be consistent with the Airport Layout Plan
(Map 3G). Ifthe Page Field Airport Master Plan or Airport Layout Plan set is amended or updated
by the Port Authority in a manner that constitutes a substantive change from Map 3G or Table 5(b),
local development order approval may be delayed or denied pending a Lee Plan Amendment, by
the Port Authority, with respect to Map 3G and Table 5(b).

POLICY 1.9.7: Non-aviation development areas at Page Field Airport, as depicted on Map 3G,
will be developed under long term land leases. All non-aviation development must comply with
[and Development Code regulations. including payment of impact fees. The intensity of non-
aviation development must be consistent with Table 5(b).

POLICY 1.9.8: Future non-aviation areas depicted on the Airport Layout Plan (Map 3G) will be
developed. to the greatest extent possible, within existing upland areas. Impacts to wetlands in the

future non-aviation areas will be minimized by site design whenever possible in compliance with
the Lee County Land Development Code.
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POLICY 1.9.9: Future aviation and non-aviation development at Page Field General Aviation
Airport must comply with the provisions of the Educational Restriction Zone established under
Florida Statutes, section 333.03 and the School Zone Map adopted as part of the I.ee County Land
Development Code.

\
TRANSPORTATION ELEMENT

OBJECTIVE 47.1: ECONOMIC GROWTH. To aid in the diversification of the county's
economic growth Fthe capacity and long term development of the Southwest Florida International
Airport and Page Field General Aviation Airport will be expanded in compliance with Maps 3F
and 3G, and Table 5(a) and 5(b). toatd-itrthediversifieationof the-county's-economic-growth:
Specific project implementation and approval of the proposed development will be coordinated
through the annual Capital Improvement Program process and be consistent with the Airport
Layout Plans (Map 3F and 3G). These expansions will be funded through user fees, airline
contributions, and other funding sources not involving general county tax dollars. The Port
Authority will strive to minimize impacts to surrounding land uses while maintaining a safe and
efficient facility for airport operations. (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.1.1: The Port Authority will coordinate the implementation of scheduled
infrastructure and facility improvements for the Southwest Florida International Airport and Page
Field General Aviation Airport consistent with the approved Airport Layout Plan sheets (Map 3F

and Map 3G, respectively) and the-SouthwestFloridatnternationat-Atrport Proposed-Development
Schedules (Table 5(a) and (b), respectively). (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.2.5: The county will utilize the approved Airport Master Plans and FAR Part 150
Study, including updates, as a basis to amend the comprehensive land use plan and the land
development code to prohibit development that is incompatible with the Southwest Florida
International Airport or Page Field General Aviation Airport; and, to ensure future economic
enhancement consistent with Objective 46.2. Future updates of the Southwest Florida International
Airport Master Plan and Page Field General Aviation Airport Master Plan that precipitate
substantive changes to the Airport Layout Plang (Map 3F and Map 3G, respectively) will require
a Lee Plan Amendment prior to local permitting approval for the affected airport. In accordance
with FAA requirements, the Southwest Florida International Airport Master Plan and
corresponding Airport Layout Plan (Map 3F) will be comprehensively updated at least once every
5 to 8 years. (Amended by Ordinance No. 99-15, 04-16)

POLICY 47.3.4: The proposed development schedule for the Southwest Florida International
Airport through the year 2020 is depicted in Table 5(a) of the Lee Plan. The proposed development
schedule for the Page Field General Aviation Airport through the year 2025 is depicted in Table
5(b) of the Lee Plan. FhisTFable These Tables includes both aviation and non-aviation related
development. If the FAA/FDOT mandate navigational improvements (NAVAIDS) or require
improvements related to Airport security or safety at Southwest Florida International Airport or
Page Field General Aviation Airport, then the Port Authority may pursue installation of the
improvement even though the improvement is not specifically identified on Table 5(a) or Table
5(b). However, the Port Authority must obtain all appropriate approvals and permits prior to
installation, including approval from Lee County. Ifthese improvements precipitate a substantive
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change to etther Table 5(a), Table 5(b), or Map 3F, or Map 3G, then the Port Authority must pursue
a Lee Plan amendment incorporating the changes in the next available amendment cycle. (Added

by Ordinance No. 04-16)

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and programming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port Authority will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport.and Page Field General Aviation Airport. Additionakspecific coordination
requirements are contained in Objective 151.4 and subsequent policies. (Amended by Ordinance
No. 99-15, 04-16).

INTERGOVERNMENTAL COORDINATION ELEMENT

OBJECTIVE 151.4: COORDINATION OF AIRPORT DEVELOPMENT AND
IMPROVEMENTS AT THE SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
AND PAGE FIELD GENERAL AVIATION AIRPORT WITH ALL PERMITTING
AGENCIES. The Port Authority will coordinate with Lee County, the Southwest Florida Regional
Planning Council, the Florida Department of Community Affairs, Federal Aviation Administration,
and the Florida Department of Transportation to ensure that the development of the Southwest
Florida International Airport and the Page Field General Aviation Airport is consistent with the Lee
Plan. (Added by Ordinance No. 04-16)

POLICY 151.4.1: Port Authority staff will ensure that Lee County staff is directly involved in the
review and approval process related to the ongoing update of the Airport Master Plan for Southwest
Florida International Airport and Page Field General Aviation Airport. This mandatory inter-
agency coordination will provide an official means for scheduled review and comment regarding
Airport Master Plan Updates, related Lee Plan amendments, annual updates of the Airport Layout
Plan and Capital Improvement Program, permitting for scheduled capital improvement projects,
amendments to the Airport zoning approvals and compliance with the Lee County Land
Development Code. (Added by Ordinance No. 04-16)

POLICY 151.4.2: The Port Authority will submit and County staff will review and provide
comments regarding the following:

(1) Scope and content of ongoing updates to the Airport Master Plan for Southwest Florida
International Airport and Page Field General Aviation Airport pursued in accordance with
Federal Aviation Administration Advisory Circular 150/5070-6 and the Florida Department
of Transportation Guidebook for Airport Master Planning.

(2) Consistency of proposed amendments to the Airport Master Plan and resulting Airport
Layout Plan for Southwest Florida International Airport (Map 3F) and Page Field General
Aviation Airport (Map 3G) with the Lee Plan, Land Development Code (LDC) and local
zoning approvals.
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(3) Compatibility and compliance of individual CIP projects with the Lee Plan, LDC
regulations, zoning approvals and other applicable regulations.

(4) Proposed Lee Plan Amendments necessary to support revisions to the Airport Layout
Plan for Southwest Florida International Airport (Map 3F) and Page Field General Aviation
Airport (Map 3G), the Southwest Florida International Airport Proposed Development
Schedule (Table 5(a)), the Page Field General Aviation Airport Proposed Development
Schedule (Table 5(b)). the Airport Master Plans for Southwest Florida International Airport
and Page Field General Aviation Airport, or CIP project list. (Added by Ordinance No. 04-
16) :

GLOSSARY

AIRPORT LAYOUT PLAN - A map of existing and proposed airport property, facilities and
development that is created as a result of the Airport Master Planning process. The Airport Layout
Plan for Southwest Florida International Airport is adopted as Map 3F, and the Airport Layout Plan
for Page Field General Aviation Airport is adopted as Map 3G. (Added by Ordinance No. 04-16)

NON-AVIATION RELATED USES - This phrase refers to the commercial and industrial land
uses identified on the Southwest Florida International Airport Layout Plan (Map 3F), and-Table >
the Southwest Florida International Airport Proposed Development Schedule (Table 5(a)). the Page
Field General Aviation Airport LayoutPlan (Map 3G). and the Page Field General Aviation Airport
Proposed Development Schedule (Table 5(b)). Non-aviation related uses are typically developed
in non-aviation settings. Non-aviation uses may be enhanced by proximity to an airport, but these
uses are not dependent on access to an airport. These uses could be developed in other locations
within the County. Non-aviation related uses will be established on Airport lands through lease
agreements with the Port Authority. The areas identified to accommodate these non-aviation uses
are not necessary to support the primary aviation facilities comprising the Southwest Florida
International Airport or the Page Field General Aviation Airport. Use of Airport lands for non-
aviation use is intended to provide a revenue stream that may be used to enhance airport operations.
Though located on airport property, the establishment of non-aviation uses is not necessary for the
continued function of the primary aviation facilities associated with the airport. (Added by
Ordinance No. 04-16)

PAGE FIELD GENERAL AVIATION AIRPORT PROPOSED DEVELOPMENT

SCHEDULE (TABLE 5(b)) - This Table depicts the proposed development schedule for the Page
Field General Aviation Airport through the vear 2025. The Table will be updated by Lee Plan

amendment based on future Airport Master Plan and Airport Layout Plan updates.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(a)) - This Table depicts the proposed development schedule for the
Southwest Florida International Airport through the year203620. (Added by Ordinance No. 04-16,
Amended by Ordinance No. 07-12)
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Vision

SUBSTANTIVE CHANGE - As used in Policies 47.2.5 and 47.3.4, the term “substantive change”
means development not specifically stated or identified in Table 5(a) or Table 5(b), or depicted on
Map 3F or Map 3G. (Added by Ordinance No.04-16)

Statement

10. Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and
north of Alico Road including those portions of the Gateway development that either have not been
or are not anticipated to be annexed into the City of Fort Myers, the Southwest Florida International
Airport and the properties the airport expects to use for its expansion, the lands designated as
Tradeport, and the land designated as Industrial Development west of I-75 north of Alico Road.
In addition to these two land use designations, properties in this community are designated New
Community (the Gateway development), Airport, Density Reduction/Groundwater Resource
(primarily the anticipated airport expansion areas), Rural, and General Interchange. The road
network in this community is planned to change dramatically over time creating access to and from
this community to the north, south, and east without relying on I-75. There are three distinct areas

‘within this community. The Gateway portion of this community is the area where residential uses

will occur. Gateway will be a thriving, nearly built-out, mixed-use community in 2020. The
population of this community is anticipated to grow substantially from today to 2030.

The second area in this community is the Southwest Florlda International Airport. The airport
will be greatly expanded by 2030. The expanded alrport will have a second parallel runway and
a new terminal building that will more than double the existing capacity of the airport.
Development will be guided by the Airport Layout Plan (as established through the airport
master plan process) consistent with the Southwest Florida International Airport Proposed
Development Schedule (Table 5(a)) and all other Lee Plan provisions.

D. BACKGROUND INFORMATION
1. EXISTING CONDITIONS:
SIZE OF PROPERTY: 583.15 acres.
PROPERTY LOCATION: The airport property is generally located on the east side
of U.S. 41, south of Colonial Boulevard.
EXISTING USE OF LAND: The airport property is developed as an operating
general aviation airport; The subject site also contains several non-aviation related
developments such as Page Field Commons, and Page Field Medical Village.
CURRENT ZONING: IL, MPD, & CPD, (Lee County) and I-1, A-3, & B-2 (City of
Ft. Myers).
CURRENT FUTURE LAND USE CATEGORY: Public Facilities and Industrial
Development.
STAFF REPORT FOR October 8, 2008
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2.

BACKGROUND DISCUSSION:

The Lee County Port Authority has the responsibility of managing the planning, development and
operation of the Southwest Florida International Airport and Page Field. These airports are the
only publically funded and maintained airports in Lee County. These airports provide service for
the rapidly growing aviation needs of the region. This amendment is concerned with Page Field
General Aviation Airport. Concerning the ownership and operation of Page Field, the application
provides the following discussion:

Page Field is owned by the Lee County Board of County Commissioners and operated by
the Lee County Port Authority under the direction of the Lee County Board of Port
Commissioners. Page Field Airport is included within the National Plan of Integrated
Airport System (NPIAS), which is published by the U.S. Department of Transportation, and
the Florida Aviation system Plan (FASP). A former military training base and air carrier
airport, Page Field no longer has any regular scheduled flights. The airport is designated
as a public use General Aviation - Reliever Airport according to NPIAS. Page Field was
designated a reliever airport to facilitate a reduction in the demand at the local area
commercial service airports, including Southwest Florida International Airport, of the
smaller aircraft associated with General Aviation operations.

Concerning the location of Page Field, the application provides the following:

The Subject Property, commonly referred to as the Page Field General Aviation Airport
(i.e., Page Field), is located approximately four miles south of downtown Fort Myers and
is bounded by U.S. 41 on the west, North Airport Road on the north, by a mix of residential
and industrial uses on the east, and by Danley Drive on the south side.

Concerning the existing uses of Page Field, the application provides the following discussion:

A majority of the property comprising Page Field is located within the jurisdictional limits
of Lee County. However, a small portion of Airport property along the north and
northwest side of the Airport falls within the incorporated limits of the City of Fort Myers.
The Airport itself occupies approximately 583.15+ total acres of land. Airport facilities
include a 6,400-foot and a 4,997-foot runway which serve general aviation aircraft
exclusively; a 6,259 squaré foot general aviation terminal complex; parking spaces for 600
vehicles; an aircraft rescue and fire fighting (ARFF) building; and an air traffic control
tower; and various private general aviation aircraft hangars. The Page Field North
Building (former Terminal) is a 64,450 square foot non-aviation, industrial use facility
located within the airport boundary. This facility is currently under lease by the Florida
Department of Law Enforcement and the Florida Highway Patrol...

...In addition to traditional general aviation uses, the Lee County Port Authority has
developed some of the property within the Airport for compatible non-aviation uses. These
uses include the existing developments referredto as Page Field Commons and Page Field
Medical Village, as well as a limited number of other parcels currently being considered
for initial development or re-development. The development of these non-aviation uses
promote the financial self-sufficiency of Page Field, which is required by Federal law.

STAFF REPORT FOR ‘ October 8, 2008

CPA2007-48

PAGE 11 OF 27



As the application indicates, Page Field is an integral component of the regional transportation
infrastructure system. The Port Authority prepares a plan, the Airport Master Plan, with periodic
updates to provide a comprehensive analysis of current airport facilities and a determination of
trends and activities affecting the Airport and its environment. The Airport Master Plan and
updates are based on the criteria and standards set forth by both the Federal Aviation
Administration (FAA) and the Florida Department of Transportation (FDOT).

The application provides the following background discussion:

Development of Regional Impact (DRI requirements for Florida airports have historically
been redundant, costly, and time consuming. The airport master planning process, as
required by the Federal Aviation Administration and the Florida Department of
Transportation, reviews and analyzes much of the same data ashas been required by state
DRI regulations. As such, inJuly 2002, the Florida Legislature adopted revised language
that allows incorporation of an Airport Master Plan into the local Comprehensive Plan in
lieu of the application of state DRI requirements on Florida airports.

In September 2004, the Board of Port and County Commissioners amended the Lee County
Comprehensive Plan to include the RSW Airport Master Plan to take advantage of this new
state legislation. RSW was the second airport in Florida to initiate this approach, which
saved millions of dollars and years of time and allowed for the opening of the RSW
Midfield Terminal Complex in 2005, and most airports in Florida are now doing the same.
This process provides a more comprehensive approach by recognizing airports as an
integral part of the transportation infrastructure necessary to the economic success of
Florida and blends regional transportation infrastructue into local and regional planning

efforts.

Considering that this measure was successfully completed for RSW and the fact that
development at Page Field continues to advance, Lee County and Port Authority staff
recommend initiating the same Comprehensive Plan Amendment process for Page Field
that is anticipated to yield the same long-term benefits. On March 12, 2007, the Port
Board approved a task with Johnson Engineering, Inc., to analyze and prepare an
amendment application to the Lee County Comprehensive Plan in order to incorporate the
Page Field Airport Master Plan. Lee County and Port Authority staff members have met
several times over the last few months to review and coordinate the contents of the draft
plan amendment application which has resulted in a cooperative effort between the two
agencies.

As noted above, the Florida Legislature adopted Chapter 2002-20, Laws of Florida, which amends
FS 163.3177(6) to create a new subsection (k) specifically allowing incorporation of an Airport
Master Plan into the comprehensive plan as part of the transportation element This portion of the
Florida Statutes reads as follows:

(k) An airport master plan, and any subsequent amendments to the airport master plan,
prepared by a licensed publicly owned and operated airport under s. 333.06 may be
incorporated into local government comprehensive plan by the local government having
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Jjurisdiction under this act for the area in which the airport or projected airport
development is located by the adoption of a comprehensive plan amendment. In the
amendment to the local comprehensive plan that integrates the airport master plan, the
comprehensive plan amendment shall address land use compatibility ‘consistent with
chapter 333 regarding airport zoning; the provision of regional transportation facilities
for the efficient use and operation of the transportation system and airport, consistency
with the local government transportation circulation element and applicable metropolitan
planning organization long-range transportation plans, andthe execution of any necessary
interlocal agreements for the purposes of the provision of public facilities and services to
maintain the adopted level of service standards for facilities subject to concurrency; and
may address airport-related or aviation-related development. Development or expansion
of an airport consistent with the adopted airport master plan that has been incorporated
into the local comprehensive plan in compliance with this part, and airport-related or
aviation-related development that has been addressed in the comprehensive plan
amendment that incorporates the airport master plan, shall not be a development of
regional impact. Notwithstanding any other general law, an airport that has received a
development-of-regional-impact development order pursuant to s. 380.06, but which is no
longer required to undergo development-of-regional-impact review pursuant to this
subsection, may abandon its development-of-regional-impact order upon written
notification to the applicable local government. Upon receipt by the local government, the
development-of-regional-impact development order is void.

FS 163.3177(6)(k) allows local jurisdictions, like Lee County, to incorporate an airport master plan
for a licensed publicly owned and operated airport, like Page Field Airport, into the local
comprehensive plan. Page Field is licensed by the Florida Department of Transportation as a
publicly owned and operated airport per FS 333.06. FS 163.3177(6)(k) also provides that any
subsequent amendments to the airport master plan can also be incorporated into the local
comprehensive. In addition, FS 163.3177(6)(k) provides that development or expansion of an
airport consistent with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

In response to these statutory changes the Board of County Commissioners initiated this publically
sponsored amendment providing for the incorporation of the Airport Master Plan into the Lee Plan.
Concerning the benefits to the community in incorporating the Airport Master Plan and the Airport
Layout Plan into the Lee Plan, the application provides the following brief discussion:

The requested Comprehensive Plan Amendment provides a number of benefils to the
community. The continued growth in Lee County requires adequate, safe, and reliable
aviation transportation; however, aircraft noise, airspace conflict, possible electronic.
interference with aviation navigation aids, and the potential for interaction between
aircraft and wildlife attractants become major constraints on further development. The
Airport Master Plan promotes coordinated aviation planning among federal, state,
regional, and local agencies. Incorporation of the Page Field Master Plan and Airport
Layout Plan set will allow the County to easily facilitate the establishment and
maintenance of compatible land uses around the facility.
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It is critical that airports operate in an environment that maximizes the compatibility of the
airport with off-airport development. Page Field must progress to maintain and continue
to capture more of the Southwest Florida market share of general aviation activity. The
integration of these plans promotes efficiency and effectiveness in balancmg the demand
for the only reliever airport in Southwest Florida, while remaining competitive among
other general aviation airports in the region.

PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

INTRODUCTION

On September 10, 2007, the Board of Port Commissioners endorsed submittal of'a Comprehensive Plan
Amendment application to incorporate the Page Field General Aviation Airport Master Plan Update and
Airport Layout Plan into the Lee County Comprehensive Plan.” The Lee County Port Authority, on
September 14,2007, filed a Lee Plan map and text amendment to incorporate the Airport Master Plan into
the Lee Plan.

Lee County staff recognizes the importance of this effort and has worked cooperatively to achieve the best
possible integration of the Port Authority plans and the County s Comprehensive Plan, the Lee Plan.
County staff recognizes the importance of Page Field as one of the economic engines in the region. A
recent economic impact study(August 2006), completed by the Cincinnati-based consulting firm Ricondo
& Associates for the Lee County Port Authority analyzed the airport’s direct and indirect contributions to
the area’s economy. Data showed that the airport generated $50.7 million in economic output, almost 920
jobs, and salaries of $24 million in Southwest Florida during 2005. The airport provides about 500 full-
time jobs. The Page Field Airport accommodated 8,290 general aviation arrivals in 2005.

County staff also recognize that the size, complexity and volume of projects planned and constructed at
Page Field Airport, in addition to new statutory requirements relating to airport master plans and
comprehensive plan elements, makes it prudent and appropriate to establish a system of coordinated review
between the Airport and various County departments. This mandatory inter-agency coordination will
provide an official means for scheduled review and comment regarding Airport Master Plan Updates;
related Lee Plan amendments; annual updates of the Airport Plan and Capital Improvement Program;
permitting for scheduled capital improvement projects; amendments to the Airport zoning approvals; and,
compliance with the Lee County Land Development Code. This amendment, in part, establishes the
process framework to make this coordinated effort possible. The framework requires dialogue prior to
formal submittal of any Lee Plan amendment package, rezoning request, or development order application.
The purpose of this requirement is to involve County staff earlier in the process and for the Port Authority
staffto obtain initial comments and input regarding consistency with the Lee Plan and County regulations.

The amendment proposes to replace existing Map 3G “Runway Protection Zones (Clear Zones) Page Field
General Aviation Airport” with a new Map 3G “Page Field Airport Master Plan Airport LayoutPlan.” The
amendment also proposes to incorporate a new Table, Table 5(b) “Page Field General Aviation Airport
Proposed Development Schedule.” Both of these new additions to the Lee Plan will guide future
development on the Airport propetty.
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Proposed Table 5(b) includes the opportunity for the Port Authority to establish new non-aviation related
land uses. Table 5(b) includes a summary of these possible land uses:

Commercial (Retail & Service): 80,000 square feet ‘
Office (Medical & Non-medical): 33,000 square feet A
Light Industrial: 40,000 square feet '

The parameters listed above are the upper limits of new non-aviation related land uses that could be
developed at Page Field before the year 2025. The Port Authority will enter into leases with proposed end
users, and the uses will still have to be approved through normal local processes such as rezoning,
development orders, and building permit approvals.

The Airport Layout Plan sheet (Map 3G) and the Page Field Airport Proposed Development Schedule
(Table 5(b)) are the result of the adopted “Page Field Airport Master Plan (May 2002)” and the adopted
“Airport Layout Plan (February 2006).”

COMPREHENSIVE PLAN BACKGROUND

The subject property was designated “Industrial/Business” by the original Lee County Future Land Use
Map, adopted in 1984. Subsequent Lee Plan amendments in the mid and late 1980s changed this
designation to the Public Facilities and Industrial Development categories. The majority of the subject site
is currently designated Public Facilities. .

SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE DESIGNATIONS

The application materials include an extensive discussion of surrounding zoning and land uses. An
examination of the surrounding land uses shows that the area surrounding the subject property is rapidly
urbanizing. The surrounding Future Land Use categories consist of Intensive Development, Industrial
Development, and Central Urban. Intensive Development designated lands occur to the north, west, and
east of Page Field. Industrial Development designation is located north of Page Field, as well as to the
southeast. Central Urban lands are located south of Page Field. The application materials reveal a variety
of urban uses and planned developments in close proximity to the airport.

North of the subject property are a variety of industrial and commercial uses along North Airport Road.
This area is predominately developed with commercial businesses, warehousing/distribution centers,
offices, and facilities such as a United States Postal Service building, Hertz Storage, West Florida
Distributors of Tile, Stone, and Granite, Enterprise Truck Rental, and the Fort Myers Veterinary Hospital.

To the south of the subject site is a mixture of commercial, light industrial, and residential uses. These
uses are located in the Page Park community.

East of the subject property are lands within the Intensive Development and Industrial Development Future
Land Use Categories. These lands contain a mixture of light industrial and commercial uses, as well as
vacant parcels. Businesses include the Lee Tran facility, Wolfer Wholesale Produce, and a Suzuki
dealership.
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A mixture of commercial uses are located to the west of Page Field. These lands are designated as being
in the Intensive Development Future Land Use category and are developed with a community shopping
center, restaurants, auto sales and services, and offices.

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS \
The subject property currently has access from U.S. 41, South Road, Danley Drive, Fowler Street, and
North Airport Road.

The Lee Plan amendment application requires a traffic circulation analysis to determine the proposed effect
of the amendment on Map 3A, the Financially Feasible Transportation Plan Map, and on the Capital
Improvements Element. Applicants must identify the traffic analysis zone (TAZ) and the socio-economic
forecasts for that zone or zones. The required analysis includes determining whether or not the requested
amendment requires modification to the socio-economic data forecasts for the TAZ or zones. The
application includes the required comprehensive plan amendment traffic analysis, conducted by Reynolds,
Smith and Hills, Inc., August 6, 2007.

The Lee County Department of Transportation has reviewed the proposed comprehensive plan amendment
and provided comments dated August 20, 2008. These comments are reproduced below:

The Department of Transportation has reviewed the above-referenced future land use map plan
amendment, to change the land use designation of the Page Field General Aviation Airport from
“Public Facilities” to “Airport.” We have determined that the ir affic information submitted by
the applicant is sufficient for review.

The applicant corrected the Zdata information for TAZs 683, 685, 686 and 689 around the airport
to reflect existing conditions, and added six new TAZs (556, 557, 574, 575, 587, 588) to reflect
development parcels 1 through 6 on the Page Field site. The applicant reran the Lee County
MPO’s 2030 Financially Feasible Plan FSUTMS model set with the proposed development
parameters in the new TAZs. Examining the three-mile radius around the project, the following
table indicates the levels of service for area road segments with and without the proposed land use

change.
Year 2030 LOS
To without CPA with CPA
C C
olonial Blvd cGregor Bivd W/nkler Ave _
Daniels Pkuy etro Pkwy _
E E
B B
C C
WMetro Pkwy Six Mile Cypress Pkwy Hanson St C C
‘Summerlin Rd  Gladiolus Dr Colonial Blvd C C
US 41 Gladiolus Dr IColonial Blvd C C&D
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As is evident from the table, the four problem segments are identified as failing with and without
the plan amendment. McGregor Boulevard and Daniels Parkway are identified as “constrained”
in the Lee Plan, meaning they are not planned to be widened and a higher level of congestion is
allowed. However, the MPO’s 2030 Needs Plan does identify a further improvement to Daniels
Parkway, the installation of elevated express lanes in the median, which is the same improvement
the Needs Plan identifies for Colonial Boulevard. The Needs Plan identifies improvements needed
by 2030 but contingent upon identification of additional funding beyond the projected traditional
sources to pay for them. The elevated express lanes lend themselves to the possibility of tolling as
a revenue source, and that option is currently under study for Colonial Boulevard. There are no
further improvements identified on College Parkway in the long range plans, beyond the current
6 lanes.

It is important to note that all of these problem segments are fairly well removed from Page Field.
The Page Field development contemplated in this proposed amendment would directly access
Fowler Street, which is not identified as a future level of service problem in the analysis.
Normally, having failing roads even without the proposed land use change raises questions about
intensifying development and making a bad situation worse. In this case, however, other public
benefit issues should be considered. First, the area around Page Field is already fairly intense
urban development, so the proposed development plan could be considered urban infill, and could
help make transit a more viable transportation option in the area. It should also be recognized
that the development proposals will help generate revenue to support the operations of Page Field,
making it more self-sustaining and obviating the need for tapping into other, limited transportation
revenue sources.

One other transportation-related issue needs to be addressed, and that is the potential realignment
of South Drive to connect to Danley Drive. Although not part of the long range transportation
plan, the realignment has been identified in the Page Field Airport Layout Plan and through the
Community Planning process for the Page Park neighborhood as desirable, to allow a
reconfiguration of property for future development in support of the airport, to consolidate pieces
of Jerry Brooks Park, and to address cut-through traffic concerns for the Page Parkneighborhood.
Any staff recommendations in this regard should be consistent with the concurrent
recommendations for the Page Park Community Plan.

Staff concludes that the plan amendment does cause a need to modify the FSUTMS model data, and that
the modifications proposed by the applicant are justified. The request, on its own, does not require any
transportation network modifications due to traffic.

Staff also notes that there is currently no concurrency issue for the surrounding roadways that would be
accessed by the expanded uses at Page Field. For example, Fowler Street has an adopted Level of Service
(LOS) of “E,” and the 2007 Lee County Concurrency Report indicates an existing volume at LOS “D.”
The 2007 Report also indicates that U.S. 41 has not exceeded its adopted LOS. The airport projects could
therefore receive a local Development Order and Concurrency Certificate.

POPULATION ACCOMMODATION
The request does not accommodate additional residential development on the Lee Plan’s Future Land Use

Map. The application provides the brief discussion:
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The proposed development of Page Field General Aviation Airport as directed by the Master Plan
through the year 2020 will not affect Lee County population projections. The demand for services
at Page Field is the result of increasing growth in the area in population, business activity and
tourism, which would occur without this facility. Users of Page Field will be those residing in and
visiting the area who use air travel as a primary mode of transportation, primarily for business
purposes, or recreational travel. The proposed Comprehensive Plan Amendment will not require
any revisions to Table 1(b) (Planning Community Year 2020 Allocations) or the Lee Plan Future
Land Use Map.

Staff concurs that the proposed amendment will not affect Lee County population projections. Continued
expansion of the facility is the result of increased growth in the southwest Florida region as a whole. Staff
notes that the recent EAR based amendments incorporated allocations out to the Year 2030.

ENVIRONMENTAL CONSIDERATIONS

The application includes the required Environmental Analysis concerning environmental impacts as a
result of the proposed amendment. The analysis provides that “there are no on-site preserves or
conservation easements within the boundaries of Page Field.” The application also provides that
“preservation of green space that could attract wildlife could be hazardous to air operations at the airport
and is an incompatible land use according to the Federal Aviation Administration (FAA).

The analysis includes a “Protected Species Assessment” that discusses the resident population of Florida
burrowing owls. Burrowing owls utilize Page Field for nesting activity. They are the only documented
listed species to regularly utilize airport property. Concerning this owl population, the application provides
the following discussion:

..ds of June 6, 2007 there were ten (10) active burrowing owl nest burrows occupying airport
property. The location of these burrows is shown on Exhibit IV.C.5. There is no management plan
in place at Page Field for the burrowing owls. All owl species, occurring in North America, are
listed as potential wildlife hazards to air carrier operations according to the FAA, and therefore
they cannot be managed for on airport property.

The application also contains a discussion of an incidental-take permit from the Florida Fish and Wildlife
Conservation Commission (FWC) that is required to destroy any inactive burrowing owl burrow:

A burrow is determined to be inactive if it contains no eggs or flightless young. In the past the Lee
County Port Authority (LCPA) requested individual permits for each specific development project
at Page Field to impact a burrowing owl burrow. In 2005, in anticipation of future development
in the North and West Quadrants, LCPA sought an airport-wide incidental-take permit for Page
Field, which was issued on November 7, 2005. This permit expires on December 31, 2008 and
allows the permittee, or designee, who is knowledgeable in burrowing owl ecology, to desiroy
inactive nest burrows within proposed development footprints during construction. The LCPA is
required to submit an annual report to FWC for any activities conducted at Page Field pursuant
to this permit.

The Environmental Assessment includes a discussion of land use habitat types that occur on the airport
property. Habitat types were delineated in accordance with the Florida Land Use Cover and Forms
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Classification System. The dominate land cover type is maintained grass area (220.38 acres or 39.55% of
the subject site), closely followed by the airport and associated facilities (186.6 acres or 33.49% of the
subject property). The Assessment concludes that the subject property does not contain any rare and
unique uplands as defined by the Lee Plan.

‘\

AN

SOILS
The applicant has provided a soils map.

HISTORIC RESOURCES
The application includes a letter, dated April 12,2007, from the Division of Historical Resources, Florida

Department of State. This letter provides the following:

In response to your inquiry of April 12, 2007, the Florida Master Site File lists one previously
recorded archaeological site, and no standing structures in the following parcel of Lee County:

T45S, R24E, Section 01

The application includes a brief printout from these files, as well as a map that essentially cover the entire
subject site. '

Lee County staff note that there are no areas on the airport property designated in the area of archaeological
sensitivity. Staffis aware of the use of the property as an army training facility during World War II. Staff
is not aware of any historic or archaeological resources occurring on this site. The Port Authority will not
be required to obtain a “Certificate to dig” from Lee County prior to or in conjunction with the issuance
of a final development order as none of the property has been designated as being within the “Sensitivity
Level 2” areas as defined by the Land Development Code.

SCHOOL IMPACTS
Staff concurs with the applicant that the proposed amendment will have no affect on the School Board’s

plans to accommodate growth in the County.

PARKS, RECREATION AND OPEN SPACE

The proposed amendment will have minimal impacts on parks, recreation and open space. The proposed
future land use designation of Airport does not allow residential uses, existing and proposed support
facilities provided by Lee County Parks and Recreation will not be impacted by the proposed amendment.

The Port Authority has committed to maintain the LDC minimum open space requirement. The
application confirms this:

The Lee County Port Authority has committed in (sic) providing the necessary open space
requirements outlined in the Land Development Code. This requirement is easily met due to the
large amount of open space required for the runway environment by the Federal Aviation
Administration. Also included and allowed by the Land Development Code is the inclusion of the
storm water management ponds located on the site.
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EMERGENCY MEDICAL SERVICES (EMS)
Lee County EMS staff have reviewed the request and provided written comments dated September 4, 2007.
These comments are reproduced below:

I Kim Dickerson, authorized by the Lee County Emergency Medical Services (EMS) confirm with
my signature below, that Lee County EMS has no concern with the Service Availability Request
from Johnson Engineering for the Lee County Port Authority - Page Field Comprehensive Plan
Amendment.

The Comprehensive Plan Amendment for the Page Field parcels will not creat a negative impact
on our service level. :

SOLID WASTE .

With the existing Gulf Coast Landfill, the Waste-to-Energy facility, and the Lee/Hendry Disposal facility
all online, staff anticipates that there will be adequate capacity in the County’s solid waste system to
accommodate the additional waste that will likely accompany the expansion of the airport.

Lee County Solid Waste Division staff reviewed the request and provided written comments dated July
8, 2008. This letter, in part, provides the following:

The Lee County Solid Waste Division is capable of providing solid waste collection service for the
Lee County Port Authority project located at Page Field, including the additional proposed
intensity, through our franchised hauling contractors. Disposal of the solidwaste from this project
will be accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Land[fill. Plans have been made, allowing for growth, to maintain long-term disposal capacity at
these facilities.

MASS TRANSIT
Lee Tran staff have reviewed the request and provided that they do not see any issues or concerns with the

proposed amendment.

POLICE

The Port Authority maintains an Airport Police and Security Department that provides law enforcement
and security services at Page Field. The Port Authority Police Department reviewed the request and
provided written comments dated July 9, 2008. These comments are reproduced below:

We have been requested by your office to comment on the adequacy of providing law enforcement
services at Page Field Airport. As you may know, the Lee County Port Authority provides its own
law enforcement at both the Southwest Florida International Airport and the Page Field Airport.
It is anticipated that we will continue to provide law enforcement services without interruption.

The Lee County Sheriff’s Office reviewed the request and provided written comments dated July 16,2008.
These comments, in part, are reproduced below:

The Lee Plan ammendment (sic) identified as the Page Field Master Airport Plan would not affect
the Lee County sheriff’s Office ability to provide core services at this time.
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FIRE

The Port Authority maintains an Aircraft Rescue and Fire Fighting Department to provide fire and medical
rescue services at Page Field Airport. The Port Authority Aircraft Rescue and Fire Fighting Department
reviewed the request and provided written comments dated July 31, 2007. These comments, in part, are
reproduced below: \

We provide all fire protection and nonambulatory medical services to Page Field. The fire rescue
personnel, vehicles and equipment are housed on airport property which allows for a minimal
response time to any airport emergency.

Fire Station 1 at Page Field is staffed 24/7 with two (2) fire fighters, with at least one being an
Emergency Medical Technician (EMT). Additional fire rescue support is provided by Station 2 at
the Southwest Florida International Airport; ambulatory services are provided by the Lee County
emergency Medical Services (EMS), both on an as-needed basis. By working within a network of
local mutual aid responders, we provide excellent professional fire and medical rescue services
to all operators and tenants at the Page Field General Aviation Airport.

UTILITIES

The subject site is currently served by Lee County for both potable water and sanitary sewer services. The
application includes the required potable water and sanitary sewer analysis. Lee County Utilities staff has
reviewed the request and offered no objection to the amendment. Staffhas concluded that there is adeguate
capacity to accommodate the proposed expanded uses.

Staff also notes that the County’s concurrency system is applicable to the proposed non-aviation related
uses. In other words, individual non-aviation related projects will have to demonstrate that there is
adequate capacity in the potable water and sanitary sewer systems to address project impacts priortoa local
development order approval.

INTERNAL CONSISTENCY WITH THE LEE PLAN

The Airport land use category is considered a Future Urban Area by the Lee Plan. The amendment is
proposing to make an adjustment to the “Airport” land use designation on Map 1 by adding Page Field to
this category. Objective 1.2 describes the “Southwest Florida International Airport Area.” The amendment
proposes additional language for Objective 1.2 and subsequent policies to incorporate the ongoing update
to the Airport Master Plan for Page Field.

Lee Plan Policy 1.7.6 discusses the Planning Communities Map (Map 16) and Acreage Allocation Table
(Table 1(b)). This map and table depict the proposed distribution, extent, and location of generalized land
uses for the year 2030. Acreage totals are provided for land in each Planning Community in
unincorporated Lee County. No final development orders or extensions to final development orders will
be issued or approved by Lee County that will allow the acreage totals for residential, commercial or
industrial uses contained in Table 1(b) to be exceeded. The proposed amendment is consistent with the
allocations contained on Table 1(b) and will not affect established county population projections.

Goal 2 of the Lee Plan and its subsequent objectives and policies address growth management concerns.
Goal 2 seeks to provide for an economically feasible plan, which coordinates the location and timing of .

STAFF REPORT FOR October 8, 2008
CPA2007-48 PAGE 21 OF 27



new development with the provision of infrastructure by government agencies, private utilities, and other
sources. The subject property has access to the arterial road network as well as to public water and sewer.

Objective 2.2 seeks to direct new growth to those portions of the Future Urban Areas where adequate
public facilities exist or are assured and where compact and contiguous development ﬁatterns can be
created. Staff believes that a compact and contiguous growth pattern will be achieved through this plan
amendment. The subject property is within an urbanizing area and is surrounded on three sides by existing
or approved urban development. Staff finds that a compact growth pattern is preferable to urban
development occurring more distant from existing urban areas and urban infrastructure. Staff finds that
the proposed plan amendment promotes a compact growth pattern and minimizes urban sprawl.

Objective 2.4 of the Lee Plan requires regular examination of the Future Land Use Map in light of new
information and changed conditions, and make necessary modifications or amendments to address these
changes. Staff finds that conditions around the subject property have changed significantly since the
property was designated as Industrial/Business as established by the 1984 Lee Plan. Since 1984, many new
projects have been developed or approved in the immediate area including a significant amount of
commercial and light industrial uses. The area currently has a distinctly urban character.

Policy 2.4.4 states that Lee Plan amendment applications to expand employment centers recognized by the
Plan, which include light industrial, commercial retail and office land uses, will be evaluated by the Board
of County Commissioners in light of the locations and cumulative totals already designated for such uses,
including the 1994 addition of 1400 acres to the Tradeport cétegory just south of the Southwest Florida
International Airport. Staff believes this area is emerging as an employment center due to the presence of
Page Field, as well as the surrounding commercial and industrial development. The inclusion of proposed
Map 3G and Table 5(b) will allow the Port Authority an opportunity to enter into lease agreements with
private developments that choose to be located in close proximity to Page Field Airport. This is consistent
with and furthers the County’s desire to diversify the local economy. Establishment of non-aviation related
uses advances or furthers the intent of the Lee Plan’s Economic Element, including Goal 158.

The proposed plan amendment furthers and advances Goal 46. Goal 46 seeks to provide a coordinated
system of railways, aviation, ports, and roads. The amendment also furthers and advances Objective 47.6.
Objective 47.6 seeks agency coordination to ensure that existing and future air system needs can be met
safely and with a minimum of land use conflict by coordinating aviation facility plans with appropriate
federal, state, regional, and local review and permitting agencies.

FLORIDA STATE COMPREHENSIVE PLAN

The application provides a discussion concerning consistency of the proposal with the Florida State
Comprehensive Plan as contained in F.S. 187.201. The discussion highlights various areas in which the
plan amendment furthers and advances the State Comprehensive Plan. Staff concurs that the proposal is
consistent with the State Comprehensive Plan.

AFFECT ON ADJACENT LOCAL GOVERNMENTS

The application provides that the proposed amendment “will not affect adjacent local governments and
their comprehensive plans. Staff concurs that the amendment will not affect adjacent local governments
and their comprehensive plans.
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B. CONCLUSIONS
The proposed amendment provides sound planning coordination between Lee County staff and the Port

Authority staff. The proposed amendment language provides the beginning of a continuous planning
process between Lee County staff and Port Authority staff for the Page Field Airport.

C. STAFF RECOMMENDATION

Staff recommends that the Board of County Commissioners transmit the proposed plan amendment. This
recommendation includes incorporating a new map, Maps 3G, into the Transportation Map series as well
as the text changes included in Part I.C. The recommendation also includes placmg Page Field into the
“Airport” Future Land Use designation on Map 1.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: August 25, 2008

Y

\

A. LOCAL PLANNING AGENCY REVIEW
Planning staff made a presentation and listed changes that had been made to the staff report. One
member asked Port Authority staff if there was sufficient square footage allocated for the various
listed uses. Port Authority staff indicated that the amount of square footage may need to be
adjusted in the future. The member stated the importance of the airport as an economic generator.
Planning staff stated that changing conditions may require that the square footage be revised in the
future.

B.LOCAL PLANNING AGENCY RECOMMENDATION AND FII:IDINGS OF FACT SUMMARY

1. RECOMMENDATION:
The LPA recommends that the Board of Commissioners transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The LPA accepts the finding of fact as advanced by staff.

C. VOTE:
NOEL ANDRESS AYE
LES COCHRAN AYE
RONALD INGE AYE
JACQUE RIPPE AYE
CARLETON RYFFEL ABSENT
LELAND M. TAYLOR AYE
RAE ANN WESSEL AYE
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PART IV - BOARD OF COUNTY COMMISSIONERS

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FA&CT:

VOTE:

STAFF REPORT FOR
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A. BRIAN BIGELOW
TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

B. STAFF RESPONSE
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FAbT:

VOTE:
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TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
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PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT:
The Lee County Port Authority, represented by Joseph W. Grubbs, Ph.D., AICP,
Johnson Engineering, Inc. And J. Ronald Ratliff, AICP, Reynolds, Smith, & Hills, Inc.

2. REQUEST:

Amend the Future Land Use Map Series Map 1 to change the Future Land Use designation
of a specified portion of the Page Field Airport property from the “Public Facilities” Future

- Land Use Category to the “Airport” Future Land Use Category. Revise Map 3G to reflect
the latest approved Airport Layout Plan. Amend: the Vision Statement; the Future Land
Use Element; the Ports, Aviation, and Related Facilities sub-element of the Transportation
Element; the Intergovernmental Coordination Element; and, the Glossary of the Lee Plan
to incorporate the Page Field Airport Master Plan, Airport Layout Plan, into the Lee Plan
thereby exempting the airport from the DRI process pursuant to section 163.3177(6)(k),
F.S. .

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that the Board of County
Commissioners transmit the proposed amendment to the Lee Plan. This recommendation
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include

s two map amendments, replacing Map 3G and placing Page Field into the

“Airport” Future Land Use category. The recommended text changes are included in
Section C. below.

2. BASIS

STAFF REPORT FOR
CPA2007-48

AND RECOMMENDED FINDINGS OF FACT:
Page Field is an established, publicly owned general aviation airport.

The proposed plan amendment is being undertaken for the specific purpose of
incorporating the results of the ongoing Airport Master Plan Update process.

The proposed amendment to the “Airport” Future Land Use category accurately
reflects the extent of the Page Field General Aviation complex.

FS 163.3177(6)(j) and (k) allow local jurisdictions, like Lee County, to incorporate
an airport master plan for a licensed publicly owned and operated airport into the
local comprehensive plan. This section also a provides that any subsequent
amendments to the airport master plan can also be incorporated into the local
comprehensive.

The Page Field has primarily served the general aviation community since 1983 as
aresult of shifting all air carrier operations with scheduled passenger service to then
Southwest Florida Regional Airport, now Southwest Florida Internation Airport
(SWFIA).

The Federal Aviation Administration (FAA) has designated Page Field as a
“Reliever Airport.” Maintaining Page Field as a General Aviation Airport protects
the carrying capacity of the Southwest Florida International Airport.

FS 163.3177(6)(k) provides that development or expansion of an airport consistent
with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

The proposed amendment provides sound planning coordination between Lee
County staff and the Port Authority staff.

Page Field offers critical services that contribute to the vitality of Lee County.
General aviation plays a vital role in the economic and transportation systems,
offering opportunities for training new pilots, sightseeing, the transportation of
heavy loads by helicopter, and flying for business or personal reasons. -

The size, complexity and volume of projects planned and constructed at Page Field
Airport, in addition to new statutory requirements relating to airport master plans
and comprehensive plan elements, makes it prudent and appropriate to establish a
system of coordinated review between the Airport and various County departments.
The proposed revisions to the Intergovernmental Coordination Element adequately
address this need for increased coordination.
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The ‘applicant corrected the ZData by including the proposed development
parameters and reran the Lee County MPO’s 2030 Financially Feasible Plan
FSUTMS model set.

All of the identified problem roadway segments are fairly well removed from Page
Field. The Page Field development contemplated in this proposed amendment
would directly access Fowler Street. Fowler Street is not identified as having a
future level of service problem.

The Public benefit of the amendment outweighs the level of service issue on several
roadways that have this issue with the amendment or without the amendment.
Public benefits include supporting urban infill, supporting the provision of transit
services, and accommodating non-aviation related development at the Airport to
generate revenue to support the operations of Page Field. Additional revenue
sources makes Page Field more self-sustaining and obviating the need for tapping
into other, limited transportation revenue sources.

A compact and contiguous development pattern will be maintained through this
amendment. The proposed amendment will not promote urban sprawl, as the
subject property is located adjacent to a significant amount of existing and approved
urban development. An examination of the surrounding land uses shows that the
area surrounding the subject property is urban or is rapidly urbanizing.

The proposed amendment does not accommodate additional residential
development on the Lee Plan’s Future Land Use Map. The proposed amendment
will not affect Lee County population projections. Continued expansion of the
facility is the result of increased growth in the southwest Florida region.

A review of the Florida Site File indicates that no significant archaeological or
historical sites are recorded for or likely to be present within the project area.

The proposed amendment will have no affect on the School Board’s plans to
accommodate growth in the County.

The proposed amendment will have minimal impacts on parks, recreation and open
space.

Lee County EMS currently provides emergency medical services to Page Field. Lee
County EMS has concluded that this amendment will not create a negative impact
on service levels.

The Lee County Solid Waste Disposal System will have sufficient capacity to
manage and dispose of the materials anticipated to be generated by the planned
expansions at Page Field.

The Lee County Utilities system has adequate existing or planned capacity to
provide an adequate level of service to accommodate the expanded uses.
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. Significant non-aviation development has already been established at Page Field
including Page Field Commons and Page Field Medical Village. The Airport
Master Plan and the Airport Layout Plan accommodated additional non-aviation
development on the subject site.

C. RECOMMENDED LEE PLAN TEXT AMENDMENT ,
The following changes to the adopted text of the Lee Plan are proposed to incorporate the “Page
Field Airport Master Plan Airport Layout Plan” (Map 3G) and the “Page Field General Aviation
Airport” Development Schedule (Table 5(b)) as adopted through the ongoing Airport Master Plan
process. The specific proposed language changes are included below:

FUTURE LAND USE ELEMENT:

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL AIRPORT AND PAGE
FIELD GENERAL AVIATION AIRPORT AREAS. Designate on the Future Land Use Map
adequate land in appropriate locations to accommodate the projected growth needs of the
Southwest Florida International Airport and the business and industrial areas related to it, as well
as research and development activities and other non-aviation related development that is not
necessarily related to the airport, through the year 2030. Designate on the Future Land Use Map
existing and proposed development areas for Page Field General Aviation Airport. The Lee County
Port Authority desires to establish non-aviation related uses to provide a supplementary revenue
source as well as providing an opportunity for businesses that desire a location on airport property.
Designate on the respective Airport Layout Plang suitable areas to accommodate these desired uses
and provide general policy guidance as to how these uses will be developed. These categories are
also considered Future Urban Areas. (Amended by Ordinance No. 94-30, 02-02, 04-16, 07-12)

POLICY 1.2.1: Airport fLands includes the existing facility and projected growth areas for the
Southwest Florida International Airport's existing-facilityand-projected-growth-areas and Page
Field General Aviation Airport through the year 2030. Fhese-areas-witl- The Airport Lands
comprising the Southwest Florida International Airport includes airport and airport-related
development as well as non-aviation land uses as proposed in the approved 2003 Airport Master
Plan update and ds depicted on the Airport Layout Plan sheet (Map 3F) and the Southwest Florida
International Airport Proposed Development Schedule (Table 5(a)). This mix of uses is intended
to support the continued development of the Southwest Florida International Airport. Future
development at the Southwest Florida International Airport will also include non-aviation related
land uses such as hotels/motels, light industrial, service stations, ancillary retail/shopping, and
office development. Any future airport expansion or development of aviation-related and
non-aviation uses at Southwest Florida International Airport will offset environmental impacts
through the Airport Mitigation Lands Overlay (Map 3M) or other appropriate mitigation acceptable
to the permitting agencies and to Lee County. The physical design of the airport expansion will
minimize any degradation of the recharge capability of land being developed. Airport expansion
beyond the present boundaries will be subject to necessary amendments to the Lee Plan.

All development on Airport tLands comprising Southwest Florida International Airport must be
consistent with Map 3F and Table 5(a). Map-3F depicts the planned expansion of the Southwest
Florida International Airport through 2020.
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Future development on Airport Lands comprising Page Field General Aviation Airport must be
consistent with Obijective 1.9 and related policies as well as Map 3G and Table 5(b).

If the airport master planning process precipitates a substantive change to the Airport Layout Plan
(Map 3F or Map 3G ), then the Port Authority must amend Map 3F or Map 3G, as appropriate,
prior to obtaining local development approval.

The non-aviation related development areas have been depicted on the approved Airport Layout
Plan sheets (Maps 3F and 3G). These uses will be constructed upon Airport lands with long term
leases. All development within the non-aviation land use areas will be subject to mitigation
requirements for wetland impacts. Mitigation of wetland impacts will be in accordance with the
U.S. Army Corps of Engineers and South Florida Water Management District requirements. To
the greatest extent reasonably possible, development of non-aviation land use areas must avoid
wetland impacts. All non-aviation land use development will meet the indigenous vegetation
requirements set forth in the Lee County Land Development Code. (Amended by Ordinance No.
94-30, 00-22, 04-16, 07-12)

POLICY 1.2.4: The Airport AOPD zoning resolution must be amended before any non-aviation
related uses can be developed at the Southwest Florida International Airport. The intensity of the
proposed aviation and non-aviation land uses at Southwest Florida International Airport must be
consistent with Lee Plan Table 5(a). The Page Field General Aviation Airport project must be
rezoned to AOPD prior to development of the new non-aviation uses proposed in Map 3G and
Table 5(b). (Added by Ordinance No. 04-16)

OBJECTIVE 1.9 PAGE FIELD GENERAL AVIATION AIRPORT. Page Field General
Aviation Airport plays a vital role as a reliever airport facility to Southwest Florida International

Airport. Inits role as a reliever airport, Page Field reduces general aviation traffic from Southwest
Florida International Airport, thereby increasing the capacity and efficiency of the International
Airport. Therefore, it is important to designate the land comprising the Page Field General
Aviation Airport as Airport Lands on the Future Land Use Map. This designation should include

adequate land to accommodate the projected growth needs of Page Field General Aviation Airport A

in its continued role as an airport reliever, including the industrial, commercial and office uses
necessary to continue viable aviation activity through 2025.

POLICY 1.9.1: In order to create the revenue source necessary to maintain Page Field General
Aviation Airport as a viable aviation operation and reliever to Southwest Florida International
Airport, the Port Authority seeks to establish non-aviation uses on the Page Field General Aviation
Airport property. Suitable locations for these non-aviation uses are designated on the Page Field
Airport Layout Plan adopted as Lee Plan Map 3G. The Page Field Airport Layout Plan sheet (Map
3G) was adopted by the Federal Aviation Administration as part of the 2002 Page Field Airport
Master Plan Update. This update and documents comprising the 2002 Master Plan approval are
incorporated into the Lee Plan by reference as support for adoption of Map 3G and Table 5(b).

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identified existing facilities and
projected growth areas for both aviation and non-aviation uses through 2025. The mix of uses is
identified on Table 5(b). This mix of uses is intended to support the continued future development
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of Page Field General Aviation Airport and includes aviation and non-aviation related land uses
such as light industrial and office development and expands the non-aviation uses to include retail
development. Development of the aviation and non-aviation uses on Page Field General Aviation
Airport property must be consistent with Map 3G and Table 5(b) and will be required to comply
with the Lee County Land Development Code regulations. including. but not limited to, the impact
- fee regulations. Any environmental mitigation deemed necessary to support development of Page
Field General Aviation Airport property will be addressed separately by each development project
and is not entitled to claim a benefit from the Airport Mitigation Lands Overlay area (Map 3M).

POLICY 1.9.3: Ifthe Port Authority determines expansion of the Page Field General Aviation
Airport boundaries are necessary in order to provide continued viability to Page Field as a reliever
to Southwest Florida International Airport, then the Port Authority will amend Map 3G, Table 5(b)
and the Future Land Use Map to reflect the land added to Page Field General Aviation Airport.

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan will be updated no
less than every 5-8 vears, with the next amendment anticipated to be approved by the Federal

Aviation Administrationin2010. A comprehensive plan amendment will be submitted by the Port
Authority to update Map 3G and Table 5(b) to reflect the updated Page Field Master Plan as

approved. The planning horizon used for the master plan update should be consistent with the Lee
Plan Horizon. which can be verified by Lee County as part of the Master Plan Update process. Lee

County staff will be included in the Master plan update process as required under the terms of the
existing memorandum of understanding regarding airport development.

POLICY 1.9.5: The Port Authority will seek to eliminate or modify existing uses on the Page
Field property deemed incompatible with existing aviation activity or causing a diminution in the
Page Field Airport capacity. In order to protect Page Field as a Southwest Florida International
Airport reliever, the Port Authority will use its capacity/authority as a reviewing entity to influence
land-use decisions and approvals with respect to development of the lands surrounding Page Field
in order to promote development that is compatible with the aviation activity at Page Field General

Aviation Airport.

POLICY 1.9.6: Development on Page Field lands must be consistent with the Airport Layout Plan
(Map 3G). Ifthe Page Field Airport Master Plan or Airport Layout Plan set is amended or updated
by the Port Authority in a manner that constitutes a substantive change from Map 3G or Table 5(b).
local development order approval may be delayed or denied pending a Lee Plan Amendment, by
the Port Authority, with respect to Map 3G and Table 5(b).

POLICY 1.9.7: Non-aviation development areas at Page Field Airport, as depicted on Map 3G,
will be developed under long term land leases. All non-aviation development must comply with
Land Development Code regulations, including payment of impact fees. The intensity of non-
aviation development must be consistent with Table 5(b). '

POLICY 1.9.8: Future non-aviation areas depicted on the Airport Layout Plan (Map 3G) will be
developed. to the greatest extent possible, within existing upland areas. Impacts to wetlands in the

future non-aviation areas will be minimized by site design whenever possible in compliance with
the Lee County Land Development Code.
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POLICY 1.9.9: Future aviation and non-aviation development at Page Field General Aviation
Airport must comply with the provisions of the Educational Restriction Zone established under
Florida Statutes. section 333.03 and the School Zone Map adopted as part of the Lee County Land
Development Code.

TRANSPORTATION ELEMENT

OBJECTIVE 47.1: ECONOMIC GROWTH. To aid in the diversification of the county's
economic growth Fthe capacity and long term development of the Southwest Florida International
Airport and Page Field General Aviation Airport will be expanded in comphance with Maps 3F
and 3G, and Table Sja! and Sfbl to—atd-irthedtversification of-the uuuut_y s-economic gu}wul
Specific project implementation and approval of the proposed development will be coordinated
through the annual Capital Improvement Program process and be consistent with the Airport
Layout Plans (Map 3F and 3G). These expansions will be funded through user fees, airline
contributions, and other funding sources not involving general county tax dollars. The Port
Authority will strive to minimize impacts to surrounding land uses while maintaining a safe and
efficient facility for airport operations. (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.1.1: The Port Authority will coordinate the implementation of scheduled
infrastructure and facility improvements for the Southwest Florida International Airport and Page
Field General Aviation Airport consistent with the approved Airport Layout Plan sheets (Map 3F

and Map 3G, respectively) and the-SeuthwestFloridainternationatAitport Proposed Development
Schedules (Table 5(a) and (b). respectively). (Amended by Ordinance No. 98-09, 99- 15, 04-16)

POLICY 47.2.5: The county will utilize the approved Airport Master Plans and FAR Part 150
Study, including updates, as a basis to amend the comprehensive land use plan and the land
development code to prohibit development that is incompatible with the Southwest Florida
International Airport or Page Field General Aviation Airport; and, to ensure future economic
enhancement consistent with Objective 46.2. Future updates of the Southwest Florida International
Airport Master Plan and Page Field General Aviation Airport Master Plan that precipitate
substantive changes to the Airport Layout Plans (Map 3F and Map 3G, respectively) will require
a Lee Plan Amendment prior to local permitting approval for the affected airport. In accordance
with FAA requirements, the Southwest Florida International Airport Master Plan and
corresponding Airport Layout Plan (Map 3F) will be comprehenswely updated at least once every
5to 8 years. (Amended by Ordinance No. 99-15, 04-16)

POLICY 47.3.4: The proposed development schedule for the Southwest Florida International
Airport through the year 2020 is depicted in Table 5(a) of the Lee Plan. The proposed development
schedule for the Page Field General Aviation Airport through the year 2025 is depicted in Table

5(b) of the Lee Plan, This—Fabte These Tables includes both aviation and non-aviation related
development. If the FAA/FDOT mandate navigational improvements (NAVAIDS) or require
improvements related to Airport security or safety at Southwest Florida International Airport_or
Page Field General Aviation Airport, then the Port Authority may pursue installation of the
improvement even though the improvement is not specifically identified on Table 5(a) or Table

5(b). However, the Port Authority must obtain all appropriate approvals and permits prior to
installation, including approval from Lee County. Ifthese improvements precipitate a substantive
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change to either Table 5(a), Table 5(b). or Map 3F, or Map 3G, then the Port Authority must pursue
a Lee Plan amendment incorporating the changes in the next available amendment cycle. (Added
by Ordinance No. 04-16)

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and pro gramming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port Authority will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport and Page Field General Aviation Airport. Additional specific coordination
requirements are contained in Objective 151.4 and subsequent policies. (Amended by Ordinance
No. 99-15, 04-16).

INTERGOVERNMENTAL COORDINATION ELEMENT

OBJECTIVE 151.4: COORDINATION OF AIRPORT DEVELOPMENT AND
IMPROVEMENTS AT THE SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
AND PAGE FIELD GENERAL AVIATION AIRPORT WITH ALL PERMITTING
AGENCIES. The Port Authority will coordinate with Lee County, the Southwest Florida Regional
Planning Council, the Florida Department of Community Affairs, Federal Aviation Administration,
and the Florida Department of Transportation to ensure that the development of the Southwest
Florida International Airport and the Page Field General Aviation Airport is consistent with the Lee
Plan. (Added by Ordinance No. 04-16)

POLICY 151.4.1: Port Authority staff will ensure that Lee County staff is directly involved in the
review and approval process related to the ongoing update of the Airport Master Plan for Southwest
Florida International Airport and Page Field General Aviation Airport. This mandatory inter-
agency coordination will provide an official means for scheduled review and comment regarding
Airport Master Plan Updates, related Lee Plan amendments, annual updates of the Airport Layout
Plan and Capital Improvement Program, permitting for scheduled capital improvement projects,
amendments to the Airport zoning approvals and compliance with the Lee County Land
Development Code. (Added by Ordinance No. 04-16)

POLICY 151.4.2: The Port Authority will submit and County staff will review and provide
comments regarding the following:

(1) Scope and content of ongoing updates to the Airport Master Plan for Southwest Florida
International Airport and Page Field General Aviation Airport pursued in accordance with
Federal Aviation Administration Advisory Circular 150/5070-6 and the Florida Department
of Transportation Guidebook for Airport Master Planning.

(2) Consistency of proposed amendments to the Airport Master Plan and resulting Airport
Layout Plan for Southwest Florida International Airport (Map 3F) and Page Field General
Aviation Airport (Map 3G) with the Lee Plan, Land Development Code (LDC) and local
zoning approvals. :
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(3) Compatibility and compliance of individual CIP projects with the Lee Plan, LDC
regulations, zoning approvals and other applicable regulations.

(4) Proposed Lee Plan Amendments necessary to support revisions to the Airport Layout
Plan for Southwest Florida International Airport (Map 3F) and Page Field General Aviation
Airport (Map 3G), the Southwest Florida International Airport Proposed Development
Schedule (Table 5(a)), the Page Field General Aviation Airport Proposed Development
Schedule (Table 5(b)). the Airport Master Plans for Southwest Florida International Airport
and Page Field General Aviation Airport, or CIP project list. (Added by Ordinance No. 04-
16) ‘

GLOSSARY

AIRPORT LAYOUT PLAN - A map of existing and proposed airport property, facilities and
development that is created as a result of the Airport Master Planning process. The Airport Layout
Plan for Southwest Florida International Airport is adopted as Map 3F, and the Airport LayoutPlan
for Page Field General Aviation Airport is adopted as Map 3G. (Added by Ordinance No. 04-16)

NON-AVIATION RELATED USES - This phrase refers to the commercial and industrial land
uses identified on the Southwest Florida International Airport Layout Plan (Map 3F), and-Tabte-5
the Southwest Florida International Airport Proposed Development Schedule (Table 5(a)), the Page
Field General Aviation Airport LayoutPlan (Map 3G), and the Page Field General Aviation Airport
Proposed Development Schedule (Table 5(b)). Non-aviation related uses are typically developed
in non-aviation settings. Non-aviation uses may be enhanced by proximity to an airport, but these
uses are not dependent on access to an airport. These uses could be developed in other locations
within the County. Non-aviation related uses will be established on Airport lands through lease
agreements with the Port Authority. The areas identified to accommodate these non-aviation uses
are not necessary to support the primary aviation facilities comprising the Southwest Florida
International Airport or the Page Field General Aviation Airport. Use of Airport lands for non-
aviation use is intended to provide a revenue stream that may be used to enhance airport operations.
Though located on airport property, the establishment of non-aviation uses is not necessary for the
continued function of the primary aviation facilities associated with the airport. (Added by
Ordinance No. 04-16)

PAGE FIELD GENERAL AVIATION AIRPORT PROPOSED DEVELOPMENT

SCHEDULE (TABLE 5(b)) - This Table depicts the proposed development schedule for the Page
Field General Aviation Airport through the year 2025. The Table will be updated by Lee Plan

amendment based on future AiI"DOI't Master Plan and Airport Layout Plan updates.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(a)) - This Table depicts the proposed development schedule for the
Southwest Florida International Airport through the year 203620. (Added by Ordinance No. 04-16,
Amended by Ordinance No. 07-12) :
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Vision

'SUBSTANTIVE CHANGE - As used in Policies 47.2.5 and 47.3 .4, the term “substantive change”

means development not specifically stated or identified in Table 5(a) or Table 5(b), or depicted on
Map 3F_or Map 3G. (Added by Ordinance No.04-16)

Statement

10. Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and
north of Alico Road including those portions of the Gateway development that either have not been
or are not anticipated to be annexed into the City of Fort Myers, the Southwest Florida International
Airport and the properties the airport expects to use for its expansion, the lands designated as
Tradeport, and the land designated as Industrial Development west of I-75 north of Alico Road.
In addition to these two land use designations, properties in this community are designated New

- Community (the Gateway development), Airport, Density Reduction/Groundwater Resource

(primarily the anticipated airport expansion areas), Rural, and General Interchange. The road
network in this community is planned to change dramatically over time creating access to and from
this community to the north, south, and east without relying on I-75. There are three distinct areas
within this community. The Gateway portion of this community is the area where residential uses
will occur. Gateway will be a thriving, nearly built-out, mixed-use community in 2020. The
population of this community is anticipated to grow substantially from today to 2030.

The second area in this community is the Southwest Florida International Airport. The airport
will be greatly expanded by 2030. The expanded airport will have a second parallel runway and
a new terminal building that will more than double the existing capacity of the airport.
Development will be guided by the Airport Layout Plan (as established through the airport
master plan process) consistent with the Southwest Florida International Airport Proposed
Development Schedule (Table 5(a)) and all other Lee Plan provisions.

BACKGROUND INFORMATION
1. EXISTING CONDITIONS:
SIZE OF PROPERTY: 583.15 acres.

PROPERTY LOCATION: The airport property is generally located on the east side
of U.S. 41, south of Colonial Boulevard. ‘

EXISTING USE OF LAND: The airport property is developed as an operating
general aviation airport; The subject site also contains several non-aviation related

developments such as Page Field Commons, and Page Field Medical Village.

CURRENT ZONING: IL, MPD, & CPD, (Lee County) and I-1, A-3, & B-2 (City of

Ft. Myers).
CURRENT FUTURE LAND USE CATEGORY: Public Facilities and Industrial
Development.
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2.

BACKGROUND DISCUSSION:

The Lee County Port Authority has the responsibility of managing the planning, development and
operation of the Southwest Florida International Airport and Page Field. These airports are the
only publically funded and maintained airports in Lee County. These airports provide service for
the rapidly growing aviation needs of the region. This amendment is concerned with Page Field
General Aviation Airport. Concerning the ownership and operation of Page Field, the application
provides the following discussion: '

Page Field is owned by the Lee County Board of County Commissioners and operated by
the Lee County Port Authority under the direction of the Lee County Board of Port
Commissioners. Page Field Airport is included within the National Plan of Integrated
Airport System (NPIAS), which is published by the U.S. Department of Transportation, and
the Florida Aviation system Plan (FASP). A former military training base and air carrier
airport, Page Field no longer has any regular scheduled flights. The airport is designated
as a public use General Aviation - Reliever Airport according to NPIAS. Page Field was
designated a reliever airport to facilitate a reduction in the demand at the local area
commercial service airports, including Southwest Florida International Airport, of the
smaller aircraft associated with General Aviation operations.

Concerning the location of Page Field, the application provides the following:

The Subject Property, commonly referred to as the Page Field General Aviation Airport
(i.e., Page Field), is located approximately four miles south of downtown Fort Myers and
is bounded by U.S. 41 on the west, North Airport Road on the north, by amix of residential
and industrial uses on the east, and by Danley Drive on the south side.

Concerning the existing uses of Page Field, the application provides the following discussion:

A majority of the property comprising Page Field is located within the jurisdictional limits
of Lee County. However, a small portion of Airport property along the north and
northwest side of the Airport falls within the incorporated limits of the City of Fort Myers.
The Airport itself occupies approximately 583,15+ total acres of land. Airport facilities
include a 6,400-foot and a 4,997-foot runway which serve general aviation aircraft
exclusively; a 6,259 square foot general aviation terminal complex; parking spaces for 600

_vehicles; an aircraft rescue and fire fighting (ARFF) building, and an air traffic control

tower; and various private general aviation aircraft hangars. The Page Field North
Building (former Terminal) is a 64,450 square foot non-aviation, industrial use facility
located within the airport boundary. This facility is currently under lease by the Florida
Department of Law Enforcement and the Florida Highway Patrol...

...In addition to traditional general aviation uses, the Lee County Port Authority has
developed some of the property within the Airport for compatible non-aviation uses. These
uses include the existing developments referred to as Page Field Commons and Page Field
Medical Village, as well as a limited number of other parcels currently being considered
for initial development or re-development. The development of these non-aviation uses
promote the financial self-sufficiency of Page Field, which is required by Federal law.
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As the application indicates, Page Field is an integral component of the regional transportation
infrastructure system. The Port Authority prepares a plan, the Airport Master Plan, with periodic
updates to provide a comprehensive analysis of current airport facilities and a determination of
trends and activities affecting the Airport and its environment. The Airport Master Plan and
updates are based on the criteria and standards set forth by both the Federal Aviation °
Administration (FAA) and the Florida Department of Transportation (FDOT).

The application provides the folldwing background discussion:

Development of Regional Impact (DRI requirements for Florida airports have historically
been redundant, costly, and time consuming. The airport master planning process, as
required by the Federal Aviation Administration and the Florida Department of
Transportation, reviews and analyzes much of the same data ashas been required by state
DRIregulations. As such, inJuly 2002, the Florida Legislature adopted revised language
that allows incorporation of an Airport Master Plan into the local Comprehensive Plan in
lieu of the application of state DRI requirements on Florida airports.

In September 2004, the Board of Port and County Commissioners amended the Lee County
Comprehensive Plan to include the RSW Airport Master Plan to take advantage of this new
state legislation. RSW was the second airport in Florida to initiate this approach, which

saved millions of dollars and years of time and allowed for the opening of the RSW
Midfield Terminal Complex in 2005, and most airports in Florida are now doing the same.

This process provides a more comprehensive approach by recognizing airports as an
integral part of the transportation infrastructure necessary to the economic success of
Florida and blends regional transportation infrastructue into local and regional planning

efforts.

Considering that this measure was successfully completed for RSW and the fact that
development at Page Field continues to advance, Lee County and Port Authority staff
recommend initiating the same Comprehensive Plan Amendment process for Page Field
that is anticipated to yield the same long-term benefits. On March 12, 2007, the Port
Board approved a task with Johnson Engineering, Inc., to analyze and prepare an
amendment application to the Lee County Comprehensive Plan in order fo incorporate the
Page Field Airport Master Plan. Lee County and Port Authority staff members have met
several times over the last few months to review and coordinate the contents of the draft
plan amendment application which has resulted in a cooperative effort between the two
agencies.

Asnoted above, the Florida Legislature adopted Chapter 2002-20, Laws of Florida, which amends
FS 163.3177(6) to create a new subsection (k) specifically allowing incorporation of an Airport
Master Plan into the comprehensive plan as part of the transportation element. This portion of the
Florida Statutes reads as follows:

(k) An airport master plan, and any subsequent amendments to the airport master plan,
prepared by a licensed publicly owned and operated airport under s. 333.06 may be
incorporated into local government comprehensive plan by the local government having
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jurisdiction under this act for the area in which the airport or projected airport
development is located by the adoption of a comprehensive plan amendment. In the
amendment to the local comprehensive plan that integrates the airport master plan, the
comprehensive plan amendment shall address land use compaltibility consistent with
chapter 333 regarding airport zoning; the provision of regional transportation facilities
for the efficient use and operation of the transportation system and airport; consistency
with the local government transportation circulation element and applicable metropolitan
planning organizationlong-range transportation plans, and the execution of any necessary
interlocal agreements for the purposes of the provision of public facilities and services to
maintain the adopted level of service standards for facilities subject to concurrency, and
may address airport-related or aviation-related development. Development or expansion
of an airport consistent with the adopted airport master plan that has been incorporated
into the local comprehensive plan in compliance with this part, and airport-related or
aviation-related development that has been addressed in the comprehensive plan
amendment that incorporates the airport master plan, shall not be a development of
regional impact. Notwithstanding any other general law, an airport that has received a
development-of-regional-impact development order pursuant to s. 380.06, but which is no
longer required to undergo development-of-regional-impact review pursuant 1o this
subsection, may abandon its development-of-regional-impact order upon written
notification to the applicable local government. Upon receipt by the local government, the
development-of-regional-impact development order is void.

FS 163.3177(6)(k) allows local jurisdictions, like Lee County, to incorporate an airport master plan
for a licensed publicly owned and operated airport, like Page Field Airport, into the local
comprehensive plan. Page Field is licensed by the Florida Department of Transportation as a
publicly owned and operated airport per F S 333.06. FS 163.3177(6)(k) also provides that any
subsequent amendments to the airport master plan can also be incorporated into the local
comprehensive. In addition, FS 163.3177(6)(k) provides that development or expansion of an
airport consistent with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

Inresponse to these statutory changes the Board of County Commissioners initiated this publically
sponsored amendment providing for the incorporation of the Airport Master Plan into the Lee Plan.
Concerning the benefits to the community in incorporating the Airport Master Plan and the Airport
Layout Plan into the Lee Plan, the application provides the following brief discussion:

The requested Comprehensive Plan Amendment provides a number of benefits to the
community. The continued growth in Lee County requires adequate, safe, and reliable -
aviation transportation; however, aircraft noise, airspace conflict, possible electronic
interference with aviation navigation aids, and the potential for interaction between
aircraft and wildlife attractants become major constraints on further development. The
Airport Master Plan promotes coordinated aviation planning among federal, state,
regional, and local agencies. Incorporation of the Page Field Master Plan and Airport
Layout Plan set will allow the County to easily facilitate the establishment and
maintenance of compatible land uses around the facility. '
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It is critical that airports operate in an environment that maximizes the compatibility of the
airport with off-airport development. Page Field must progress to maintain and continue
to capture more of the Southwest Florida market share of general aviation activity. The
integration of these plans promotes efficiency and effectiveness in balancing the demand
for the only reliever airport in Southwest Florida, while remaining competitive among
other general aviation airports in the region.

PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

INTRODUCTION

On September 10, 2007, the Board of Port Commissioners endorsed “submittal of a Comprehensive Plan
Amendment application to incorporate the Page Field General Aviation Airport Master Plan Update and
Airport Layout Plan into the Lee County Comprehensive Plan.” The Lee County Port Authority, on
September 14,2007, filed a Lee Plan map and text amendment to incorporate the Airport Master Plan into
the Lee Plan. -

Lee County staff recognizes the importance of this effort and has worked cooperatively to achieve the best
possible integration of the Port Authority plans and the County’s Comprehensive Plan, the Lee Plan.
County staff recognizes the importance of Page Field as one of the economic engines in the region. A
recent economic impact study(August 2006), completed by the Cincinnati-based consulting firm Ricondo
& Associates for the Lee County Port Authority analyzed the airport’s direct and indirect contributions to
the area’s economy. Data showed that the airport generated $50.7 million in economic output, almost 920
jobs, and salaries of $24 million in Southwest Florida during 2005. The airport provides about 500 full-
time jobs. The Page Field Airport accommodated 8,290 general aviation arrivals in 2005.

County staff also recognize that the size, complexity and volume of projects planned and constructed at
Page Field Airport, in addition to new statutory requirements relating to airport master plans and
comprehensive plan elements, makes it prudent and appropriate to establish a system of coordinated review
between the Airport and various County departments. This mandatory inter-agency coordination will
provide an official means for scheduled review and comment regarding Airport Master Plan Updates;
related Lee Plan amendments; annual updates of the Airport Plan and Capital Improvement Program;
permitting for scheduled capital improvement projects; amendments to the Airport zoning approvals; and,
compliance with the Lee County Land Development Code. This amendment, in part, establishes the
process framework to make this coordinated effort possible. The framework requires dialogue prior to
formal submittal of any Lee Plan amendment package, rezoning request, or development order application.
The purpose of this requirement is to involve County staff earlier in the process and for the Port Authority
staffto obtain initial comments and input regarding consistency with the Lee Plan and County regulations.

The amendment proposes to replace existing Map 3G “Runway Protection Zones (Clear Zones) Page Field
General Aviation Airport” with anew Map 3G “Page Field Airport Master Plan Airport LayoutPlan.” The
amendment also proposes to incorporate a new Table, Table 5(b) “Page Field General Aviation Airport
Proposed Development Schedule.” Both of these new additions to the Lee Plan will guide future
development on the Airport propetty.
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Proposed Table 5(b) includes the opportunity for the Port Authority to establish new non-aviation related
land uses. Table 5(b) includes a summary of these possible land uses:

Commercial (Retail & Service): 80,000 square feet
Office (Medical & Non-medical): 33,000 square feet
Light Industrial: 40,000 square feet

The parameters listed above are the upper limits of new non-aviation related land uses that could be
developed at Page Field before the year 2025. The Port Authority will enter into leases with proposed end
users, and the uses will still have to be approved through normal local processes such as rezoning,
development orders, and building permit approvals.

The Airport Layout Plan sheet (Map 3G) and the Page Field Airport Proposed Development Schedule
(Table 5(b)) are the result of the adopted “Page Field Airport Master Plan (May 2002)” and the adopted
“Airport Layout Plan (February 2006).” :

COMPREHENSIVE PLAN BACKGROUND

The subject property was designated “Industrial/Business” by the original Lee County Future Land Use
Map, adopted in 1984. Subsequent Lee Plan amendments in the mid and late 1980s changed this
designation to the Public Facilities and Industrial Development categories. The majority of the subject site
is currently designated Public Facilities.

SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE DESIGNATIONS

The application materials include an extensive discussion of surrounding zoning and land uses. An
examination of the surrounding land uses shows that the area surrounding the subject property is rapidly
urbanizing. The surrounding Future Land Use categories consist of Intensive Development, Industrial
Development, and Central Urban. Intensive Development designated lands occur to the north, west, and
east of Page Field. Industrial Development designation is located north of Page Field, as well as to the
southeast. Central Urban lands are located south of Page Field. The application materials reveal a variety
of urban uses and planned developments in close proximity to the airport.

North of the subject property are a variety of industrial and commercial uses along North Airport Road.
This area is predominately developed with commercial businesses, warehousing/distribution centers,
offices, and facilities such as a United States Postal Service building, Hertz Storage, West Florida
Distributors of Tile, Stone, and Granite, Enterprise Truck Rental, and the Fort Myers Veterinary Hospital.

To the south of the subject site is a mixture of commercial, light industrial, and residential uses. These
uses are located in the Page Park community.

East of the subject property are lands within the Intensive Development and Industrial Development Future
Land Use Categories. These lands contain a mixture of light industrial and commercial uses, as well as
vacant parcels. Businesses include the Lee Tran facility, Wolfer Wholesale Produce, and a Suzuki
dealership.
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A mixture of commercial uses are located to the west of Page Field. These lands are designated as being
in the Intensive Development Future Land Use category and are developed with a community shopping
center, restaurants, auto sales and services, and offices.

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS
The subject property currently has access from U.S. 41, South Road, Danley Drive, Fowler Street, and

North Airport Road.

The Lee Plan amendment application requires a traffic circulation analysis to determine the proposed effect
of the amendment on Map 3A, the Financially Feasible Transportation Plan Map, and on the Capital
Improvements Element. Applicants must identify the traffic analysis zone (TAZ) and the socio-economic
forecasts for that zone or zones. The required analysis includes determining whether or not the requested
amendment requires modification to the socio-economic data forecasts for the TAZ or zones. The
application includes the required comprehensive plan amendment traffic analysis, conducted by Reynolds,
Smith and Hills, Inc., August 6, 2007.

The Lee County Department of Transportation has reviewed the proposed comprehensive plan amendment
and provided comments dated August 20, 2008. These comments are reproduced below:

The Department of Transportation has reviewed the above-referenced future land use map plan
amendment, to change the land use designation of the Page Field General Aviation Airport from
“Public Facilities” fo “dirport.” We have determined that the traffic information submitted by

the applicant is sufficient for review.

The applicant corrected the Zdata information for TAZs 683, 685, 686 and 689 around the airport
to reflect existing conditions, and added six new TAZs (556, 557, 5 74, 575, 587, 588) to reflect
development parcels 1 through 6 on the Page Field site. The applicant reran the Lee County
MPO’s 2030 Financially Feasible Plan FSUTMS model set with the proposed development
parameters in the new TAZs. Examining the three-mile radius around the project, the following
table indicates the levels of service for area road segments with and without the proposed land use

change.
7 Year 2030 LOS
Road F-rom To without CPA with CPA
Boy Scout Rd  JSummerlin Rd US 41 C C

or!

liege PKW Blvd
olonial Blvd Bivd

£ Gl 2 ellelglcla=]A e . : :;%n
etro Pkwy Six Mile Cypress Pkwy |Hanson St C %
Summerlin Rd  |Gladiolus Dr Colonial Blvd C C
S 41 Gladiolus Dr Colonial Blvd C C&D
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As is evident from the table, the four problem segments are identified as failing with and without
the plan amendment. McGregor Boulevard and Daniels Parkway are identified as “constrained”
in the Lee Plan, meaning they are not planned to be widened and a higher level of congestion is
allowed, However, the MPO's 2030 Needs Plan does identify a further improvement to Daniels
Parkway, the installation of elevated express lanes in the median, which is the same improvement
the Needs Plan identifies for Colonial Boulevard. The Needs Plan identifies improvements needed
by 2030 but contingent upon identification of additional funding beyond the projected traditional
sources to pay for them. The elevated express lanes lend themselves to the possibility of tolling as
a revenue source, and that option is currently under study for Colonial Boulevard, There are no
further improvements identified on College Parkway in the long range plans, beyond the current
6 lanes.

It is important to note that all of these problem segments are fairly well removed from Page F ield.
The Page Field development contemplated in this proposed amendment would directly access
Fowler Street, which is not identified as a future level of service problem in the analysis.
Normally, having failing roads even without the proposed land use change raises questions about
intensifying development and making a bad situation worse. In this case, however, other public
benefit issues should be considered. First, the area around Page Field is already fairly intense
urban development, so the proposed development plan could be considered urban infill, and could
help make transit a more viable transportation option in the area. It should also be recognized
that the development proposals will help generate revenue to support the operations of Page F ield,
making it more self-sustaining and obviating the need for tapping into other, limited transportation
revenue sources.

One other transportation-related issue needs to be addressed, and that is the potential realignment
of South Drive to connect to Danley Drive. Although not part of the long range transportation
plan, the realignment has been identified in the Page Field Airport Layout Plan and through the
Community Planning process for the Page Park neighborhood as desirable, to allow a
reconfiguration of property for future development in support of the airport, to consolidate pieces
of Jerry Brooks Park, andto address cut-through traffic concerns for the Page Parkneighborhood.
Any staff recommendations in this regard should be consistent with the concurrent
recommendations for the Page Park Community Plan.

Staff concludes that the plan amendment does cause a need to modify the FSUTMS model data, and that
the modifications proposed by the applicant are justified. The request, on its own, does not require any
transportation network modifications due to traffic.

Staff also notes that there is currently no concurrency issue for the surrounding roadways that would be
accessed by the expanded uses at Page Field. For example, Fowler Street has an adopted Level of Service
(LOS) of “E,” and the 2007 Lee County Concurrency Report indicates an existing volume at LOS “D.”
The 2007 Report also indicates that U.S. 41 has not exceeded its adopted LOS. The airport projects could
therefore receive a local Development Order and Concurrency Certificate.

POPULATION ACCOMMODATION
The request does not accommodate additional residential development on the Lee Plan’s Future Land Use

Map. The application provides the brief discussion:
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The proposed development of Page Field General Aviation Airport as directed by the Master Plan
through the year 2020 will not affect Lee County population projections. The demand for services
at Page Field is the result of increasing growth in the area in population, business activity and
tourism, which would occur without this facility. Users of Page Field will be those residing in and
visiting the area who use air travel as a primary mode of transportation, primarily for business
purposes, or recreational travel. The proposed Comprehensive Plan Amendment will not require
any revisions to Table 1(b) (Planning Community Year 2020 Allocations) or the Lee Plan Future
Land Use Map.

Staff concurs that the proposed amendment will not affect Lee County population projections. Continued
expansion of the facility is the result of increased growth in the southwest Florida region as a whole. Staff
notes that the recent EAR based amendments incorporated allocations out to the Year 2030.

ENVIRONMENTAL CONSIDERATIONS

The application includes the required Environmental Analysis concerning environmental impacts as a
result of the proposed amendment. The analysis provides that “there are no on-site preserves or
conservation easements within the boundaries of Page Field.” The application also provides that
“preservation of green space that could attract wildlife could be hazardous to air operations at the airport
and is an incompatible land use according to the Federal Aviation Administration (FAA).

The analysis includes a “Protected Species Assessment” that discusses the resident population of Florida
burrowing owls. Burrowing owls utilize Page Field for nesting activity. They are the only documented
listed species to regularly utilize airport property. Concerning this owl population, the application provides
the following discussion:

...As of June 6, 2007 there were ten (10) active burrowing owl nest burrows occupying airport
property. The location of these burrows is shown on ExhibitIV.C.5. There is no management plan
in place at Page Field for the burrowing owls. All owl species, occurring in North America, are
listed as potential wildlife hazards to air carrier operations according to the FAA, and therefore
they cannot be managed for on airport property.

The application also contains a discussion of an incidental-take permit from the Florida Fish and Wildlife
Conservation Commission (FWC) that is required to destroy any inactive burrowing owl burrow:

A burrow is determined to be inactive if it contains no eggs or flightless young. In the past the Lee
County Port Authority (LCPA) requested individual permits for each specific development project
at Page Field to impact a burrowing owl burrow. In 2005, in anticipation of future development
in the North and West Quadrants, LCPA sought an airport-wide incidental-take permit for Page
Field, which was issued on November 7, 2005. This permit expires on December 31, 2008 and
allows the permittee, or designee, who is knowledgeable in burrowing owl ecology, to destroy
inactive nest burrows within proposed development footprints during construction. The LCPA is
required to submit an annual report to FWC for any activities conducted at Page Field pursuant
fo this permit.

The Environmental Assessment includes a discussion of land use habitat types that occur on the airport
property. Habitat types were delineated in accordance with the Florida Land Use Cover and Forms
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Classification System. The dominate land cover type is maintained grass area (220.38 acres or 39.55% of
the subject site), closely followed by the airport and associated facilities (186.6 acres or 33.49% of the
subject property). The Assessment concludes that the subject property does not contain any rare and
unique uplands as defined by the Lee Plan. '

SOILS
The applicant has provided a soils map.

HISTORIC RESOURCES
The application includes a letter, dated April 12, 2007, from the Division of Historical Resources, Florida

Department of State. This letter provides the following:

In response to your inquiry of April 12, 2007, the Florida Master Site F ile lists one previously
recorded archaeological site, and no standing structures in the following parcel of Lee County:

T45S, R24E, Section 01

The application includes a brief printout from these files, as well as a map that essentially cover the entire
subject site.

Lee County staff note that there are no areas on the airport property designated in the area of archaeological
sensitivity. Staffis aware of the use of the property as an army training facility during World War II. Staff
is not aware of any historic or archaeological resources occurring on this site. The Port Authority will not
be required to obtain a “Certificate to dig” from Lee County prior to or in conjunction with the issuance
of a final development order as none of the property has been designated as being within the “Sensitivity
Level 27 areas as defined by the Land Development Code.

SCHOOL IMPACTS
Staff concurs with the applicant that the proposed amendment will have no affect on the School Board’s

plans to accommodate growth in the County.

PARKS, RECREATION AND OPEN SPACE '

The proposed amendment will have minimal impacts on parks, recreation and open space. The proposed
future land use designation of Airport does not allow residential uses, existing and proposed support
facilities provided by Lee County Parks and Recreation will not be impacted by the proposed amendment.

The Port Authority has committed to maintain the LDC minimum open space requirement. The
application confirms this:

The Lee County Port Authority has committed in (sic) providing the necessary open space
requirements outlined in the Land Development Code. This requirement is easily met due to the
large amount of open space required for the runway environment by the Federal Aviation
Administration. Also included and allowed by the Land Development Code is the inclusion of the
storm water management ponds located on the site.
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EMERGENCY MEDICAL SERVICES (EMS)
Lee County EMS staffhave reviewed the request and provided written comments dated September 4, 2007.

These comments are reproduced below:

I Kim Dickerson, authorized by the Lee County Emergency Medical Services (EMS) confirm with
my signature below, that Lee County EMS has no concern with the Service Availability Request
from Johnson Engineering for the Lee County Port Authority - Page F ield Comprehensive Plan
Amendment.

The Comprehensive Plan Amendment for the Page Field parcels will not creat a negative impact
on our service level.

SOLID WASTE ‘ .

With the existing Gulf Coast Landfill, the Waste-to-Energy facility, and the Lee/Hendry Disposal facility
all online, staff anticipates that there will be adequate capacity in the County’s solid waste system to
accommodate the additional waste that will likely accompany the expansion of the airport.

Lee County Solid Waste Division staff reviewed the request and provided written comments dated July
8, 2008. This letter, in part, provides the following:

The Lee County Solid Waste Division is capable of providing solid waste collection service for the
Lee County Port Authority project located at Page Field, including the additional proposed
intensity, through our franchised hauling contractors. Disposal of the solid waste from this project
will be accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Landfill. Plans have been made, allowing for growth, to maintain long-term disposal capacity at
these facilities.

MASS TRANSIT
Lee Tran staff have reviewed the request and provided that they do not see any issues or concerns with the
proposed amendment.

POLICE

The Port Authority maintains an Airport Police and Security Department that provides law enforcement
and security services at Page Field. The Port Authority Police Department reviewed the request and
provided written comments dated July 9, 2008. These comments are reproduced below:

We have been requested by your office to comment on the adequacy of, providing law enforcement
services at Page Field Airport. As you may know, the Lee County Port Authority provides its own
law enforcement at both the Southwest Florida International Airport and the Page Fi ield Airport.
It is anticipated that we will continue to provide law enforcement services without interruption.

The Lee County Sheriff’s Office reviewed the request and provided written comments dated July 16,2008.
These comments, in part, are reproduced below: ’

The Lee Plan ammendment (sic) identified as the Page Field Master Airport Plan would not affect
the Lee County sheriff’s Office ability to provide core services at this time.
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FIRE

The Port Authority maintains an Aircraft Rescue and Fire Fighting Department to provide fire and medical
rescue services at Page Field Airport. The Port Authority Aircraft Rescue and Fire Fighting Department
reviewed the request and provided written comments dated July 31, 2007. These comments, in part, are
reproduced below:

We provide all fire protection and nonambulatory medical services to Page Field. The fire rescue
personnel, vehicles and equipment are housed on airport property which allows for a minimal
response time to any airport emergency.

Fire Station 1 at Page Field is staffed 24/7 with two (2) fire fighters, with at least one being an
Emergency Medical Technician (EMT). Additional fire rescue support is provided by Station 2 at
the Southwest Florida International Airport; ambulatory services are provided by the Lee County
emergency Medical Services (EMS), both on an as-needed basis. By working within a network of
local mutual aid responders, we provide excellent professional fire and medical rescue services
to all operators and tenants at the Page Field General Aviation Airport.

UTILITIES .

The subject site is currently served by Lee County for both potable water and sanitary sewer services. The
application includes the required potable water and sanitary sewer analysis. Lee County Utilities staff has
reviewed the request and offered no objection to the amendment. Staffhas concluded that there is adeguate
capacity to accommodate the proposed expanded uses.

Staff also notes that the County’s concurrency system is applicable to the proposed non-aviation related
uses. In other words, individual non-aviation related projects will have to demonstrate that there is
adequate capacity in the potable water and sanitary sewer systems to address project impacts prior to alocal
development order approval.

INTERNAL CONSISTENCY WITH THE LEE PLAN

The Airport land use category is considered a Future Urban Area by the Lee Plan. The amendment is
proposing to make an adjustment to the “Airport™ land use designation on Map 1 by adding Page Field to
this category. Objective 1.2 describes the “Southwest Florida International Airport Area.” The amendment
proposes additional language for Objective 1.2 and subsequent policies to incorporate the ongoing update
to the Airport Master Plan for Page Field.

Lee Plan Policy 1.7.6 discusses the Planning Communities Map (Map 16) and Acreage Allocation Table
(Table 1(b)). This map and table depict the proposed distribution, extent, and location of generalized land -
uses for the year 2030. Acreage totals are provided for land in each Planning Community in
unincorporated Lee County. No final development orders or extensions to final development orders will
be issued or approved by Lee County that will allow the acreage totals for residential, commercial or
industrial uses contained in Table 1(b) to be exceeded. The proposed amendment is consistent with the
allocations contained on Table 1(b) and will not affect established county population projections.

Goal 2 of the Lee Plan and its subsequent objectives and policies address growth management concerns.
Goal 2 seeks to provide for an economically feasible plan, which coordinates the location and timing of
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new development with the provision of infrastructure by government agencies, private utilities, and other
sources. The subject property has access to the arterial road network as well as to public water and sewer.

Objective 2.2 seeks to direct new growth to those portions of the Future Urban Areas where adequate
_ public facilities exist or are assured and where compact and contiguous development patterns can be
created. Staff believes that a compact and contiguous growth pattern will be achieved through this plan
amendment. The subject property is within an urbanizing area and is surrounded on three sides by existing
or approved urban development. Staff finds that a compact growth pattern is preferable to urban
development occurring more distant from existing urban areas and urban infrastructure. Staff finds that
the proposed plan amendment promotes a compact growth pattern and minimizes urban sprawl.

Objective 2.4 of the Lee Plan requires regular examination of the Future Land Use Map in light of new
information and changed conditions, and make necessary modifications or amendments to address these
changes. Staff finds that conditions around the subject property have changed significantly since the
property was designated as Industrial/Business as established by the 1984 Lee Plan. Since 1984, many new
projects have been developed or approved in the immediate area including a significant amount of
commercial and light industrial uses. The area currently has a distinctly urban character.

Policy 2.4.4 states that Lee Plan amendment applications to expand employment centers reco gnized by the
Plan, which include light industrial, commercial retail and office land uses, will be evaluated by the Board
of County Commissioners in light of the locations and cumulative totals already designated for such uses,
including the 1994 addition of 1400 acres to the Tradeport category just south of the Southwest Florida
International Airport. Staff believes this area is emerging as an employment center due to the presence of
Page Field, as well as the surrounding commercial and industrial development. The inclusion of proposed
Map 3G and Table 5(b) will allow the Port Authority an opportunity to enter into lease agreements with
private developments that choose to be located in close proximity to Page Field Airport. This is consistent
with and furthers the County’s desire to diversify the local economy. Establishment of non-aviation related
uses advances or furthers the intent of the Lee Plan’s Economic Element, including Goal 158.

The proposed plan amendment furthers and advances Goal 46. Goal 46 seeks to provide a coordinated
system of railways, aviation, ports, and roads. The amendment also furthers and advances Objective 47.6.
Objective 47.6 seeks agency coordination to ensure that existing and future air system needs can be met
safely and with a minimum of land use conflict by coordinating aviation facility plans with appropriate
federal, state, regional, and local review and permitting agencies.

FLORIDA STATE COMPREHENSIVE PLAN

The application provides a discussion concerning consistency of the proposal with the Florida State
Comprehensive Plan as contained in F.S. 187.201. The discussion highlights various areas in which the
plan amendment furthers and advances the State Comprehensive Plan. Staff concurs that the proposal is
consistent with the State Comprehensive Plan.

AFFECT ON ADJACENT LOCAL GOVERNMENTS ,
The application provides that the proposed amendment “will not affect adjacent local governments and
their comprehensive plans. Staff concurs that the amendment will not affect adjacent local governments
and their comprehensive plans.
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B. CONCLUSIONS

The proposed amendment provides sound planning coordination between Lee County staff and the Port
Authority staff. The proposed amendment language provides the beginning of a continuous planning
process between Lee County staff and Port Authority staff for the Page Field Airport.

C. STAFF RECOMMENDATION

Staff recommends that the Board of County Commissioners transmit the proposed plan amendment. This
recommendation includes incorporating a new map, Maps 3G, into the Transportation Map series as well
as the text changes included in Part I.C. The recommendation also includes placing Page Field into the
“Airport” Future Land Use designation on Map 1.
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PART HI - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: August 25, 2008

A. LOCAL PLANNING AGENCY REVIEW
Planning staff made a presentation and listed changes that had been made to the staff report. One
member asked Port Authority staff if there was sufficient square footage allocated for the various
Jisted uses. Port Authority staff indicated that the amount of square footage may need to be
adjusted in the future. The member stated the importance of the airport as an economic generator.
Planning staff stated that changing conditions may require that the square footage be revised in the
future.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT SUMMARY

1. RECOMMENDATION:
‘ The LPA recommends that the Board of Commissioners transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The LPA accepts the finding of fact as advanced by staff.

C. VOTE:
NOEL ANDRESS AYE -
LES COCHRAN AYE
RONALD INGE AYE
JACQUE RIPPE AYE
CARLETON RYFFEL ABSENT
LELAND M. TAYLOR AYE
RAE ANN WESSEL AYE
STAFF REPORTFOR - October 22, 2008
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW: This plan amendment was scheduled on the Board’s Consent Agenda. One
member of the public addressed the Board in opposition to the amendment. This member of the public
expressed concerns that the amendment would negatively impact their property citing increased noise from
jet aircraft. The item was pulled by the Board for Discussion. Planning staff provided a brief summary
of the proposed amendment. Port Authority staff and the Port Authority consultant also addressed the
Board concerning the proposed amendment and the expressed noise concern. The Board also discussed
the proposed South Road re-alignment and the need for further discussions concerning design, options, and
funding. The Board directed staff to schedule in the future a Management and Planning meeting with the
Board to further discuss the proposed re-alignment.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board voted to transmit the proposed amendment as drafted by
the staff.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the
findings of fact as advanced by the staff and Local Planning Agency.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN : AYE
STAFF REPORT FOR : October 22, 2008
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT:

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

B. STAFF RESPONSE
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING:

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

VOTE:
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PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT:
The Lee County Port Authority, represented by Joseph W. Grubbs, Ph D., AICP,
Johnson Engineering, Inc. And J. Ronald Ratliff, AICP, Reynolds, Smlth & Hills, Inc.

2. REQUEST:

Amend the Future Land Use Map Series Map 1 to change the Future Land Use designation
of a specified portion of the Page Field Airport property from the “Public Facilities” Future
Land Use Category to the “Airport” Future Land Use Category. Revise Map 3G to reflect
the latest approved Airport Layout Plan. Amend: the Vision Statement; the Future Land
Use Element; the Ports, Aviation, and Related Facilities sub-element of the Transportation
Element; the Intergovernmental Coordination Element; and, the Glossary of the Lee Plan
to incorporate the Page Field Airport Master Plan, Airport Layout Plan, into the Lee Plan
thereby exempting the airport from the DRI process pursuant to section 163.3177(6)(k),
F.S.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that the Board of County
Commissioners adopt the proposed amendment to the Lee Plan. This recommendation

STAFF REPORT FOR January 16, 2009
CPA2007-48 PAGE 1 OF 36



STAFF REPORT FOR

CPA2007-48

includes two map amendments, replacing Map 3G and placing Page Field into the
“Airport” Future Land Use category. The recommended text changes are included in Part
V. Section C. below near the end of this report.

BASIS AND RECOMMENDED FINDINGS OF FACT:

Page Field is an established, publicly owned general aviation airport.

The proposed plan amendment is being undertaken for the specific purpose of
incorporating the results of the ongoing Airport Master Plan Update process.

The proposed amendment to the “Airport” Future Land Use category accurately
reflects the extent of the Page Field General Aviation complex.

FS 163.3177(6)(j) and (k) allow local jurisdictions, like Lee County, to incorporate
an airport master plan for a licensed publicly owned and operated airport into the
local comprehensive plan. This section also a provides that any subsequent
amendments to the airport master plan can also be incorporated into the local
comprehensive.

The Page Field has primarily served the general aviation community since 1983 as
aresult of shifting all air carrier operations with scheduled passenger service to then
Southwest Florida Regional Airport, now Southwest Florida Internation Airport
(SWFIA).

The Federal Aviation Administration (FAA) has designated Page Field as a
“Reliever Airport.” Maintaining Page Field as a General Aviation Airport protects
the carrying capacity of the Southwest Florida International Airport.

FS 163.3177(6)(k) provides that development or expansion of an airport consistent
with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

The proposed amendment provides sound planning coordination between Lee
County staff and the Port Authority staff.

Page Field offers critical services that contribute to the vitality of Lee County.
General aviation plays a vital role in the economic and transportation systems,
offering opportunities for training new pilots, sightseeing, the transportation of
heavy loads by helicopter, and flying for business or personal reasons.

The size, complexity and volume of projects planned and constructed at Page Field
Airport, in addition to new statutory requirements relating to airport master plans
and comprehensive plan elements, makes it prudent and appropriate to establish a
system of coordinated review between the Airport and various County departments.
The proposed revisions to the Intergovernmental Coordination Element adequately
address this need for increased coordination.
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The applicant corrected the ZData by including the proposed development
parameters and reran the Lee County MPO’s 2030 Financially Feasible Plan
FSUTMS model set. '

All of the identified problem roadway segments are fairly well removed from Page
Field. The Page Field development contemplated in this proposed amendment
would directly access Fowler Street. Fowler Street is not identified as having a
future level of service problem.

The Public benefit of the amendment outweighs the level of service issue on several
roadways that have this issue with the amendment or without the amendment.
Public benefits include supporting urban infill, supporting the provision of transit
services, and accommodating non-aviation related development at the Airport to
generate revenue to support the operations of Page Field. Additional revenue
sources makes Page Field more self-sustaining and obviating the need for tapping
into other, limited transportation revenue sources.

A compact and contiguous development pattern will be maintained through this
amendment. The proposed amendment will not promote urban sprawl, as the
subject property is located adjacent to a significant amount of existing and approved
urban development. An examination of the surrounding land uses shows that the
area surrounding the subject property is urban or is rapidly urbanizing.

The proposed amendment does not accommodate additional residential
development on the Lee Plan’s Future Land Use Map. The proposed amendment
will not affect Lee County population projections. Continued expansion of the
facility is the result of increased growth in the southwest Florida region.

A review of the Florida Site File indicates that no significant archaeological or
historical sites are recorded for or likely to be present within the project area.

The proposed amendment will have no affect on the School Board’s plans to
accommodate growth in the County.

The proposed amendment will have minimal impacts on parks, recreation and open
space.

Lee County EMS currently provides emergency medical services to Page F ield. Lee
County EMS has concluded that this amendment will not create a negative impact
on service levels.

The Lee County Solid Waste Disposal System will have sufficient capacity to
manage and dispose of the materials anticipated to be generated by the planned
expansions at Page Field.

The Lee County Utilities system has adequate existing or planned capacity to
provide an adequate level of service to accommodate the expanded uses.
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. Significant non-aviation development has already been established at Page Field
including Page Field Commons and Page Field Medical Village. The Airport
Master Plan and the Airport Layout Plan accommodated additional non-aviation
development on the subject site.

C.  ORIGINAL RECOMMENDED LEE PLAN TEXT AMENDMENT (at time of Transmittal)
The following changes to the adopted text of the Lee Plan are proposed to incorporate the “Page
Field Airport Master Plan Airport Layout Plan” (Map 3G) and the “Page Field General Aviation
Airport” Development Schedule (Table 5(b)) as adopted through the ongoing Airport Master Plan
process. The specific proposed language changes are included below:

FUTURE LAND USE ELEMENT:

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL AIRPORT AND PAGE
FIELD GENERAL AVIATION AIRPORT AREAS. Designate on the Future Land Use Map
adequate land in appropriate locations to accommodate the projected growth needs of the
Southwest Florida International Airport and the business and industrial areas related to it, as well
as research and development activities and other non-aviation related development that is not
necessarily related to the airport, through the year 2030. Designate on the Future Land Use Map
existing and proposed development areas for Page Field General Aviation Airport. The Lee County
Port Authority desires to establish non-aviation related uses to provide a supplementary revenue
source as well as providing an opportunity for businesses that desire a location on airport property.
Designate on the respective Airport Layout Plans suitable areas to accommodate these desired uses
and provide general policy guidance as to how these uses will be developed. These categories are
also considered Future Urban Areas. (Amended by Ordinance No. 94-30, 02-02, 04-16, 07-12)

POLICY 1.2.1: Airport fLands includes the existing facility and projected growth areas for the
Southwest Florida International Airport's existing-facility-and-projected-growth-areas and Page
Field General Aviation Airport through the year 2030. Fhese-areas—will- The Airport Lands
comprising the Southwest Florida International Airport includes airport and airport-related
development as well as non-aviation land uses as proposed in the approved 2003 Airport Master
Plan update and as depicted on the Airport Layout Plan sheet (Map 3F) and the Southwest Florida
International Airport Proposed Development Schedule (Table 5(a)). This mix of uses is intended
to support the continued development of the Southwest Florida International- Airport. Future
development at the Southwest Florida International Airport will also include non-aviation related
land uses such as hotels/motels, light industrial, service stations, ancillary retail/shopping, and
office development. Any future airport expansion or development of aviation-related and
non-aviation uses at Southwest Florida International Airport will offset environmental impacts
through the Airport Mitigation Lands Overlay (Map 3M) or other appropriate mitigation acceptable
to the permitting agencies and to Lee County. The physical design of the airport expansion will
minimize any degradation of the recharge capability of land being developed. Airport expansion
beyond the present boundaries will be subject to necessary amendments to the Lee Plan.

All development on Airport tLands comprising Southwest Florida International Airport must be
consistent with Map 3F and Table 5(a). Map 3F depicts the planned expansion of the Southwest
Florida International Airport through 2020.
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Future development on Airport Lands comprising Page Field General Aviation Airport must be
consistent with Obijective 1.9 and related policies as well as Map 3G and Table 5(b).

Ifthe airport master planning process precipitates a substantive change to the Airport Layout Plan
(Map 3F or Map 3G ), then the Port Authority must amend Map 3F or Map 3G, as appropriate,
prior to obtaining local development approval.

The non-aviation related development areas have been depicted on the approved Airport Layout
Plan sheets (Maps 3F and 3G). These uses will be constructed upon Airport lands with long term ’
Jeases. All development within the non-aviation land use areas will be subject to mitigation
requirements for wetland impacts. Mitigation of wetland impacts will be in accordance with the
U.S. Army Corps of Engineers and South Florida Water Management District requirements. To
the greatest extent reasonably possible, development of non-aviation land use areas must avoid
wetland impacts. All non-aviation land use development will meet the indigenous vegetation
requirements set forth in the Lee County Land Development Code. (Amended by Ordinance No.
94-30, 00-22, 04-16, 07-12)

POLICY 1.2.4: The Airport AOPD zoning resolution must be amended before any non-aviation
related uses can be developed at the Southwest Florida International Airport. The intensity of the
proposed aviation and non-aviation land uses at Southwest Florida International Airport must be
consistent with Lee Plan Table 5(a). The Page Field General Aviation Airport project must be
rezoned to AOPD prior to development of the new non-aviation uses proposed in Map 3G and
Table 5(b). (Added by Ordinance No. 04-16)

OBJECTIVE 1.9 PAGE FIELD GENERAL AVIATION AIRPORT. Page Field General
Aviation Airport plays a vital role as a reliever airport facility to Southwest Florida International

Airport. Inits role as a reliever airport, Page Field reduces general aviation traffic from Southwest
Florida International Airport, thereby increasing the capacity and efficiency of the International
Airport. Therefore, it is important to designate the land comprising the Page Field General
Aviation Airport as Airport Lands on the Future Land Use Map. This designation should include
adequate land to accommodate the projected growth needs of Page F ield General Aviation Airport
in its continued role as an airport reliever, including the industrial, commercial and office uses
necessary to continue viable aviation activity through 2025.

POLICY 1.9.1: In order to create the revenue source necessary to maintain Page Field General
Aviation Airport as a viable aviation operation and reliever to Southwest Florida International
Airport, the Port Authority seeks to establish non-aviation uses on the Page Field General Aviation
Airport property. Suitable locations for these non-aviation uses are designated on the Page Field
Airport Layout Plan adopted as Lee Plan Map 3G. The Page Field Airport Layout Plan sheet (Map
3G) was adopted by the Federal Aviation Administration as part of the 2002 Page Field Airport
Master Plan Update. This update and documents comprising the 2002 Master Plan approval are
incorporated into the Lee Plan by reference as support for adoption of Map 3G and Table 5(b).

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identified existing facilities and
projected growth areas for both aviation and non-aviation uses through 2025. The mix of uses is
identified on Table 5(b). This mix of uses is intended to support the continued future development
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of Page Field General Aviation Airport and includes aviation and non-aviation related land uses
such as lieht industrial and office development and expands the non-aviation uses to include retail
development.- Development of the aviation and non-aviation uses on Page Field General Aviation
Airport property must be consistent with Map 3G and Table 5(b) and will be required to comply
_ with the Lee County Land Development Code regulations, including, but not limited to, the impact
fee regulations. Any environmental mitigation deemed necessary to support development of Page
Field General Aviation Airport property will be addressed separately by each development project
and is not entitled to claim a benefit from the Airport Mitigation Lands Overlay area (Map 3M).

POLICY 1.9.3: Ifthe Port Authority determines expansion of the Page Field General Aviation
Airport boundaries are necessary in order to provide continued viability to Page Field as a reliever
to Southwest Florida International Airport, then the Port Authority will amend Map 3G, Table 5(b)
and the Future Land Use Map to reflect the land added to Page Field General Aviation Airport.

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan will be updated no
less than every 5-8 years. with the next amendment anticipated to be approved by the Federal
Aviation Administration in 2010. A comprehensive plan amendment will be submitted by the Port
Authority to update Map 3G and Table 5(b) to reflect the updated Page Field Master Plan as
approved. The planning horizon used for the master plan update should be consistent with the L.ee
Plan Horizon. which can be verified by Lee County as part of the Master Plan Update process. Lee
County staff will be included in the Master plan update process as required under the terms of the
existine memorandum of understanding regarding airport development.

POLICY 1.9.5: The Port Authority will seek to eliminate or modify existing uses on the Page
Field property deemed incompatible with existing aviation activity or causing a diminution in the
Page Field Airport capacity. In order to protect Page Field as a Southwest Florida International
Airport reliever, the Port Authority will use its capacity/authority as a reviewing entity to influence
land-use decisions and approvals with respect to development of the lands surrounding Page Field
in order to promote development that is compatible with the aviation activity at Page Field General
Aviation Airport.

POLICY 1.9.6: Development on Page Field lands must be consistent with the Airport Layout Plan
(Map 3G). Ifthe Page Field Airport Master Plan or Airport Layout Plan set is amended or updated
by the Port Authority in a manner that constitutes a substantive change from Map 3G or Table 5(b),
local development order approval may be delayed or denied pending a Lee Plan Amendment, by
the Port Authority, with respect to Map 3G and Table 5(b).

POLICY 1.9.7: Non-aviation development areas at Page Field Airport, as depicted on Map 3G,
will be developed under long term land leases. All non-aviation development must comply with
Land Development Code regulations, including payment of impact fees. The intensity of non-
aviation development must be consistent with Table S(b).

POLICY 1.9.8: Future non-aviation areas depicted on the Airport Layout Plan.(Map 3G) will be
developed, to the greatest extent possible, within existing upland areas. Impacts to wetlands in the
future non-aviation areas will be minimized by site design whenever possible in compliance with
the Lee County Land Development Code.
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POLICY 1.9.9: Future aviation and non-aviation development at Page Field General Aviation
Airport must comply with the provisions of the Educational Restriction Zone established under
Florida Statutes. section 333.03 and the School Zone Map adopted as part of the Lee County Land
Development Code.

TRANSPORTATION ELEMENT

OBJECTIVE 47.1: ECONOMIC GROWTH. To aid in the diversification of the county's
econiomic growth Fthe capacity and long term development of the Southwest Florida International
Airport and Page Field General Aviation Airport will be expanded in compliance with Maps 3F
and 3G, and Table 5(a) and 5(b). te- tverst i ; f ;
Specific project implementation and approval of the proposed development will be coordinated
through the annual Capital Improvement Program process and be consistent with the Airport
Layout Plans (Map 3F and 3G). These expansions will be funded through user fees, airline
contributions, and other funding sources not involving general county tax dollars. The Port
Authority will strive to minimize impacts to surrounding land uses while maintaining a safe and
efficient facility for airport operations. (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.1.1: The Port Authority will coordinate the implementation of scheduled
infrastructure and facility improvements for the Southwest Florida International Airport and Page
Field General Aviation Airport consistent with the approved Airport Layout Plan sheets (Map 3F
and Map 3G. respectively) and the Southwest FlotidatnternationatAtrport Proposed-Development
Schedules (Table 5(a) and (b), respectively). (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.2.5: The county will utilize the approved Airport Master Plans and FAR Part 150
Study, including updates, as a basis to amend the comprehensive land use plan and the land
development code to prohibit development that is incompatible with the Southwest Florida
International Airport or Page Field General Aviation Airport; and, to ensure future economic
enhancement consistent with Objective 46.2. Future updates of the Southwest Florida International
Airport Master Plan and Page Field General Aviation Airport Master Plan that precipitate
substantive changes to the Airport Layout Plans (Map 3F and Map 3G, respectively) will require
a Lee Plan Amendment prior to local permitting approval for the affected airport. In accordance
with FAA requirements, the Southwest Florida International Airport Master Plan and
corresponding Airport Layout Plan (Map 3F) will be comprehensively updated at least once every
5 to 8 years. (Amended by Ordinance No. 99-15, 04-16)

POLICY 47.3.4: The proposed development schedule for the Southwest Florida International
Airport through the year 2020 is depicted in Table 5 (a) of the Lee Plan. The proposed development
schedule for the Page Field General Aviation Airport through the year 2025 is depicted in Table
5(b) of the Lee Plan. FhisFabte These Tables includes both aviation and non-aviation related
development. If the FAA/FDOT mandate navigational improvements (NAVAIDS) or require
improvements related to Airport security or safety at Southwest Florida International Airport or
Page Field General Aviation Airport, then the Port Authority may pursue installation of the
improvement even though the improvement is not specifically identified on Table 5(a) or Table
5(b). However, the Port Authority must obtain all appropriate approvals and permits prior to
installation, including approval from Lee County. Ifthese improvements precipitate a substantive

STAFF REPORT FOR January 16, 2009
CPA2007-48 PAGE 7 OF 36



change to either Table 5(a), Table 5(b), or Map 3F, or Map 3G, then the Port Authority must pursue
a Lee Plan amendment incorporating the changes in the next available amendment cycle. (Added
by Ordinance No. 04-16)

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and programming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port Authority will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport and Page Field General Aviation Airport. Additional specific coordination
requirements are contained in Objective 151.4 and subsequent policies. (Amended by Ordinance
No. 99-15, 04-16).

INTERGOVERNMENTAL COORDINATION ELEMENT

OBJECTIVE 151.4: COORDINATION OF AIRPORT DEVELOPMENT AND
IMPROVEMENTS AT THE SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
AND PAGE FIELD GENERAL AVIATION AIRPORT WITH ALL PERMITTING
AGENCIES. The Port Authority will coordinate with Lee County, the Southwest Florida Regional
Planning Council, the Florida Department of Community Affairs, Federal Aviation Administration,
and the Florida Department of Transportation to ensure that the development of the Southwest
Florida International Airport and the Page Field General Aviation Airport is consistent with the Lee
Plan. (Added by Ordinance No. 04-16)

POLICY 151.4.1: Port Authority staff will ensure that Lee County staffis directly involved in the
review and approval process related to the ongoing update of the Airport Master Plan for Southwest
Florida International Airport and Page Field General Aviation Airport. This mandatory inter-
agency coordination will provide an official means for scheduled review and comment regarding
Airport Master Plan Updates, related Lee Plan amendments, annual updates of the Airport Layout
Plan and Capital Improvement Program, permitting for scheduled capital improvement projects,
amendments to the Airport zoning approvals and compliance with the Lee County Land
Development Code. (Added by Ordinance No. 04-16)

POLICY 151.4.2: The Port Authority will submit and County staff will review and provide
comments regarding the following:

(1) Scope and content of ongoing updates to the Airport Master Plan for Southwest Florida
International Airport and Page Field General Aviation Airport pursued in accordance with
Federal Aviation Administration Advisory Circular 150/5070-6 and the Florida Department
of Transportation Guidebook for Airport Master Planning.

(2) Consistency of proposed amendments to the Airport Master Plan and resulting Airport
Layout Plan for Southwest Florida International Airport (Map 3F) and Page Field General
Aviation Airport (Map 3G) with the Lee Plan, Land Development Code (LDC) and local
zoning approvals.
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(3) Compatibility and compliance of individual CIP projects with the Lee Plan, LDC
regulations, zoning approvals and other applicable regulations.

(4) Proposed Lee Plan Amendments necessary to support revisions to the Airport Layout
Plan for Southwest Florida International Airport (Map 3F) and Page Field General Aviation
Airport (Map 3G), the Southwest Florida International Airport Proposed Development
Schedule (Table 5(a)), the Page Field General Aviation Airport Proposed Development
Schedule (Table 5(b)). the Airport Master Plans for Southwest Florida International Airport
and Page Field General Aviation Airport, or CIP project list. (Added by Ordinance No. 04-
16)

GLOSSARY

AIRPORT LAYOUT PLAN - A map of existing and proposed airport property, facilities and
development that is created as a result of the Airport Master Planning process. The Airport Layout
Plan for Southwest Florida International Airport is adopted as Map 3F, and the Airport LayoutPlan
for Page Field General Aviation Airport is adopted as Map 3G. (Added by Ordinance No. 04-16)

NON-AVIATION RELATED USES - This phrase refers to the commercial and industrial land
uses identified on the Southwest Florida International Airport Layout Plan (Map 3F), and-Fable5
the Southwest Florida International Airport Proposed Development Schedule (Table 5(a)). the Page
Field General Aviation Airport Layout Plan (Map 3G), and the Page Field General Aviation Airport
Proposed Development Schedule (Table 5(b)). Non-aviation related uses are typically developed
in non-aviation settings. Non-aviation uses may be enhanced by proximity to an airport, but these
uses are not dependent on access to an airport. These uses could be developed in other locations
within the County. Non-aviation related uses will be established on Airport lands through lease
agreements with the Port Authority. The areas identified to accommodate these non-aviation uses
are not necessary to support the primary aviation facilities comprising the Southwest Florida
International Airport or the Page Field General Aviation Airport. Use of Airport lands for non-
aviation use is intended to provide a revenue stream that may be used to enhance airport operations.
Though located on airport property, the establishment of non-aviation uses is not necessary for the
continued function of the primary aviation facilities associated with the airport. (Added by
Ordinance No. 04-16)

PAGE FIELD GENERAL AVIATION AIRPORT PROPOSED DEVELOPMENT

SCHEDULE (TABLE 5(b)) - This Table depicts the proposed development schedule for the Page
Field General Aviation Airport through the vear 2025. The Table will be updated by Lee Plan

amendment based on future Airport Master Plan and Airport Layout Plan updates.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(a)) - This Table depicts the proposed development schedule for the
Southwest Florida International Airport through the year203620. (Added by Ordinance No. 04-16,
Amended by Ordinance No. 07-12)
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SUBSTANTIVE CHANGE - As used in Policies 47.2.5 and 47.3 4, the term “substantive change”
means development not specifically stated or identified in Table 5(a) or Table 5(b), or depicted on
Map 3F.or Map 3G. (Added by Ordinance No.04-16)

Vision Statement

10. Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and
north of Alico Road including those portions of the Gateway development that either have not been
or are not anticipated to be annexed into the City of Fort Myers, the Southwest Florida International
Airport and the properties the airport expects to use for its expansion, the lands designated as
Tradeport, and the land designated as Industrial Development west of 1-75 north of Alico Road.
In addition to these two land use designations, properties in this community are designated New
.Community (the Gateway development), Airport, Density Reduction/Groundwater Resource
(primarily the anticipated airport expansion areas), Rural, and General Interchange. The road
network in this community is planned to change dramatically over time creating access to and from
this community to the north, south, and east without relying on I-75. There are three distinct areas
within this community. The Gateway portion of this community is the area where residential uses
will occur. Gateway will be a thriving, nearly built-out, mixed-use community in 2020. The
population of this community is anticipated to grow substantially from today to 2030.

The second area in this community is the Southwest Florida International Airport. The airport will
be greatly expanded by 2030. The expanded airport will have a second parallel runway and a new
terminal building that will more than double the existing capacity of the airport. Development will
be guided by the Airport Layout Plan (as established through the airport master plan process)
consistent with the Southwest Florida International Airport Proposed Development Schedule
(Table 5(a)) and all other Lee Plan provisions.

D. BACKGROUND INFORMATION
1. EXISTING CONDITIONS:
SIZE OF PROPERTY: 583.15 acres.

PROPERTY LOCATION: The airport propetty is generally located on the east side
of U.S. 41, south of Colonial Boulevard.

EXISTING USE OF LAND: The airport property is developed as an operating
general aviation airport; The subject site also contains several non-aviation related

developments such as Page Field Commons, and Page Field Medical Village.

CURRENT ZONING: IL, MPD, & CPD, (Lee County) and I-1, A-3, & B-2 (City of

Ft. Myers). ,
CURRENT FUTURE LAND USE CATEGORY: Public Facilities and Industrial
Development.
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2.

BACKGROUND DISCUSSION:

The Lee County Port Authority has the responsibility of managing the planning, development and
operation of the Southwest Florida International Airport and Page Field. These airports are the
only publically funded and maintained airports in Lee County. These airports provide service for
the rapidly growing aviation needs of the region. This amendment is concerned with Page Field
General Aviation Airport. Concerning the ownership and operation of Page Field, the application
provides the following discussion:

Page Field is owned by the Lee County Board of County Commissioners and operated by
the Lee County Port Authority under the direction of the Lee County Board of Port
Commissioners. Page Field Airport is included within the National Plan of Integrated
Airport System (NPIAS), which is published by the U.S. Department of Transportation, and
the Florida Aviation system Plan (FASP). A former military training base and air carrier
airport, Page Field no longer has any regular scheduled flights. The airport is designated
as a public use General Aviation - Reliever Airport according to NPIAS. Page Field was
designated a reliever airport to facilitate a reduction in the demand at the local area
commercial service airports, including Southwest Florida International Airport, of the
smaller aircraft associated with General Aviation operations.

Concerning the location of Page Field, the application provides the following:

The Subject Property, commonly referred to as the Page Field General Aviation Airport
(i.e., Page Field), is located approximately four miles south of downtown Fort Myers and
is bounded by U.S. 41 on the west, North Airport Road on the north, by a mix of residential
and industrial uses on the east, and by Danley Drive on the south side.

Concerning the existing uses of Page Field, the application provides the following discussion:

A majority of the property comprising Page I ield is located within the jurisdictional limits
of Lee County. However, a small portion of Airport property along the north and
northwest side of the Airport falls within the incorporated limits of the City of Fort Myers.
The Airport itself occupies approximately 583.15+ total acres of land. Airport facilities
include a 6,400-foot and a 4,997-foot runway which serve general aviation aircraft
exclusively; a 6,259 square foot general aviation terminal complex, parking spaces for 600
vehicles; an aircraft rescue and fire fighting (ARFF) building; and an air traffic control
tower: and various private general aviation aircraft hangars. T} he Page Field North.
Building (former Terminal) is a 64,450 square foot non-aviation, industrial use facility
located within the airport boundary. This facility is currently under lease by the Florida
Department of Law Enforcement and the F lorida Highway Patrol...

__In addition to traditional general aviation uses, the Lee County Port Authority has
developed some of the property within the Airport for compatible non-aviation uses. These
uses include the existing developments referredto as Page Field Commons and Page Field
Medical Village, as well as a limited number of other parcels currently being considered
for initial development or re-development. The development of these non-aviation uses
promote the financial self-sufficiency of Page F ield, which is required by Federal law.
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As the application indicates, Page Field is an integral component of the regional transportation
infrastructure system. The Port Authority prepares a plan, the Airport Master Plan, with periodic
updates to provide a comprehensive analysis of current airport facilities and a determination of

trends

and activities affecting the Airport and its environment. The Airport Master Plan and

updates are based on the criteria and standards set forth by both the Federal Aviation
Administration (FAA) and the Florida Department of Transportation (FDOT).

The application provides the following background discussion:

Development of Regional Impact (DRI requirements for Florida airports have historically
been redundant, costly, and time consuming. The airport master planning process, as
required by the Federal Aviation Administration and the Florida Department of
Transportation, reviews and analyzes much of the same data ashas been required by state
DRIregulations. As such, inJuly 2002, the F lorida Legislature adopted revised language
that allows incorporation of an Airport Master Plan into the local Comprehensive Plan in
lieu of the application of state DRI requirements on Florida airports.

In September 2004, the Board of Port and County Commissioners amendedthe Lee County
Comprehensive Plan to include the RSW Airport Master Plan to take advantage of this new
state legislation. RSW was the second airport in F lorida to initiate this approach, which
saved millions of dollars and years of time and allowed for the opening of the RSW
Midfield Terminal Complex in 2005, and most airports in Florida are now doing the same.

This process provides a more comprehensive approach by recognizing airports as an
integral part of the transportation infrastructure necessary to the economic success of
Florida and blends regional transportation infrastructue into local and regional planning

efforts.

Considering that this measure was successfully completed for RSW and the fact that
development at Page Field continues to advance, Lee County and Port Authority staff
recommend initiating the same Comprehensive Plan Amendment process for Page Field
that is anticipated to yield the same long-term benefits. On March 12, 2007, the Port
Board approved a task with Johnson Engineering, Inc., 1o analyze and prepare an
amendment application to the Lee County Comprehensive Plan in order to incorporate the
Page Field Airport Master Plan. Lee County and Port Authority staff members have met
several times over the last few months to review and coordinate the contents of the draft
plan amendment application which has resulted in a cooperative effort between the two
agencies.

As noted above, the Florida Legislature adopted Chapter 2002-20, Laws of Florida, which amends
FS 163.3177(6) to create a new subsection (k) specifically allowing incorporation of an Airport
Master Plan into the comprehensive plan as part of the transportation element. This portion of the
Florida Statutes reads as follows:

(k) An airport master plan, and any subsequent amendments to the airport master plan,
prepared by a licensed publicly owned and operated airport under s. 333.06 may be
incorporated into local government comprehensive plan by the local government having
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jurisdiction under this act for the area in which the airport or projected airport
development is located by the adoption of a comprehensive plan amendment. In the
amendment to the local comprehensive plan that integrates the airport master plan, the
comprehensive plan amendment shall address land use compatibility consistent with
chapter 333 regarding airport zoning; the provision of regional transportation facilities
for the efficient use and operation of the transportation system and airport; consistency
with the local government transportation circulation element and applicable metropolitan
planning organization long-range transportationplans; andthe execution of any necessary
interlocal agreements for the purposes of the provision of public facilities and services to
maintain the adopted level of service standards for facilities subject to concurrency; and
may address airport-related or aviation-related development. Development or expansion
of an airport consistent with the adopted airport master plan that has been incorporated
into the local comprehensive plan in compliance with this part, and airport-related or
aviation-related development that has been addressed in the comprehensive plan
amendment that incorporates the airport master plan, shall not be a development of
regional impact. Notwithstanding any other general law, an airport that has received a
development-of-regional-impact development order pursuant {0 s. 380.06, but which is no
longer required to undergo development-of-regional-impact review pursuant to this
subsection, may abandon its development-of-regional-impact order upon wrilten
notification to the applicable local government. Upon receipt by the local government, the
development-of-regional-impact development order is void.

FS 163.3177(6)(k) allows local jurisdictions, like Lee County, to incorporate an airport master plan
for a licensed publicly owned and operated airport, like Page Field Airport, into the local
comprehensive plan. Page Field is licensed by the Florida Department of Transportation as a
publicly owned and operated airport per FS 333.06. FS 163.3177(6)(k) also provides that any
subsequent amendments to the airport master plan can also be incorporated into the local
comprehensive. In addition, FS 163.3177(6)(k) provides that development or expansion of an
airport consistent with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

Inresponse to these statutory changes the Board of County Commissioners initiated this publically
sponsored amendment providing for the incorporation of the Airport Master Plan into the Lee Plan.
Concerning the benefits to the community in incorporating the Airport Master Plan and the Airport
Layout Plan into the Lee Plan, the application provides the following brief discussion:

The requested Comprehensive Plan Amendment provides a number of benefits to the
community. The continued growth in Lee County requires adequate, safe, and reliable
aviation transportation; however, aircraft noise, airspace conflict, possible electronic
interference with aviation navigation aids, and the potential for interaction between
aircraft and wildlife attractants become major constraints on further development. The
Airport Master Plan promotes coordinated aviation planning among federal, state,
regional, and local agencies. Incorporation of the Page Field Master Plan and Airport
Layout Plan set will allow the County to easily facilitate the establishment and
maintenance of compatible land uses around the facility.
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It is critical that airports operate in an environment that maximizes the compatibility of the
airport with off-airport development. Page Field must progress to maintain and continue
to capture more of the Southwest Florida market share of general aviation activity. The
integration of these plans promotes efficiency and effectiveness in balancing the demand
for the only reliever airport in Southwest Florida, while remaining compelitive among
other general aviation airports in the region.

PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

INTRODUCTION

On September 10, 2007, the Board of Port Commissioners endorsed “submittal of a Comprehensive Plan
Amendment application to incorporate the Page Field General Aviation Airport Master Plan Update and
Airport Layout Plan into the Lee County Comprehensive Plan.” The Lee County Port Authority, on
September 14,2007, filed a Lee Plan map and text amendment to incorporate the Airport Master Plan into
the Lee Plan.

Lee County staff recognizes the importance of this effort and has worked cooperatively to achieve the best
possible integration of the Port Authority plans and the County’s Comprehensive Plan, the Lee Plan.
County staff recognizes the importance of Page Field as one of the economic engines in the region. A
recent economic impact study(August2006), completed by the Cincinnati-based consulting firm Ricondo
& Associates for the Lee County Port Authority analyzed the airport’s direct and indirect contributions to
the area’s economy. Data showed that the airport generated $50.7 million in economic output, almost 920
jobs, and salaries of $24 million in Southwest Florida during 2005. The airport provides about 500 full-
time jobs. The Page Field Airport accommodated 8,290 general aviation arrivals in 2005.

County staff also recognize that the size, complexity and volume of projects planned and constructed at
Page Field Airport, in addition to new statutory requirements relating to airport master plans and
comprehensive plan elements, makes it prudent and appropriate to establish a system of coordinated review
between the Airport and various County departments. This mandatory inter-agency coordination will
provide an official means for scheduled review and comment regarding Airport Master Plan Updates;
related Lee Plan amendments; annual updates of the Airport Plan and Capital Improvement Program;
permitting for scheduled capital improvement projects; amendments to the Airport zoning approvals; and,
compliance with the Lee County Land Development Code. This amendment, in part, establishes the
process framework to make this coordinated effort possible. The framework requires dialague prior to
formal submittal of any Lee Plan amendment package, rezoning request, or development order application.
The purpose of this requirement is to involve County staff earlier in the process and for the Port Authority
staffto obtain initial comments and input regarding consistency with the Lee Plan and County regulations.

The amendment proposes to replace existing Map 3G “Runway Protection Zones (Clear Zones) Page Field
General Aviation Airport” with a new Map 3G “Page Field Airport Master Plan Airport LayoutPlan.” The
amendment also proposes to incorporate a new Table, Table 5(b) “Page Field General Aviation Airport
Proposed Development Schedule.” Both of these new additions to the Lee Plan will guide future
development on the Airport property.
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Proposed Table 5(b) includes the opportunity for the Port Authority to establish new non-aviation related
land uses. Table 5(b) includes a summary of these possible land uses:

Commercial (Retail & Service): 80,000 square feet
Office (Medical & Non-medical): 33,000 square feet
Light Industrial: 40,000 square feet

The parameters listed above are the upper limits of new non-aviation related land uses that could be
developed at Page Field before the year 2025. The Port Authority will enter into leases with proposed end
users, and the uses will still have to be approved through normal local processes such as rezoning,
development orders, and building permit approvals.

The Airport Layout Plan sheet (Map 3G) and the Page Field Airport Proposed Development Schedule
(Table 5(b)) are the result of the adopted “Page Field Airport Master Plan (May 2002)” and the adopted
“Airport Layout Plan (February 2006).”

COMPREHENSIVE PLAN BACKGROUND :

The subject property was designated “Industrial/Business” by the original Lee County Future Land Use
Map, adopted in 1984. Subsequent Lee Plan amendments in the mid and late 1980s changed this
designation to the Public Facilities and Industrial Development categories. The majority of the subject site
is currently designated Public Facilities. '

SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE DESIGNATIONS

The application materials include an extensive discussion of surrounding zoning and land uses. An
examination of the surrounding land uses shows that the area surrounding the subject property is rapidly
urbanizing. The surrounding Future Land Use categories consist of Intensive Development, Industrial
Development, and Central Urban. Intensive Development designated lands occur to the north, west, and
east of Page Field. Industrial Development designation is located north of Page Field, as well as to the
southeast. Central Urban lands are located south of Page Field. The application materials reveal a variety
of urban uses and planned developments in close proximity to the airport.

North of the subject property are a variety of industrial and commercial uses along North Airport Road.
This area is predominately developed with commercial businesses, warehousing/distribution centers,
offices, and facilities such as a United States Postal Service building, Hertz Storage, West Florida
Distributors of Tile, Stone, and Granite, Enterprise Truck Rental, and the Fort Myers Veterinary Hospital.

To the south of the subject site is a mixture of commercial, light industrial, and residential uses. These
uses are located in the Page Park community.

East of the subject property are lands within the Intensive Development and Industrial Development Future
Land Use Categories. These lands contain a mixture of light industrial and commercial uses, as well as
vacant parcels. Businesses include the Lee Tran facility, Wolfer Wholesale Produce, and a Suzuki
dealership.
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A mixture of commercial uses are located to the west of Page Field. These lands are designated as being
in the Intensive Development Future Land Use category and are developed with a community shopping
center, restaurants, auto sales and services, and offices.

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS :
The subject property currently has access from U.S. 41, South Road, Danley Drive, Fowler Street, and

North Airport Road.

The Lee Plan amendment application requires a traffic circulation analysis to determine the proposed effect
of the amendment on Map 3A, the Financially Feasible Transportation Plan Map, and on the Capital
Improvements Element. Applicants must identify the traffic analysis zone (TAZ) and the socio-economic
forecasts for that zone or zones. The required analysis includes determining whether or not the requested
amendment requires modification to the socio-economic data forecasts for the TAZ or zones. The
application includes the required comprehensive plan amendment traffic analysis, conducted by Reynolds,

Smith and Hills, Inc., August 6, 2007.

The Lee County Department of Transportation has reviewed the proposed comprehensive plan amendment
and provided comments dated August 20, 2008. These comments are reproduced below:

The Department of Transportation has reviewed the above-referenced future land use map plan
amendment, to change the land use designation of the Page Field General Aviation Airport from
“Public Facilities” to “Airport.” We have determined that the traffic information submitted by

the applicant is sufficient for review.

The applicant corrected the Zdata information for TAZs 683, 685, 686 and 689 around the airport
to reflect existing conditions, and added six new TAZs (556, 557, 574, 5 75, 587, 588) to reflect
development parcels 1 through 6 on the Page Field site. The applicant reran the Lee County
MPO’s 2030 Financially Feasible Plan FSUTMS model set with the proposed development
parameters in the new TAZs. Examining the three-mile radius around the project, the following
table indicates the levels of service for area road segments with and without the proposed land use

change.
Year 2030 LOS
Road From To without CPA with CPA
Boy Scout Rd  [Summerlin Rd US 41 C C
Colege PRy = GCTeg0ED T
olonial Bivd

prth

Six Mile Cypress Pkwy ~|Hanson St
Summerlin Rd  |Gladiolus Dr Colonial Blvd
LS 41 Gladiolus Dr Colonial Blvd

C&D
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As is evident from the table, the four problem segments are identified as failing with and without
the plan amendment. McGregor Boulevard and Daniels Parkway are identified as “constrained”
in the Lee Plan, meaning they are not planned to be widened and a higher level of congestion is
allowed. However, the MPO’s 2030 Needs Plan does identify a further improvement to Daniels
Parkway, the installation of elevated express lanes in the median, which is the same improvement
the Needs Plan identifies for Colonial Boulevard. The Needs Plan identifies improvements needed
by 2030 but contingent upon identification of additional funding beyond the projected traditional
sources to pay for them. The elevated express lanes lend themselves to the possibility of tolling as
a revenue source, and that option is currently under study for Colonial Boulevard. There are no
further improvements identified on College Parkway in the long range plans, beyond the current
6 lanes.

It is important to note that all of these problem segments are fairly well removed from Page Field.
The Page Field development contemplated in this proposed amendment would directly access
Fowler Street, which is not identified as a future level of service problem in the analysis.
Normally, having failing roads even without the proposed land use change raises questions about
intensifying development and making a bad situation worse. In this case, however, other public
benefit issues should be considered. First, the area around Page Field is already fairly intense
urban development, so the proposed development plan could be considered urban infill, and could
help make transit a more viable transportation option in the area. It should also be recognized
that the development proposals will help generate revenue fo Support the operations of Page Field,
making it more self-sustaining and obviating the need for tapping into other, limited transportation
revenue sources.

One other transportation-related issue needs to be addressed, and that is the potential realignment
of South Drive to connect to Danley Drive. Although not part of the long range transportation
plan, the realignment has been identified in the Page F: ield Airport Layout Plan and through the
Community Planning process for the Page Park neighborhood as desirable, to allow a
reconfiguration of property for future development in support of the airport, to consolidate pieces
of Jerry Brooks Park, andto address cut-through traffic concerns for the Page Park neighborhood.
Any staff recommendations in this regard should be consistent with the concurrent
recommendations for the Page Park Community Plan.

Staff concludes that the plan amendment does cause a need to modify the FSUTMS model data, and that
the modifications proposed by the applicant are justified. The request, on its own, does not require any
transportation network modifications due to traffic.

Staff also notes that there is currently no concurrency issue for the surrounding roadways that would be
accessed by the expanded uses at Page Field. For example, Fowler Street has an adopted Level of Service
(LOS) of “E,” and the 2007 Lee County Concurrency Report indicates an existing volume at LOS “D.”
The 2007 Report also indicates that U.S. 41 has not exceeded its adopted LOS. The airport projects could
therefore receive a local Development Order and Concurrency Certificate.

POPULATION ACCOMMODATION
The request does not accommodate additional residential development on the Lee Plan’s Future Land Use
Map. The application provides the brief discussion:
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The proposed development of Page Field General Aviation Airport as directed by the Master Plan
through the year 2020 will not affect Lee County population projections. The demand for services
at Page Field is the result of increasing growth in the area in population, business activity and
tourism, which would occur without this facility. Users of Page Field will be those residing in'and
visiting the area who use air travel as a primary mode of transportation, primarily for business
purposes, or recreational travel. The proposed Comprehensive Plan Amendment will not require
any revisions to Table 1(b) (Planning Community Year 2020 Allocations) or the Lee Plan Future
Land Use Map.

Staff concurs that the proposed amendment will not affect Lee County population projections. Continued
expansion of the facility is the result of increased growth in the southwest Florida region as a whole. Staff
notes that the recent EAR based amendments incorporated allocations out to the Year 2030.

ENVIRONMENTAL CONSIDERATIONS

The application includes the required Environmental Analysis concerning environmental impacts as a
result of the proposed amendment. The analysis provides that “there are no on-site preserves or
conservation easements within the boundaries of Page Field.” The application also provides that
“preservation of green space that could attract wildlife could be hazardous to air operations at the airport
and is an incompatible land use according to the Federal Aviation Administration (FAA).

The analysis includes a “Protected Species Assessment” that discusses the resident population of Florida
burrowing owls. Burrowing owls utilize Page Field for nesting activity. They are the only documented
listed species to regularly utilize airport property. Concerning this owl population, the application provides
the following discussion: ’

...As of June 6, 2007 there were ten (10) active burrowing owl nest burrows occupying airport
property. The location of these burrows is shown on Exhibit IV.C.5. There is no management plan
in place at Page Field for the burrowing owls. All owl species, occurring in North America, are
listed as potential wildlife hazards to air carrier operations according to the FAA, and therefore
they cannot be managed for on airport property. ‘

The application also contains a discussion of an incidental-take permit from the Florida Fish and Wildlife
Conservation Commission (FWC) that is required to destroy any inactive burrowing owl burrow:

A burrow is determined to be inactive if it contains no eggs or flightless young. In the past the Lee
County Port Authority (LCPA) requested individual permits for each specific development project
at Page Field to impact a burrowing owl burrow. In 2005, in anticipation of future development
in the North and West Quadrants, LCPA sought an airpori-wide incidental-take permit for Page
Field which was issued on November 7, 2005. T his permit expires on December 31, 2008 and
allows the permittee, or designee, who is knowledgeable in burrowing owl ecology, to destroy
inactive nest burrows within proposed development footprints during construction. The LCPA is
required to submit an annual report to FWC for any activities conducted at Page Field pursuant
to this permit.

The Environmental Assessment includes a discussion of land use habitat types that occur on the airport
property. Habitat types were delineated in accordance with the Florida Land Use Cover and Forms
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Classification System. The dominate land cover type is maintained grass area (220.38 acres or 39.55% of
the subject site), closely followed by the airport and associated facilities (186.6 acres or 33.49% of the
subject property). The Assessment concludes that the subject property does not contain any rare and
unique uplands as defined by the Lee Plan.

SOILS
The applicant has provided a soils map.

HISTORIC RESOURCES
The application includes a letter, dated April 12,2007, from the Division of Historical Resources, Florida

Department of State. This letter provides the following:

In response to your inquiry of April 12, 2007, the Florida Master Site File lists one previously
recorded archaeological site, and no standing structures in the following parcel of Lee County:

T45S, R24E, Section 01

The application includes a brief printout from these files, as well as a map that essentially cover the entire
subject site.

Lee County staff note that there are no areas on the airport property designated in the area of archaeological
sensitivity. Staffis aware of the use of the property as an army training facility during World War II. Staff
is not aware of any historic or archaeological resources oceurring on this site. The Port Authority will not
be required to obtain a “Certificate to dig” from Lee County prior to ot in conjunction with the issuance
of a final development order as none of the property has been designated as being within the “Sensitivity
Level 27 areas as defined by the Land Development Code.

SCHOOL IMPACTS
Staff concurs with the applicant that the proposed amendment will have no affect on the School Board’s

plans to accommodate growth in the County.

PARKS, RECREATION AND OPEN SPACE

The proposed amendment will have minimal impacts on parks, recreation and open space. The proposed
future land use designation of Airport does not allow residential uses, existing and proposed support
facilities provided by Lee County Parks and Recreation will not be impacted by the proposed amendment.

The Port Authority has committed to maintain the LDC minimum open space requirement. The
application confirms this:

The Lee County Port Authority has commitied in (sic) providing the necessary open space
requirements outlined in the Land Development Code. This requirement is easily met due to the
large amount of open space required for the runway environment by the Federal Aviation
Administration. Also included and allowed by the Land Development Code is the inclusion of the
storm water management ponds located on the site.
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EMERGENCY MEDICAL SERVICES (EMS)
Lee County EMS staffhave reviewed the request and provided written comments dated September 4,2007.
These comments are reproduced below: -

I Kim Dickerson, authorized by the Lee County Emergency Medical Services (EMS) confirm with
my signature below, that Lee County EMS has no concern with the Service Availability Request
from Johnson Engineering for the Lee County Port Authority - Page Field Comprehensive Plan
Amendment.

The Comprehensive Plan Amendment for the Page Field parcels will not creat a negative impact
on our service level.

SOLID WASTE

With the existing Gulf Coast Landfill, the Waste-to-Energy facility, and the Lee/Hendry Disposal facility
all online, staff anticipates that there will be adequate capacity in the County’s solid waste system to
accommodate the additional waste that will likely accompany the expansion of the airport.

Lee County Solid Waste Division staff reviewed the request and provided written comments dated July
8,2008. This letter, in part, provides the following:

The Lee County Solid Waste Division is capable of ‘providing solid waste collection service for the
Lee County Port Authority project located at Page Field, including the additional proposed
intensity, through our franchised hauling contractors. Disposal of the solid waste from this project
will be accomplished at the Lee County Resource Recovery Facility and the Lee-Hendry Regional
Landfill. Plans have been made, allowing for growth, to maintain long-term disposal capacity at
these facilities.

MASS TRANSIT .
Lee Tran staff have reviewed the request and provided that they do not see any issues or concerns with the

proposed amendment.

POLICE

The Port Authority maintains an Airport Police and Security Department that provides law enforcement
and security services at Page Field. The Port Authority Police Department reviewed the request and
provided written comments dated July 9, 2008. These comments are reproduced below:

We have been requested by your office to comment on the adequacy of providing law enforcement
services at Page Field Airport. As you may know, the Lee County Port Authority provides its own
law enforcement at both the Southwest Florida International Airport and the Page Field Airport.
It is anticipated that we will continue to provide law enforcement services without interruption.

The Lee County Sheriff's Office reviewed the request and provided written comments dated July 16,2008.
These comments, in part, are reproduced below:

The Lee Plan ammendment (sic) identified as the Page Field Master Airport Planwould not affect

the Lee County sheriff’s Office ability to provide core services at this time. «
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FIRE

The Port Authority maintains an Aircraft Rescue and Fire Fighting Department to provide fire and medical
rescue services at Page Field Airport. The Port Authority Aircraft Rescue and Fire Fighting Department
reviewed the request and provided written comments dated July 31, 2007. These comments, in part, are
reproduced below:

We provide all fire protection and nonambulatory medical services to Page Field. The firerescue
personnel, vehicles and equipment are housed on airport property which allows for a minimal
response time to any airport emergency.

Fire Station 1 at Page Field is staffed 24/7 with two (2) fire fighters, with at least one being an
Emergency Medical Technician (EMT). Additional fire rescue support is provided by Station 2 at
the Southwest Florida International Airport; ambulatory services are provided by the Lee County
emergency Medical Services (EMS), both on an as-needed basis. By working within a network of
local mutual aid responders, we provide excellent professional fire and medical rescue services
to all operators and tenants at the Page F ield General Aviation Airport.

UTILITIES

The subject site is currently served by Lee County for both potable water and sanitary sewer services. The
application includes the required potable water and sanitary sewer analysis. Lee County Utilities staff has
reviewed the request and offered no objection to the amendment. Staffhas concluded that there is adeguate
capacity to accommodate the proposed expanded uses.

Staff also notes that the County’s concurrency system is applicable to the proposed non-aviation related
uses. In other words, individual non-aviation related projects will have to demonstrate that there is
adequate capacity in the potable water and sanitary sewer systems to address project impacts priorto alocal
development order approval.

INTERNAL CONSISTENCY WITH THE LEE PLAN

The Airport land use category is considered a Future Urban Area by the Lee Plan. The amendment is
proposing to make an adjustment to the “Airport” land use designation on Map 1 by adding Page Field to
this category. Objective 1.2 describes the “Southwest Florida International Airport Area.” The amendment
proposes additional language for Objective 1.2 and subsequent policies to incorporate the ongoing update
to the Airport Master Plan for Page Field.

Lee Plan Policy 1.7.6 discusses the Planning Communities Map (Map 16) and Acreage Allocation Table
(Table 1(b)). This map and table depict the proposed distribution, extent, and location of generalized land
uses for the year 2030. Acreage totals are provided for land in each Planning Community in
unincorporated Lee County. No final development orders or extensions to final development orders will
be issued or approved by Lee County that will allow the acreage totals for residential, commercial or
industrial uses contained in Table 1(b) to be exceeded. The proposed amendment is consistent with the
allocations contained on Table 1(b) and will not affect established county population projections.

Goal 2 of the Lee Plan and its subsequent objectives and policies address growth management concerns.
Goal 2 seeks to provide for an economically feasible plan, which coordinates the location and timing of
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new development with the provision of infrastructure by government agencies, private utilities, and other
sources. The subject property has access to the arterial road network as well as to public water and sewer.

Objective 2.2 seeks to direct new growth to those portions of the Future Urban Areas where adequate
public facilities exist or are assured and where compact and contiguous development patterns can be
created. Staff believes that a compact and contiguous growth pattern will be achieved through this plan
amendment. The subject property is within an urbanizing area and is surrounded on three sides by existing
or approved urban development. Staff finds that a compact growth pattern is preferable to urban
development occurring more distant from existing urban areas and urban infrastructure. Staff finds that
the proposed plan amendment promotes a compact growth pattern and minimizes urban sprawl.

Objective 2.4 of the Lee Plan requires regular examination of the Future Land Use Map in light of new
information and changed conditions, and make necessary modifications or amendments to address these
changes. Staff finds that conditions around the subject property have changed significantly since the
property was designated as Industrial/Business as established by the 1984 Lee Plan. Since 1984, many new
projects have been developed or approved in the immediate area including a significant amount of
commercial and light industrial uses. The area currently has a distinctly urban character.

Policy 2.4.4 states that Lee Plan amendment applications to expand employment centers reco gnized by the
Plan, which include light industrial, commercial retail and office land uses, will be evaluated by the Board
of County Commissioners in light of the locations and cumulative totals already designated for such uses,
including the 1994 addition of 1400 acres to the Tradeport category just south of the Southwest Florida
International Airport. Staffbelieves this area is emerging as an employment center due to the presence of
Page Field, as well as the surrounding commercial and industrial development. The inclusion of proposed
Map 3G and Table 5(b) will allow the Port Authority an opportunity to enter into lease agreements with
private developments that choose to be located in close proximity to Page Field Airport. This is consistent
with and furthers the County’s desire to diversify the local economy. Establishment of non-aviation related
uses advances or furthers the intent of the Lee Plan’s Economic Element, including Goal 158.

The proposed plan amendment furthers and advances Goal 46. Goal 46 seeks to provide a coordinated
system of railways, aviation, ports, and roads. The amendment also furthers and advances Objective 47.6.
Objective 47.6 seeks agency coordination to ensure that existing and future air system needs can be met
safely and with a minimum of land use conflict by coordinating aviation facility plans with appropriate
federal, state, regional, and local review and permitting agencies.

FLORIDA STATE COMPREHENSIVE PLAN

The application provides a discussion concerning consistency of the proposal with the Florida State
Comprehensive Plan as contained in F.S. 187.201. The discussion highlights various areas in which the
plan amendment furthers and advances the State Comprehensive Plan. Staff concurs that the proposal is
consistent with the State Comprehensive Plan.

AFFECT ON ADJACENT LOCAL GOVERNMENTS

The application provides that the proposed amendment “will not affect adjacent local governments and
their comprehensive plans. Staff concurs that the amendment will not affect adjacent local governments
and their comprehensive plans.
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B. CONCLUSIONS

The proposed amendment provides sound planning coordination between Lee County staff and the Port
Authority staff. The proposed amendment language provides the beginning of a continuous planning
process between Lee County staff and Port Authority staff for the Page Field Airport.

C. STAFF RECOMMENDATION

Staff recommends that the Board of County Commissioners transmit the proposed plan amendment. This
recommendation includes incorporating a new map, Maps 3G, into the Transportation Map series as well
as the text changes included in Part I.C. The recommendation also includes placing Page Field into the
“Airport” Future Land Use designation on Map 1.
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: August 25, 2008

LOCAL PLANNING AGENCY REVIEW

Planning staff made a presentation and listed changes that had been made to the staff report. One
member asked Port Authority staff if there was sufficient square footage allocated for the various
listed uses. Port Authority staff indicated that the amount of square footage may need to be
adjusted in the future. The member stated the importance of the airport as an economic generator.
Planning staff stated that changing conditions may require that the square footage be revised in the
future.

B.LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT SUMMARY

C.

1. RECOMMENDATION:
The LPA recommends that the Board of Commissioners transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The LPA accepts the finding of fact as advanced by staff.

VOTE:
NOEL ANDRESS AYE
LES COCHRAN AYE
RONALD INGE AYE
JACQUE RIPPE | AYE
CARLETON RYFFEL ABSENT
LELAND M. TAYLOR AYE -
RAE ANN WESSEL AYE
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW: This plan amendment was scheduled on the Board’s Consent Agenda. One
member of the public addressed the Board in opposition to the amendment. This member of the public
expressed concerns that the amendment would negatively impact their property citing increased noise from
jet aircraft. The item was pulled by the Board for Discussion. Planning staff provided a brief summary
of the proposed amendment. Port Authority staff and the Port Authority consultant also addressed the
Board concerning the proposed amendment and the expressed noise concern. The Board also discussed
the proposed South Road re-alignment and the need for further discussions concerning design, options, and
funding. The Board directed staff to schedule in the future a Management and Planning meeting with the
Board to further discuss the proposed re-alignment.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board voted to transmit the proposed amendment as drafted by
the staff. '

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the
findings of fact as advanced by the staff and Local Planning Agency.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES : AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: January 16, 2009

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

The Florida Department of Community Affairs (DCA) Objections, Recommendations and Comments
report (ORC) contained the following concerning this proposed amendment:

K. Amendment 2007-48: A proposed amendment intended to exempt the Page I ield Airport from
development of regional impact (DRI) review under the provisions of Section 163.3177(6)(k), F.S.
The Department raises the following objections to proposed Amendment 2007-48:

10. Objection (Amendment Authority): In regard to future expansion of Page Field General
Aviation Airport boundaries, the proposed Future Land Use Element Policy 1.9.3 states that “the
Port Authority will amend Map 3G, Table 5(b) and the Future Land Use Map to reflect the land
added to Page Field General Aviation Airport.” Policy 1.9.3 authorizes the Port Authority to
amend the Comprehensive Plan and this is not consistent with Chapter 163, Part II, F.S. The
proposed Amendment 2007-48 does not establish comprehensive plan policies addressing the
following: (1) consistency of development at the Page Field Airport with the Lee County
Metropolitan Planning Organization Long-Range Transportation Plan; (2) the provision of
regional transportation facilities for the efficient use and operation of the transportation system
and airport.

Rules 9J-5.006(3), F.A.C.; and Sections 163.3167; 163.3177(6)(a andk); 163.3184, and 163.3189,
F.S.

Recommendation: Revise Future Land Use Element Policy 1.9.3 to allow Lee County (Board of
County Commissioners) to amend the Comprehensive Plan. Revise the amendment to establish
comprehensive plan policies addressing the following: (1) consistency of development at the Page
Field Airport with the Lee County Metropolitan Planning Organization Long-Range
Transportation Plan; (2) the provision of regional transportation facilities for the efficient use and
operation of the transportation system and airport.

11. Objection (Transportation Planning): The results of a traffic study (prepared by Reynolds,

Smith and Hills, Inc., August 2007) were transmitted with the proposed amendments as supporting
data and analysis. The traffic study does not analyze the projected operating roadway level of
service for the five-year and long-term planning timeframes based on the maximum development
potential of land uses allowed by the proposed Table 5(b) and growth in background traffic. The

traffic study does not identify assumptions regarding trip generation and trip distribution based
on the maximum development potential of land uses allowed by the proposed Table 5(b) and
demonstrate that these assumptions are professionally acceptable. Thus, the proposed amendment
is not appropriately supported by a professionally acceptable traffic analysis that demonstrates
the adopted level of service standards will be achieved and maintained for the five-year and long-

term planning timeframes and that any roadway improvements that are needed to maintain level
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of service are coordinated with the Transportation Element and Capital Improvements Element,
including a financially feasible five-year schedule of capital improvements. The amendment is not
appropriately supported by data and analysis demonstrating that the amendment is consistent with
the requirements of Section 163.3177(6) (k), F.S., regarding: (1) the provision of regional
transportation facilities for the efficient use and operation of the transportation system and
airport; and (2) consistency with the local government transportation circulation element and
applicable metropolitan planning organization long-range transportation plans.

Rules 9J-5.005(2) and (5), 9J-5.019(3)(f g h and i); 9J-5.019(5)(a and b); 9J-5.016(1)(a); 9J-
5.016(2)(b, ¢ and f); 9J-5.016(4), F.A.C.; and Sections 163.3175; 163.3177(2), (3), (8) and (10);
163.3177(6)(a, j and k); 163.3177(6)(W)1 and 2, F.S.

. Recommendation: Revise the traffic study to analyze the projected operating roadway level of

service for the five-year and long-term planning timeframes based on the maximum development
potential of the land uses allowed by the proposed T able 5(b) and growth in background traffic.
Demonstrate coordination of land use with the planning for transportation facilities as well as
coordination with the Transportation Element and Capital Improvements Element. Revise the
Transportation Element, Capital Improvements Element and Future Land Use Element, as
necessary, to be consistent with and supported by the data and analysis and to achieve internal
consistency with the Airport Master Plan. The Five-Year Schedule of Capital Improvements should
be revised to include any needed improvements to maintain the adopted level of service within the
five-year planning timeframe. Include data and analysis demonstrating coordination of the
amendment with the plans of the Florida Department of Transportation and the Metropolitan
Planning Organization. Revise the amendments, as necessary, to be consistent with and supported
by the data and analysis. The plan should be revised to include strategies to address any
deficiencies projected for the long-range planning timeframe.

12. Comment: The proposed Amendment 2007-48 is intended to exempt the Page Field Airport
from development of regional impact (DRI) review under the provisions of Section 163.3177(6)(k),
F.S. Although most of Page Field Airport is located within unincorporated Lee County, a small
portion of Page Field Airport is located in the City of Fort Myers. The County does not have
planning jurisdiction in Fort Myers. The County should be aware that the portion of Page Field
that is not within the unincorporated area of Lee County does not qualify for the DRI exemption
through the Lee County Comprehensive Plan Amendment 2007-45. The City of Fort Myers
Comprehensive Plan would need to be amended pursuant to Section 163.3177(6)(k), F.S., for the
portion of Page Field that is within Fort Myers to be exempted from DRI review. Alternatively,
ajoint planning agreement could be executed between the County and Fort Myers authorizing the
County and Fort Myers to jointly exercise comprehensive planning power for the incorporated
area, and then the County could amend the County Comprehensive Plan to establish the DRI
exemption for the incorporated area.

STAFF RESPONSE

The Lee County Port Authority’s representatives have prepared a response to the DCA ORC report. Lee
County staff has worked closely with the Port Authority and their representatives in preparing this
response. The Port Authority’s response, dated February 3, 2009, has been attached to this staff report.
This response recommends that two Policies be modified to address the DCA concerns. The modifications

STAFF REPORT FOR January 16, 2009
CPA2007-48 PAGE 27 OF 36



below are shown in double underlined strike-through format from the transmitted language. New language
is depicted by double underlining.

The first is to Policy 1.9.3 to partially address Objection #10. Staff read the intent of this policy as that the
Port Authority would be the responsible agency for initiating plan amendments relating to the expansion
of the existing airport facilities. Staff believes that the Port Authority adequately addresses DCA’s
Objection. The proposed revision to Policy 1.9.3 is as follows:

POLICY 1.9.3: Ifthe Port Authority determines expansion of the Page Field General Aviation
Airport boundaries are is necessary in order to provide continued viability to Page Field as a
reliever to Southwest Florida International Airport, then the Port Authority will submit to the Board

of County Commissioners the appropriate application and support documentation to amend Map
3G. Table 5(b) and the Future Land Use Map to reflect the land added to Page Field General

Aviation Airport.

The second Policy revision is to Policy 47.6.1 to also address Objection #10. The proposed modification
is to ensure continuing consistency between future development at Page Field General Aviation Airport
and the MPO Long Range Transportation Plan. The policy has also been modified to demonstrate how
the proposed comprehensive plan amendment will support the provision of regional transportation facilities
for the efficient use and operation of the transportation system and airports. Staff notes that development
projects are coordinated through the Port Authority’s participation in the Metropolitan Planning
Organization and the development of the Long Range Transportation Plan. The proposed revision to
Policy 47.6.1 is as follows: :

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and pro gramming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port recognizes will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport.and Page Field General Aviation Airport. Airport development will remain
consistent with the MPO Long Range Transportation Plan and will support the provision of
regional transportation facilities for the efficient use and operation of the transportation system and
airports. Additional specific coordination requirements are contained in Objective 151.4 and
subsequent policies.

Staffbelieves that the above discussed modifications are consistent with the DCA’s recommendation under
Objection #10 and that these modifications should be adopted with this proposed amendment.

DCA ORC Objection #11 addresses Transportation Planning. The Port Authority response provides a
summary of the methodology used both for the five year transportation analysis (2012) and long term
(2030) planning time frame. The analysis has demonstrated that there will be no significant and adverse
impact due to the proposed traffic as a result of the amendment. '

Concerning Comment #12 the Port Authority acknowledges that Lee County does not have planning
authority over the incorporated area of the City of Fort Myers. Staff is and has been aware of this
jurisdictional issue from the start of this effort and recognizes that the portion of Page Field General
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Aviation Airport lying within the City of Fort Myers does not qualify for the DRI exemption under the
proposed plan amendment.

C. STAFF RECOMMENDATION

Planning staff recommends that the Board of County Commissioners adopt the proposed amendment to
the Lee Plan. This recommendation includes two map amendments, replacing Map 3G and placing Page
Field into the “Airport” Future Land Use category. The recommended text changes are included below:

FUTURE LAND USE ELEMENT:

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL AIRPORT AND PAGE
FIELD GENERAL AVIATION AIRPORT AREAS. Designate on the Future Land Use Map
adequate land in appropriate locations to accommodate the projected growth needs of the
Southwest Florida International Airport and the business and industrial areas related to it, as well
as research and development activities and other non-aviation related development that is not
necessarily related to the airport, through the year 2030. Designate on the Future Land Use Map
existing and proposed development areas for Page Field General Aviation Airport. The Lee County
Port Authority desires to establish non-aviation related uses to provide a supplementary revenue
source as well as providing an opportunity for businesses that desire a location on airport property.
Designate on the respective Airport Layout Plans suitable areas to accommodate these desired uses
and provide general policy guidance as to how these uses will be developed. These categories are
also considered Future Urban Areas. (Amended by Ordinance No. 94-30, 02-02, 04-16, 07-12)

POLICY 1.2.1: Airport {Lands includes the existing facility and projected growth areas for the

Southwest Florida International Airport's existing-facttity-and-projected-growth-areas and Page
Field General Aviation Airport through the year 2030. Fhese-areas-wilt- The Airport Lands

comprising the Southwest Florida International Airport includes airport and airport-related
development as well as non-aviation land uses as proposed in the approved 2003 Airport Master
Plan update and as depicted on the Airport Layout Plan sheet (Map 3F) and the Southwest Florida
International Airport Proposed Development Schedule (Table 5(a)). This mix of uses is intended
to support the continued development of the Southwest Florida International Airport. Future
development at the Southwest Florida International Airport will also include non-aviation related
land uses such as hotels/motels, light industrial, service stations, ancillary retail/shopping, and
office development. Any future airport expansion or development of aviation-related and
non-aviation uses at Southwest Florida International Airport will offset environmental impacts
through the Airport Mitigation Lands Overlay (Map 3M) or other appropriate mitigation acceptable
to the permitting agencies and to Lee County. The physical design of the airport expansion will
minimize any degradation of the recharge capability of land being developed. Airport expansion
beyond the present boundaries will be subject to necessary amendments to the Lee Plan.

All development on Airport Lands comprising Southwest Florida International Airport must be
consistent with Map 3F and Table 5(a). Map 3F depicts the planned expansion of the Southwest
Florida International Airport through 2020.

Future development on Airport Lands comprising Page Field General Aviation Airport must be
consistent with Objective 1.9 and related policies as well as Map 3G and Table 5(b).
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If the airport master planning process precipitates a substantive change to the Airport Layout Plan
(Map 3F or Map 3G ), then the Port Authority must amend Map 3F or Map 3G, as appropriate,
prior to obtaining local development approval.

The non-aviation related development areas have been depicted on the approved Airport Layout
Plan sheets (Maps 3F and 3G). These uses will be constructed upon Airport lands with long term
leases. All development within the non-aviation land use areas will be subject to mitigation
requirements for wetland impacts. Mitigation of wetland impacts will be in accordance with the
U.S. Army Corps of Engineers and South Florida Water Management District requirements. To
the greatest extent reasonably possible, development of non-aviation land use areas must avoid
wetland impacts. All non-aviation land use development will meet the indigenous vegetation
requirements set forth in the Lee County Land Development Code. (Amended by Ordinance No.
94-30, 00-22, 04-16, 07-12)

POLICY 1.2.4: The Airport AOPD zoning resolution must be amended before any non-aviation
related uses can be developed at the Southwest Florida International Airport. The intensity of the
proposed aviation and non-aviation land uses at Southwest Florida International Airport must be
consistent with Lee Plan Table 5(a). The Page Field General Aviation Airport project must be
rezoned to AOPD prior to development of the new non-aviation uses proposed in Map 3G and
Table 5(b). (Added by Ordinance No. 04-16)

OBJECTIVE 1.9 PAGE FIELD GENERAL AVIATION AIRPORT. Page Field General
Aviation Airport plays a vital role as a reliever airport facility to Southwest Florida International
Airport. Inits role as areliever airport, Page Field reduces general aviation traffic from Southwest
Florida International Airport, thereby increasing the capacity and efficiency of the International
Airport. Therefore, it is important to designate the land comprising the Page Field General
Aviation Airport as Airport Lands on the Future Land Use Map. This designation should include
adequate land to accommodate the projected growth needs of Page Field General Aviation Airport
in its continued role as an airport reliever, including the industrial, commercial and office uses
necessary to continue viable aviation activity through 2025.

POLICY 1.9.1: In order to create the revenue source necessary to maintain Page Field General
Aviation Airport as a viable aviation operation and reliever to Southwest Florida International
Airport. the Port Authority seeks to establish non-aviation uses on the Page Field General Aviation
Adirport property. Suitable locations for these non-aviation uses are designated on the Page Field
Airport Layout Plan adopted as Lee Plan Map 3G. The Page Field Airport Layout Plan sheet (Map
3G) was adopted by the Federal Aviation Administration as part of the 2002 Page Field Airport
Master Plan Update. This update and documents comprising the 2002 Master Plan approval are
incorporated into the Lee Plan by reference as support for adoption of Map 3G and Table 5( b).

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identified existing facilities and
projected srowth areas for both aviation and non-aviation uses through 2025. The mix of uses is
identified on Table 5(b). This mix of uses is intended to support the continued future development
of Page Field General Aviation Airport and includes aviation and non-aviation related land uses
such as licht industrial and office development and expands the non-aviation uses to include retail
development. Development of the aviation and non-aviation uses on Page Field General Aviation
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Airport property must be consistent with Map 3G and Table 5(b) and will be required to comply
with the Lee County Land Development Code regulations, including, but not limited to, the impact
fee regulations. Any environmental mitigation deemed necessary to support development of Page
Field General Aviation Airport property will be addressed separately by each development project
and is not entitled to claim a benefit from the Airport Mitigation Lands Overlay area (Map IM).

POLICY 1.9.3: If the Port Authority determines expansion of the Page Field General Aviation
Aijrport boundaries is necessary in order to provide continued viability to Page Field as a reliever
to Southwest Florida International Airport, then the Port Authority will submit to the Board of
County Commissioners the appropriate application and support documentation to amend Map 3G,
Table 5(b) and the Future Land Use Map to reflect the land added to Page Field General Aviation

Airport.

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan will be updated no
less than every 5-8 vears, with the next amendment anticipated to be approved by the Federal
Aviation Administration in 2010. A comprehensive plan amendment will be submitted by the Port

- Authority to update Map 3G and Table 5(b) to reflect the updated Page Field Master Plan as
approved, The planning horizon used for the master plan update should be consistent with the Lee
Plan Horizon. which can be verified by Lee County as part of the Master Plan Update process. Lee
County staff will be included in the Master plan update process as required under the terms of the
existing memorandum of understanding regarding airport development.

POLICY 1.9.5: The Port Authority will seek to eliminate or modify existing uses on the Page
Field property deemed incompatible with existing aviation activity or causing a diminution in the
Page Field Airport capacity. In order to protect Page Field as a Southwest Florida International
Airport reliever, the Port Authority will use its capacity/authority as a reviewing entity to influence
land-use decisions and approvals with respect to development of the lands surrounding Page Field
in order to promote development that is compatible with the aviation activity at Page Field General
Aviation Airport.

POLICY 1.9.6: Development on Page Field lands must be consistent with the Airport Layout Plan
(Map 3G). Ifthe Page Field Airport Master Plan or Airport Layout Plan setis amended or updated
by the Port Authority in a manner that constitutes a substantive change from Map 3G or Table 5(b).
local development order approval may be delayed or denied pending a Lee Plan Amendment, by
the Port Authority, with respect to Map 3G and Table 5(b).

POLICY 1.9.7: Non-aviation development areas at Page Field Airport, as depicted on Map 3G,
will be developed under long term land leases. All non-aviation development must comply with
Land Development Code regulations. including payment of impact fees. The intensity of non-
aviation development must be consistent with Table 5(b).

POLICY 1.9.8: Future non-aviation areas depicted on the Airport Layout Plan (Map 3G) will be
developed, to the greatest extent possible, within existing upland areas. Impacts to wetlands in the
future non-aviation areas will be minimized by site design whenever possible in compliance with
the Lee County Land Development Code.
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POLICY 1.9.9: Future aviation and non-aviation development at Page Field General Aviation
Airport must comply with the provisions of the Educational Restriction Zone established under
Florida Statutes. section 333.03 and the School Zone Map adopted as part of the Lee County Land
Development Code. '

TRANSPORTATION ELEMENT

OBJECTIVE 47.1: ECONOMIC GROWTH. To aid in the diversification of the county's
economic growth Fthe capacity and long term development of the Southwest Florida International
Airport and Page Field General Aviation Airport will be expanded in compliance with Maps 3F
and 3G, and Table 5(a) and 5(b). to-atd tversificat : i :
Specific project implementation and approval of the proposed development will be coordinated
through the annual Capital Improvement Program process and be consistent with the Airport
Layout Plans (Map 3F and 3G). These expansions will be funded through user fees, aitline
contributions, and other funding sources not involving general county tax dollars. The Port
Authority will strive to minimize impacts to surrounding land uses while maintaining a safe and
efficient facility for airport operations. (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.1.1: The Port Authority will coordinate the implementation of scheduled
infrastructure and facility improvements for the Southwest Florida International Airport and Page
Field General Aviation Airport consistent with the approved Airport Layout Plan sheets (Map 3F
and Map 3G. respectively) and the-Southwest Floridaintermationat AdrportProposed: Development
Schedules (Table 5(a) and (b), respectively). (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.2.5: The county will utilize the approved Airport Master Plans and FAR Part 150
Study, including updates, as a basis to amend the comprehensive land use plan and the land
development code to prohibit development that is incompatible with the Southwest Florida
International Airport or Page Field General Aviation Airport; and, to ensure future economic
enhancement consistent with Objective 46.2. Future updates of the Southwest Florida International
Airport Master Plan and Page Field General Aviation Airport Master Plan that precipitate
substantive changes to the Airport Layout Plans (Map 3F and Map 3G, respectively) will require
a Lee Plan Amendment prior to local permitting approval for the affected airport. In accordance
with FAA requirements, the Southwest Florida International Airport Master Plan and
corresponding Airport Layout Plan (Map 3F) will be comprehensively updated at least once every
5 to 8 years. (Amended by Ordinance No. 99-15, 04-16)

POLICY 47.3.4: The proposed development schedule for the Southwest Florida International
Airport through the year 2020 is depicted in Table 5(a) of the Lee Plan. The proposed development
schedule for the Page Field General Aviation Airport through the year 2025 is depicted in Table
5(b) of the Lee Plan. Fhis-Fabte These Tables includes both aviation and non-aviation related
development. If the FAA/FDOT mandate navigational improvements (NAVAIDS) or require
improvements related to Airport security or safety at Southwest Florida International Airport or
Page Field General Aviation Airport, then the Port Authority may pursue installation of the
improvement even though the improvement is not specifically identified on Table 5(a) or Table
5(b). However, the Port Authority must obtain all appropriate approvals and permits prior to
installation, including approval from Lee County. Ifthese improvements precipitate a substantive
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change to either Table 5(a), Table 5(b), or Map 3F, or Map 3G, then the Port Authority must pursue
a Lee Plan amendment incorporating the changes in the next available amendment cycle. (Added

by Ordinance No. 04-16)

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and programming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port recognizes will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport and Page Field General Aviation Airport. Airport development will remain
consistent with the MPO Long Range Transportation Plan and will support the provision of
regional transportation facilities for the efficient use and operation of the transportation system and
airports. Additional specific coordination requirements are contained in Objective 151.4 and
subsequent policies.

INTERGOVERNMENTAL COORDINATION ELEMENT

OBJECTIVE 151.4: COORDINATION OF AIRPORT DEVELOPMENT AND
IMPROVEMENTS AT THE SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
AND PAGE FIELD GENERAL AVIATION AIRPORT WITH ALL PERMITTING
AGENCIES. The Port Authority will coordinate with Lee County, the Southwest Florida Regional
Planning Council, the Florida Department of Community Affairs, Federal Aviation Administration,
and the Florida Department of Transportation to ensure that the development of the Southwest
Florida International Airport and the Page Field General Aviation Airportis consistent with the Lee
Plan. (Added by Ordinance No. 04-16)

POLICY 151.4.1: Port Authority staff will ensure that Lee County staff is directly involved in the
review and approval process related to the ongoing update of the Airport Master Plan for Southwest
Florida International Airport and Page Field General Aviation Airport. This mandatory inter-
agency coordination will provide an official means for scheduled review and comment regarding
Airport Master Plan Updates, related Lee Plan amendments, annual updates of the Airport Layout
Plan and Capital Improvement Program, permitting for scheduled capital improvement projects,
amendments to the Airport zoning approvals and compliance with the Lee County Land
Development Code. (Added by Ordinance No. 04-16)

POLICY 151.4.2: The Port Authority will submit and County staff will review and provide
comments regarding the following;:

(1) Scope and content of ongoing updates to the Airport Master Plan for Southwest Florida
International Airport and Page Field General Aviation Airport pursued in accordance with
Federal Aviation Administration Advisory Circular 150/5070-6 and the Florida Department
of Transportation Guidebook for Airport Master Planning.

(2) Consistency of proposed amendments to the Airport Master Plan and resulting Airport
Layout Plan for Southwest Florida International Airport (Map 3F) and Page Field General
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Aviation Airport (Map 3G) with the Lee Plan, Land Development Code (LDC) and local
zoning approvals.

(3) Compatibility and compliance of individual CIP projects with the Lee Plan, LDC
regulations, zoning approvals and other applicable regulations.

(4) Proposed Lee Plan Amendments necessary to support revisions to the Airport Layout
Plan for Southwest Florida International Airport (Map 3F) and Page Field General Aviation
Airport (Map 3G), the Southwest Florida International Airport Proposed Development
Schedule (Table 5(a)), the Page Field General Aviation Airport Proposed Development
Schedule (Table 5(b)). the Airport Master Plang for Southwest Florida International Airport
and Page Field General Aviation Airport, or CIP project list. (Added by Ordinance No. 04-
16)

GLOSSARY

AIRPORT LAYOUT PLAN - A map of existing and proposed airport property, facilities and
development that is created as a result of the Airport Master Planning process. The Airport Layout
Plan for Southwest Florida International Airport is adopted as Map 3F, and the Airport LayoutPlan
for Page Field General Aviation Airport is adopted as Map 3G. (Added by Ordinance No. 04-16)

NON-AVIATION RELATED USES - This phrase refers to the commercial and industrial land
uses identified on the Southwest Florida International Airport Layout Plan (Map 3F), and-Fabte s
the Southwest Florida International Airport Proposed Development Schedule (Table 5(a)). the Page
Field General Aviation Airport Layout Plan (Map 3G), and the Page Field General Aviation Airport
Proposed Development Schedule (Table 5(b)). Non-aviation related uses are typically developed
in non-aviation settings. Non-aviation uses may be enhanced by proximity to an airport, but these
uses are not dependent on access to an airport. These uses could be developed in other locations
within the County. Non-aviation related uses will be established on Airport lands through lease
agreements with the Port Authority. The areas identified to accommodate these non-aviation uses
are not necessary to support the primary aviation facilities comprising the Southwest Florida
International Airport or the Page Field General Aviation Airport. Use of Airport lands for non-
aviation use is intended to provide a revenue stream that may be used to enhance airport operations.
Though located on airport property, the establishment of non-aviation uses is not necessary for the
continued function of the primary aviation facilities associated with the airport. (Added by
Ordinance No. 04-16)

PAGE FIELD GENERAL AVIATION AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(b)) - This Table depicts the proposed development schedule for the Page
Field General Aviation Airport through the year 2025. The Table will be updated by Lee Plan
amendment based on future Airport Master Plan and Airport Layout Plan updates.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(a)) - This Table depicts the proposed development schedule for the
Southwest Florida International Airport through the year 203620. (Added by Ordinance No. 04-16,
Amended by Ordinance No. 07-12)-
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Vision

SUBSTANTIVE CHANGE - As used in Policies 47.2.5 and 47.3.4, the term “substantive change”
means development not specifically stated or identified in Table 5(a) or Table 5(b), or depicted on
Map 3F_or Map 3G. (Added by Ordinance No.04-16)

Statement

10. Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and
north of Alico Road including those portions of the Gateway development that either have not been
or are not anticipated to be annexed into the City of Fort Myers, the Southwest Florida International
Airport and the properties the airport expects to use for its expansion, the lands designated as
Tradeport, and the land designated as Industrial Development west of I-75 north of Alico Road.
In addition to these two land use designations, properties in this community are designated New
Commiunity (the Gateway development), Airport, Density Reduction/Groundwater Resource
(primarily the anticipated airport expansion areas), Rural, and General Interchange. The road
network in this community is planned to change dramatically over time creating access to and from
this community to the north, south, and east without relying on I-75. There are three distinct areas
within this community. The Gateway portion of this community is the area where residential uses
will occur. Gateway will be a thriving, nearly built-out, mixed-use community in 2020. The
population of this community is anticipated to grow substantially from today to 2030.

The second area in this community is the Southwest Florida International Airport. The airport will
be greatly expanded by 2030. The expanded airport will have a second parallel runway and a new
terminal building that will more than double the existing capacity of the airport. Development will
be guided by the Airport Layout Plan (as established through the airport master plan process)
consistent with the Southwest Florida International Airport Proposed Development Schedule
(Table 5(a)) and all other Lee Plan provisions.
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: February 25", 2009

BOARD REVIEW:

BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION:

2. BASIS AND RECOMMENDED FINDINGS OF FACT:

VOTE:
A. BRIAN BIGELOW
TAMMARA HALL
ROBERT P. JANES
RAY JUDAH
FRANKLIN B. MANN
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JOHNSON .

ENGINEERING

February 3, 2009

Mr. Matthew A. Noble, AICP

Principal Planner

Division of Planning

Lee County Department of Community Development
P.O. Box 398

Fort Myers, FL 33902-0398

Re: CPA2007-48 Page Field Airport Lee Plan Amendment

Dear Mr/.ﬁob’:e;“/ ,\4 4

On behalf of the applicant, the Lee County Port Authority, we have prepared the following
response to the Florida Department of Community Affairs (DCA) Objections, Recommendations
and Comments (ORC) report, dated January 16, 2009. Please note that we have incorporated
into our narrative the relevant text from the ORC report (in bold) and have used DCA’s
numbering sequence for reference purposes.

10. Objection (Amendment Authority): In regard to future expansion of Page Field
General Aviation Airport boundaries, the proposed Future Land Use Element Policy 1.9.3

states that "the Port Authority will amend Map 3G, Table 5(b) and the Future Land Use -

Map to reflect the land added to Page Field General Aviation Airport." Policy 1.9.3
authorizes the Port Authority to amend the Comprehensive Plan and this is not consistent
with Chapter 163, Part 11, F.S. The proposed Amendment 2007-48 does not establish
comprehensive plan policies addressing the following: (1) consistency of development at the
Page Field Airport with the Lee County Metropolitan Planning Organization Long-Range
Transportation Plan; (2) the provision of regional transportation facilities for the efficient
use and operation of the transportation system and airport.

Rules 95-5.006(3), F.A.C.; and Sections 163.3 167; 163.4 177(6)(a and k); 163.3 184; and
163.3 1\89, F.S.

RESPONSE: The applicant has amended the proposed comprehensive plan amendment to
address the DCA Objection. The amendments are as follows:

1. Proposed Policy 1.9.3 has been amended to recognize the authority of the Lee County
Board of County Commissioners to amend the Lee County comprehensive plan. The
amended policy language is as follows:

2122 Johnson Street = Post Office Box 1550 m Fort Myers, Florida 33902-1550
(239) 334-0046 = Fax (239) 334-3661
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Policy 1.9.3: If the Port Authority determines expansion of the Page Field General
Aviation Airport boundaries are is necessary in order to provide continued viability to
Page Field as a reliever to Southwest Florida International Airport, then the Port
Authority will submit to the Board of County Commissioners the appropriate application .
and support documentation to amend Map 3G, Table 5(b) and the Future Land Use Map
to reflect the land added to Page Field General Aviation Airport.

2. The proposed amendment to Lee Plan Policy 47.6.1 has been amended to establish
consistency between future development at Page Field General Aviation Airport and the
MPO Long Range Transportation Plan. The policy also has been amended to
demonstrate how the proposed comprehensive plan amendment will support the provision
of regional transportation facilities for the efficient use and operation of the transportation
system and airports:

Policy 47.6.1: The Port Authority will coordinate and obtain approval for airport
development from the County through the annual capital improvement planning and
programming process; local permitting process; Airport Master Plan Update process; and,
the Lee Plan amendment process to ensure compatibility with other County programs.
The Port Authority will provide Lee County copies of the annual Capital Improvement
Plan or other similar document for the Southwest Florida International Airport and Page
Field General Aviation Airport. Airport development will remain consistent with the
MPO Long Range Transportation Plan and will support the provision of regional
transportation facilities for the efficient use and operation of the transportation system
and airports. Additional specific coordination requirements are contained in Objective
151.4 and subsequent policies. (Amended by Ordinance No. 99-15, 04-16).

11. Objection (Transportation Planning): The results of a traffic study (prepared by
Reynolds, Smith and Hills, Inc., August 2007) were transmitted with the proposed
amendment as supporting data and analysis. The traffic stady does not analyze the
projected operating roadway level of service for the five-year and long-term planning
timeframes based on the maximum development potential of land uses allowed by the
proposed Table 5(b) and growth in background traffic. The traffic study does not identify
assumptions regarding trip generation and trip distribution based on the maximum
development potential of land uses allowed by the proposed Table 5(b) and demonstrate
that these assumptions are professionally acceptable. Thus, the proposed amendment is
not appropriately supported by a professionally acceptable traffic analysis that
demonstrates the adopted level of service standards will be achieved and maintained for
the five-year and long-term planning timeframes and that any roadway improvements that
are needed to maintain level of service are coordinated with the Transportation Element
and Capital Improvements Element, including a financially feasible five-year schedule of
capital improvements. The amendment is not appropriately supported by data and analysis
demonstrating that the amendment is consistent with the requirements of Section 163.3
177(6)(k), F.S., regarding: (1) the provision of regional transportation facilities for the
efficient use and operation of the transportation system and airport; and (2) consistency
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with the local government transportation circulation element and applicable metropolitan
planning organization long-range transportation plans.

Rules 95-5.005(2) and (5), 9J-5.0193)({, g, h, and i);'9J-5.019(5)(a and b); 95-5.016(1)(a);
9J-5.016(2)(b, ¢, and f); 95-5.016(4), F.A.C.; and Sections 163.3175; 163.3177(2), (3), (8),
and (10); 163.3177(6)(a, j and k); 163.3177(6)(h)l and 2, F.S.

RESPONSE: The applicant has prepared the following response to the DCA Objection:

Page Field is an existing transportation facility that has been successfully incorporated into the
existing Lee County comprehensive plan and MPO adopted long-range plans. As required by
FDOT and the FAA updated airport Master Plans must coordinate with local governments and
MPO to ensure that the updated airport plan is successfully included in local and regional MPO
plans. FDOT and the FAA have both previously approved the Page Field Airport Master Plan.
This technical coordination is being accomplished to ensure consistency of all three planning
efforts.

Table 5(b) included in the proposed comprehensive plan amendment gives the details of existing
and proposed development for the Page Field General Aviation Airport consistent with the
adopted Airport Master Plan Update. The growth in the airport/aviation facilities and aviation
operations was addressed in the proposed amendment analysis both for the five-year (2012) and
long term (2030) planning time frames utilizing the adopted MPO model. The traffic analysis
utilized the existing adopted model and was closely coordinated with the County and MPO staff
to ensure accuracy of existing conditions (2007) displayed in the model results as well as model
consistency in factors utilized to predict future trip generation. The land use data presented in
Table 5(b) was converted from aviation development and non-aviation square footage numbers
into more applicable modeling parameters consistent with the adopted model such as
enplanements/employment for the aviation activities (ZDATA 3) and office/industrial/
commercial employment for the non-aviation activities. The following data supports the
incorporation of projected growth presented in Table 5(b) and was contained in the report.

e Table 4 shows that for TAZ 686 (Airport), ZDATA 2 (Employment Data) was increased
from 580 total employees in 2007 to 677 in 2012 and 997 in 2030. This data is consistent
with BEBR forecast for the county and FAA/FDOT approved forecast for the airport.

e Table 4 shows that for TAZ 686 (Airport), ZDATA 3 (Special Generator) was increased
from 1500 attractions in 2007 to 1664 in 2012 and 2254 in 2030. This data is consistent
with FAA/FDOT approved forecast of operations at the airport.

The growth in non-aviation land use listed in Table 5(b) as approximately 80,000 sq. ft. for
commercial; 33,000 sq. ft. for office and 40,000 sq. ft. for light industrial was incorporated into
the proposed amendment and supporting traffic analysis. Areas approved for non-aviation
development were depicted on the adopted Airport Layout Plan. These six areas were
conceptually evaluated to determine likely future development intensities and resultant square
footages. In accordance with the approved modeling factors the building size was converted into
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a ratio of employment suitable for input into the model (ZDATA 2). Non-aviation data was
specifically separated from aviation related development in the analysis because the Port
Authority and County have entered into an agreement requiring all non-aviation related
development to be subject to local transportation impact fees. The following table data supports
the incorporation of non-aviation land use growth. The number of employees calculated from
this table was added to Tables 3 and 4 of the proposed amendment report as ZDATA 2. This data
is consistent with Table 5(b).

PAGE FIELD SITE EMPLOYMENT ESTIMATES

Total
Building Size |Employment Rates Employees
Parcel # jLand Use Acreage | Assumed FAR' | (Square Ft.) | 1000 Square Ft. j Employees | per Parcel
1 Office <X 0.21 32021 4.0 132 180
Light Industriale) 1.8 0,18 15725 1.8 28
2 Light Indusatrial) 1.2 0.18 9932 1.8 18 18
3 Commercial (Servicetm 1.8 0,18 14113 2.5 35 38
4 Commercial (Servicetm 11 018 2825 2.8 22 22
¢ Commercial (Retaili o 3.4 8.18 26859 2.8 &7 92
- Light Induatriale) 1.7 0.1¢ 14070 1.8 25 78
I3 Commercial (Retailkm 28 3.18 30579 2.5 78
*FAR - Floor arearatio Total 403 403

1- Commercial land use total is 78,976 sq. ft. (approsimately 80,000 sq. ft. as shown in Table 5(b)
2- Oiffice land use total is 32,931 sq. It. (approximately 33,000 sq. &, as shown in Table 5(b)
3- Light industrial land use total is 39,727 sq. ft. {approsimately 40,000 sq. ft. as shown in Table 6(b)

The report states that the inclusion of TIP and 2030 financially feasible projects are already
included in the adopted MPO model as required. On page 5 of 12 of the proposed amendment the
report states, “The 2007 and 2012 model socio-economic data (ZDATA) was interpolated using
2000 and 2030 data. An existing 2007 model network was developed using current aerial
photography. The 2012 model network was developed using the Lee County MPO
Transportation Improvement Program (TIP). Projects which had construction funding in the TIP
were incorporated into the model. The long term analysis was completed using the 2030
financially feasible roadway network from the Long Range Transportation Plan.”

There was no significant and adverse impact anticipated due to the Page Field Airport Master
Plan Update amendment under the revised ZDATA scenario (the revision in ZDATA was
coordinated with Lee County and MPO Staff). The conclusions section of the report states,
“Table 7 shows the comparison of AADT/ LOS for “Revised ZDATA and Revised ZDATA plus
Page Field Airport Master Plan (future planned airport development) models.” The comparison
of LOS for revised ZDATA model with and without planned growth as a result of the Page Field
Airport Master Plan Update indicates that all the segments which have undesirable “LOS F” in
the model with Page Field Airport Master Plan, will also have undesirable “LOS F” in “Revised
ZDATA model” without Master Plan.” This result is reasonable since the airport is approaching
build-out and future planned expansions are modest. Continued future growth at the airport, as
well as all future Airport Master Plan Updates, will be coordinated with the Lee County
Comprehensive Plan and MPO Long Range Transportation Plan to ensure consistency between
the modes and maximize the continued efficient use and operation of the transportation system
and airport.
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12. Comment: The proposed Amendment 2007-48 is intended to exempt the Page Field
Airport from development of regional impact (DRI) review under the provisions of Section
163.3 177(6)(k), F.S. Although most of Page Field Airport is Jocated within unincorporated
Lee County, a small portion of Page Field Airport is located in the City of Fort Myers. The
County does not have planning jurisdiction in Fort Myers. The County should be aware
that the portion of Page Field that is not within the unincorporated area of Lee County
does not qualify for the DRI exemption through the Lee County Comprehensive Plan
Amendment 2007-48. The City of Fort Myers Comprehensive Plan would need to be
amended pursuant to Section 163.3 177(6)(K), F.S., for the portion of Page Field that is
within Fort Myers to be exempted from DRI review. Alternatively, a joint planning
agreement could be executed between the County and Fort Myers authorizing the County
and Fort Myers to jointly exercise comprehensive planning power for the incorporated
area, and then the County could amend the County Comprehensive Plan to establish the
DRI exemption for the incorporated area.

RESPONSE: The applicant acknowledges that Lee County does not have planning authority over
the incorporated area of the City of Fort Myers, at least on the matter of Page Field General
Aviation Airport. Therefore, the applicant acknowledges that the portion of Page Field General
Aviation Airport lying within the City of Fort Myers does not qualify for the DRI exemption
under the proposed Lee County Comprehensive Plan Amendment (CPA2007-48) and that the
proposed amendment applies only to the portion of Page Field General Aviation Airport within
unincorporated Lee County. Subsequent to the adoption of the proposed amendment in Lee
County, the applicant plans to take the appropriate action with the City of Fort Myers.

We are confident that this response fully addresses the ORCs raised by DCA. Please let me
know if you have questions, or if you would like additional information. Thank you very much

for your consideration and guidance through this process.

Sincerely,

w.ﬁu‘)bbs, Ph.D., AICP

Principal Planner

TWG/jrs:20033734-127

cc: Emily M. Underhill, Lee County Port Authority
Ellen L. Lindblad, Lee County Port Authority
William B. Horner, Lee County Port Authority
J. Ronald Ratliff, RS&H
William C. Sandifer, RS&H
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Staff Response to the DCA Objections, Recommendations,
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Board of County Commissioners Hearing for Adoption

STAFF REPORT PREPARATION DATE: August 22, 2008

PART I - BACKGROUND AND STAFF RECOMMENDATION

A. SUMMARY OF APPLICATION
1. APPLICANT:
The Lee County Port Authority, represented by Joseph W. Grubbs, Ph.D., AICP,
Johnson Engineering, Inc. And J. Ronald Ratliff, AICP, Reynolds, Smith, & Hills, Inc.

2. REQUEST:

Amend the Future Land Use Map Series Map 1 to change the Future Land Use designation
of a specified portion of the Page Field Airport property from the “Public Facilities” Future
Land Use Category to the “Airport” Future Land Use Category. Revise Map 3G to reflect
the latest approved Airport Layout Plan. Amend: the Vision Statement; the Future Land
Use Element; the Ports, Aviation, and Related Facilities sub-element of the Transportation
Element; the Intergovernmental Coordination Element; and, the Glossary of the Lee Plan
to incorporate the Page Field Airport Master Plan, Airport Layout Plan, into the Lee Plan
thereby exempting the airport from the DRI process pursuant to section 163.3177(6)(k),
E.S.

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY
1. RECOMMENDATION: Planning staff recommends that the Board of County
Commissioners adopt the proposed amendment to the Lee Plan. This recommendation

STAFF REPORT FOR . February 25, 2009
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include

s two map amendments, replacing Map 3G and placing Page Field into the

“Airport” Future Land Use category. The recommended text changes are included in Part

V. Sect

2. BASIS

STAFF REPORT FOR
CPA2007-48

ion C. below near the end of this report.
AND RECOMMENDED FINDINGS OF FACT:
Page Field is an established, publicly owned general aviation airport.

The proposed plan amendment is being undertaken for the specific purpose of
incorporating the results of the ongoing Airport Master Plan Update process.

The proposed amendment to the “Airport” Future Land Use category accurately
reflects the extent of the Page Field General Aviation complex.

FS 163.3177(6)(j) and (k) allow local jurisdictions, like Lee County, to incorporate
an airport master plan for a licensed publicly owned and operated airport into the
local comprehensive plan. This section also a provides that any subsequent
amendments to the airport master plan can also be incorporated into the local
comprehensive.

The Page Field has primarily served the general aviation community since 1983 as
aresult of shifting all air carrier operations with scheduled passenger service to then
Southwest Florida Regional Airport, now Southwest Florida Internation Airport
(SWFIA). ‘

The Federal Aviation Administration (FAA) has designated Page Field as a
“Reliever Airport.” Maintaining Page Field as a General Aviation Airport protects
the carrying capacity of the Southwest Florida International Airport.

FS 163.3177(6)(k) provides that development or expansion of an airport consistent
with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

The proposed amendment provides sound planning coordination between Lee
County staff and the Port Authority staff.

Page Field offers critical services that contribute to the vitality of Lee County.
General aviation plays a vital role in the economic and transportation systems,
offering opportunities for training new pilots, sightseeing, the transportation of
heavy loads by helicopter, and flying for business or personal reasons.

~ The size, complexity and volume of projects planned and constructed at Page Field

Airport, in addition to new statutory requirements relating to airport master plans
and comprehensive plan elements, makes it prudent and appropriate to establish a
system of coordinated review between the Airport and various County departments.
The proposed revisions to the Intergovernmental Coordination Element adequately
address this need for increased coordination.

February 25, 2009
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The applicant corrected the ZData by including the proposed development
parameters and reran the Lee County MPO’s 2030 Financially Feasible Plan
FSUTMS model set.

All of the identified problem roadway segments are fairly well removed from Page
Field. The Page Field development contemplated in this proposed amendment
would directly access Fowler Street. Fowler Street is not identified as having a
future level of service problem.

The Public benefit of the amendment outweighs the level of service issue on several
roadways that have this issue with the amendment or without the amendment.
Public benefits include supporting urban infill, supporting the provision of transit
services, and accommodating non-aviation related development at the Airport to
generate revenue to support the operations of Page Field. Additional revenue
sources makes Page Field more self-sustaining and obviating the need for tapping
into other, limited transportation revenue sources.

A compact and contiguous development pattern will be maintained through this
amendment. The proposed amendment will not promote urban sprawl, as the
subject property is located adjacent to a significant amount of existing and approved
urban development. An examination of the surrounding land uses shows that the
area surrounding the subject property is urban or is rapidly urbanizing.

The proposed amendment does not accommodate additional residential
development on the Lee Plan’s Future Land Use Map. The proposed amendment
will not affect Lee County population projections. Continued expansion of the
facility is the result of increased growth in the southwest Florida region.

A review of the Florida Site File indicates that no significant archaeological or
historical sites are recorded for or likely to be present within the project area.

The proposed amendment will have no affect on the School Board’s plans to
accommodate growth in the County.

The proposed amendment will have minimal impacts on parks, recreation and open
space.

Lee County EMS currently provides emergency medical services to Page Field. Lee
County EMS has concluded that this amendment will not create a negative impact
on service levels.

The Lee County Solid Waste Disposal System will have sufficient capacity to
manage and dispose of the materials anticipated to be generated by the planned
expansions at Page Field.

The Lee County Utilities system has adequate existing or planned capacity to
provide an adequate level of service to accommodate the expanded uses.

February 25, 2009
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. Significant non-aviation development has already been established at Page Field
including Page Field Commons and Page Field Medical Village. The Airport
Master Plan and the Airport Layout Plan accommodated additional non-aviation
development on the subject site.

C. ORIGINAL RECOMMENDED LEE PLAN TEXT AMENDMENT (at time of Transmittal)
The following changes to the adopted text of the Lee Plan are proposed to incorporate the “Page
Field Airport Master Plan Airport Layout Plan” (Map 3G) and the “Page Field General Aviation
Airport” Development Schedule (Table 5(b)) as adopted through the ongoing Airport Master Plan
process. The specific proposed language changes are included below:

FUTURE LAND USE ELEMENT:

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL AIRPORT AND PAGE
FIELD GENERAL AVIATION AIRPORT AREAS. Designate on the Future Land Use Map
adequate land in appropriate locations to accommodate the proj ected growth needs of the
Southwest Florida International Airport and the business and industrial areas related to it, as well
as research and development activities and other non-aviation related development that is not
necessarily related to the airport, through the year 2030. Designate on the Future Land Use Map
existing and proposed development areas for Page Field General Aviation Airpott. The Lee County
Port Authority desires to establish non-aviation related uses to provide a supplementary revenue
source as well as providing an opportunity for businesses that desire a location on airport property.
Designate on the respective Airport LayoutPlans suitable areas to accommodate these desired uses
and provide general policy guidance as to how these uses will be developed. These categories are
also considered Future Urban Areas. (Amended by Ordinance No. 94-30, 02-02, 04-16, 07-12)

POLICY 1.2.1: Airport tLands includes the existing facility and projected growth areas for the
Southwest Florida International Airport's existing-facitity-and-projected-growthareas and Page
Field General Aviation Airport through the year 2030. Fhese-areas-will- The Airport Lands
comprising the Southwest Florida International Airport includes airport and airport-related
development as well as non-aviation land uses as proposed in the approved 2003 Airport Master
Plan update and as depicted on the Airport Layout Plan sheet (Map 3F) and the Southwest Florida
International Airport Proposed Development Schedule (Table 5(a)).. This mix of uses is intended
to support the continued development of the Southwest Florida International Airport. Future
development at the Southwest Florida International Airport will also include non-aviation related
land uses such as hotels/motels, light industrial, service stations, ancillary retail/shopping, and
office development. Any future airport expansion or development of aviation-related and
non-aviation uses at Southwest Florida International Airport will offset environmental impacts
through the Airport Mitigation Lands Overlay (Map 3M) or other appropriate mitigation acceptable
to the permitting agencies and to Lee County. The physical design of the airport expansion will
minimize any degradation of the recharge capability of land being developed. Airport expansion
beyond the present boundaries will be subject to necessary amendments to the Lee Plan.

All development on Airport {Lands comprising Southwest Florida International Airport must be
consistent with Map 3F and Table 5(a). Map 3F depicts the planned expansion of the Southwest
Florida International Airport through 2020.
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Future development on Airport Lands comprising Page Field General Aviation Airport must be
consistent with Objective 1.9 and related policies as well as Map 3G and Table 5(b).

If the airport master planning process precipitates a substantive change to the Airport Layout Plan
(Map 3F or Map 3G ), then the Port Authority must amend Map 3F or Map 3G, as appropriate,
prior to obtaining local development approval.

The non-aviation related development areas have been depicted on the approved Airport Layout
Plan sheets (Maps 3F and 3G). These uses will be constructed upon Airport lands with long term
leases. All development within the non-aviation land use areas will be subject to mitigation
requirements for wetland impacts. Mitigation of wetland impacts will be in accordance with the
U.S. Army Corps of Engineers and South Florida Water Management District requirements. To
the greatest extent reasonably possible, development of non-aviation land use areas must avoid
wetland impacts. All non-aviation land use development will meet the indigenous vegetation
requirements set forth in the Lee County Land Development Code. (Amended by Ordinance No.
94-30, 00-22, 04-16, 07-12)

POLICY 1.2.4: The Airport AOPD zoning resolution must be amended before any non-aviation
related uses can be developed at the Southwest Florida International Airport. The intensity of the
proposed aviation and non-aviation land uses at Southwest Florida International Airport must be
consistent with Lee Plan Table 5(a). The Page Field General Aviation Airport project must be
rezoned to AOPD prior to development of the new non-aviation uses proposed in Map 3G and
Table 5(b). (Added by Ordinance No. 04-16)

OBJECTIVE 1.9 PAGE FIELD GENERAL AVIATION AIRPORT. Page Field General
Aviation Airport plays a vital role as a reliever airport facility to Southwest Florida International

Airport. Inits role as a reliever airport, Page Field reduces general aviation traffic from Southwest
Florida International Airport, thereby increasing the capacity and efficiency of the International
Airport. Therefore, it is important to designate the land comprising the Page Field General

Aviation Airport as Airport Lands on the Future [.and Use Map. This designation should include
adequate land to accommodate the projected growth needs of Page Field General Aviation Airport

in its continued role as an airport reliever, including the industrial, commercial and office uses
necessary to continue viable aviation activity through 2025.

POLICY 1.9.1: In order to create the revenue source necessary to maintain Page Field General
Aviation Airport as a viable aviation operation and reliever to Southwest Florida International
Airport, the Port Authority seeks to establish non-aviation uses on the Page Field General Aviation
Airport property. Suitable locations for these non-aviation uses are designated on the Page Field
Airport Layout Plan adopted as Lee Plan Map 3G. The Page Field Airport Layout Plan sheet (Map
3G) was adopted by the Federal Aviation Administration as part of the 2002 Page Field Airport
Master Plan Update. This update and documents comprising the 2002 Master Plan approval are
incorporated into the Lee Plan by reference as support for adoption of Map 3G and Table 5(b).

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identified existing facilities and

projected growth areas for both aviation and non-aviation uses through 2025. The mix of uses is
identified on Table 5(b). This mix of uses is intended to support the continued future development
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of Page Field General Aviation Airport and includes aviation and non-aviation related land uses
such as light industrial and office development and expands the non-aviation uses to include retail
development. Development of the aviation and non-aviation uses on Page Field General Aviation
Airport property must be consistent with Map 3G and Table 5(b) and will be required to comply
with the Lee County Land Development Code regulations, including, but not limited to, the impact
fee regulations. Any environmental mitigation deemed necessary to support development of Page
Field General Aviation Airport property will be addressed separately by each development project
and is not entitled to claim a benefit from the Airport Mitigation Lands Overlay area (Map 3M).

POLICY 1.9.3: Ifthe Port Authority determines expansion of the Page Field General Aviation

Airport boundaries are necessary in order to provide continued viability to Page Field as a reliever
to Southwest Florida International Airport, then the Port Authority will amend Map 3G, Table 5(b)
and the Future Land Use Map to reflect the land added to Page Field General Aviation Airport.

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan will be updated no
less than every 5-8 vears, with the next amendment anticipated to be approved by the Federal

Aviation Administrationin 2010. A comprehensive plan amendment will be submitted by the Port
Authority to update Map 3G and Table 5(b) to reflect the updated Page Field Master Plan as

approved. The planning horizon used for the master plan update should be consistent with the Lee
Plan Horizon, which can be verified by Lee County as part of the Master Plan Update process. L.ee
County staff will be included in the Master plan update process as required under the terms of the

existing memorandum of understanding regarding airport development.

POLICY 1.9.5: The Port Authority will seek to eliminate or modify existing uses on the Page
Field property deemed incompatible with existing aviation activity or causing a diminution in the

Page Field Airport capacity. In order to protect Page Field as a Southwest Florida International
Airport reliever, the Port Authority will use its capacity/authority as a reviewing entity to influence
land-use decisions and approvals with respect to development of the lands surrounding Page Field
in order to promote development that is compatible with the aviation activity at Page Field General
Aviation Airport.

POLICY 1.9.6: Development on Page Field lands must be consistent with the Airport Layout Plan
(Map 3G). Ifthe Page Field Airport Master Plan or Airport Layout Plan set is amended or updated
by the Port Authority in a manner that constitutes a substantive change from Map 3G or Table 5(b).
local development order approval may be delayed or denied pending a Lee Plan Amendment, by
the Port Authority, with respect to Map 3G and Table 5(b).

POLICY 1.9.7: Non-aviation development areas at Page Field Airport, as depicted on Map 3G,
will be developed under long term land leases. All non-aviation development must comply with
Land Development Code regulations, including payment of impact fees. The intensity of non-

aviation development must be consistent with Table 5(b).

POLICY 1.9.8: Future non-aviation areas depicted on the Airport Layout Plan (Map 3G) will be
developed, to the greatest extent possible, within existing upland areas. Impacts to wetlands in the

future non-aviation areas will be minimized by site design whenever possible in compliance with
the Lee County Land Development Code.
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POLICY 1.9.9: Future aviation and non-aviation development at Page Field General Aviation
Airport must comply with the provisions of the Educational Restriction Zone established under
Florida Statutes. section 333.03 and the School Zone Map adopted as part of the Lee County Land
Development Code.

TRANSPORTATION ELEMENT

OBJECTIVE 47.1: ECONOMIC GROWTH. To aid in the diversification of the county's
economic growth Fthe capacity and long term development of the Southwest Florida International
Airport and Page Field General Aviation Airport will be expanded in compliance with Maps 3F
and 3G, and Table 5(a) and 5(b). toaid-in-the-diverstfication-of the-county'seconomicgrowth:
Specific project implementation and approval of the proposed development will be coordinated
through the annual Capital Improvement Program process and be consistent with the Airport
Layout Plans (Map 3F and 3G). These expansions will be funded through user fees, airline
contributions, and other funding sources not involving general county tax dollars. The Port
Authority will strive to minimize impacts to surrounding land uses while maintaining a safe and
efficient facility for airport operations. (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.1.1: The Port Authority will coordinate the implementation of scheduled
infrastructure and facility improvements for the Southwest Florida International Airport and Page
Field General Aviation Airport consistent with the approved Airport Layout Plan sheets (Map 3F

and Map 3G, respectively) and the-Southwest FloridatnternationatAirport Proposed Development
Schedules (Table 5(a) and (b), respectively). (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.2.5: The county will utilize the approved Airport Master Plans and FAR Part 150
Study, including updates, as a basis to amend the comprehensive land use plan and the land
development code to prohibit development that is incompatible with the Southwest Florida
International Airport or Page Field General Aviation Airport; and, to ensure future economic
enhancement consistent with Objective 46.2. Future updates of the Southwest Florida International
Airport Master Plan and Page Field General Aviation Airport Master Plan that precipitate
substantive changes to the Airport Layout Plans (Map 3F and Map 3G, respectively) will require
a Lee Plan Amendment prior to local permitting approval for the affected airport. In accordance
with FAA requirements, the Southwest Florida International Airport Master Plan and
corresponding Airport Layout Plan (Map 3F) will be comprehensively updated at least once every
5 to 8 years. (Amended by Ordinance No. 99-15, 04-16)

POLICY 47.3.4: The proposed development schedule for the Southwest Florida International
Airport through the year 2020 is depicted in Table 5(a) of the Lee Plan. The proposed development
schedule for the Page Field General Aviation Airport through the year 2025 is depicted in Table
5(b) of the Lee Plan. Fhis-Fabte These Tables includes both aviation and non-aviation related
development. If the FAA/FDOT mandate navigational improvements (NAVAIDS) or require
improvements related to Airport security or safety at Southwest Florida International Airport or
Page Field General Aviation Airport, then the Port Authority may pursue installation of the
improvement even though the improvement is not specifically identified on Table 5(a) or Table
5(b). However, the Port Authority must obtain all appropriate approvals and permits prior to
installation, including approval from Lee County. If these improvements precipitate a substantive
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change to either Table 5(a). Table 5(b). or Map 3F, or Map 3G, then the Port Authority must pursue
a Lee Plan amendment incorporating the changes in the next available amendment cycle. (Added
by Ordinance No. 04-16)

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and programming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port Authority will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport.and Page Field General Aviation Airport. Additional specific coordination
requirements are contained in Objective 151.4 and subsequent policies. (Amended by Ordinance
No. 99-15, 04-16).

INTERGOVERNMENTAL COORDINATION ELEMENT

OBJECTIVE 151.4: COORDINATION OF AIRPORT DEVELOPMENT AND
IMPROVEMENTS AT THE SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
AND PAGE FIELD GENERAL AVIATION AIRPORT WITH ALL PERMITTING
AGENCIES. The Port Authority will coordinate with Lee County, the Southwest Florida Regional
Planning Council, the Florida Department of Community Affairs, Federal Aviation Administration,
and the Florida Department of Transportation to ensure that the development of the Southwest
Florida International Airport and the Page Field General Aviation Airport is consistent with the Lee
Plan. (Added by Ordinance No. 04-16)

POLICY 151.4.1: Port Authority staff will ensure that Lee County staff is directly involved in the
review and approval process related to the ongoing update of the Airport Master Plan for Southwest
Florida International Airport and Page Field General Aviation Airport. This mandatory inter-
agency coordination will provide an official means for scheduled review and comment regarding
Airport Master Plan Updates, related Lee Plan amendments, annual updates of the Airport Layout
Plan and Capital Improvement Program, permitting for scheduled capital improvement projects,
amendments to the Airport zoning approvals and compliance with the Lee County Land
Development Code. (Added by Ordinance No. 04-16)

POLICY 151.4.2: The Port Authority will submit and County staff will review and provide
comments regarding the following:

(1) Scope and content of ongoing updates to the Airport Master Plan for Southwest Florida
International Airport and Page Field General Aviation Airport pursued in accordance with
Federal Aviation Administration Advisory Circular 150/5070-6 and the Florida Department
of Transportation Guidebook for Airport Master Planning.

(2) Consistency of proposed amendments to the Airport Master Plan and resulting Airport
Layout Plan for Southwest Florida International Airport (Map 3F) and Page Field General
Aviation Airport (Map 3G) with the Lee Plan, Land Development Code (LDC) and local
zoning approvals.
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(3) Compatibility and compliance of individual CIP projects with the Lee Plan, LDC
regulations, zoning approvals and other applicable regulations.

(4) Proposed Lee Plan Amendments necessary to support revisions to the Airport Layout
Plan for Southwest Florida International Airport (Map 3F) and Page Field General Aviation
Airport (Map 3G), the Southwest Florida International Airport Proposed Development
Schedule (Table 5(a)), the Page Field General Aviation Airport Proposed Development
Schedule (Table 5(b)), the Airport Master Plans for Southwest Florida International Airport
and Page Field General Aviation Airport, or CIP project list. (Added by Ordinance No. 04-
16)

GLOSSARY

AIRPORT LAYOUT PLAN - A map of existing and proposed airport property, facilities and
development that is created as a result of the Airport Master Planning process. The Airport Layout
Plan for Southwest Florida International Airport is adopted as Map 3F, and the Airport LayoutPlan
for Page Field General Aviation Airport is adopted as Map 3G. (Added by Ordinance No. 04-16)

NON-AVIATION RELATED USES - This phrase refers to the commercial and industrial land
uses identified on the Southwest Florida International Airport Layout Plan (Map 3F), and-Table-5
the Southwest Florida International Airport Proposed Development Schedule (Table 5(a)). the Page
Field General Aviation Airport LayoutPlan (Map 3G), and the Page Field General Aviation Airport
Proposed Development Schedule (Table 5(b)). Non-aviation related uses are typically developed
in non-aviation settings. Non-aviation uses may be enhanced by proximity to an airport, but these
uses are not dependent on access to an airport. These uses could be developed in other locations
within the County. Non-aviation related uses will be established on Airport lands through lease
agreements with the Port Authority. The areas identified to accommodate these non-aviation uses
are not necessary to support the primary aviation facilities comprising the Southwest Florida
International Airport or the Page Field General Aviation Airport. Use of Airport lands for non-
aviation use is intended to provide a revenue stream that may be used to enhance airport operations.
Though located on airport property, the establishment of non-aviation uses is not necessary for the
continued function of the primary aviation facilities associated with the airport. (Added by
" Ordinance No. 04-16)

PAGE FIELD GENERAL AVIATION AIRPORT PROPOSED DEVELOPMENT

SCHEDULE (TABLE 5(b)) - This Table depicts the proposed development schedule for the Page
Field General Aviation Airport through the year 2025. The Table will be updated by Lee Plan

amendment based on future Airport Master Plan and Airport Layout Plan updates.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(a)) - This Table depicts the proposed development schedule for the
Southwest Florida International Airport through the year203620. (Added by Ordinance No. 04-16,
Amended by Ordinance No. 07-12)
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Vision

SUBSTANTIVE CHANGE - As used in Policies 47.2.5 and 47.3.4, the term “substantive change”
means development not specifically stated or identified in Table 5(a) or Table 5(b), or depicted on
Map 3F or Map 3G. (Added by Ordinance No.04-16)

Statement

10. Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and
north of Alico Road including those portions of the Gateway development that either have not been
or are not anticipated to be annexed into the City of Fort Myers, the Southwest Florida International
Airport and the properties the airport expects to use for its expansion, the lands designated as
Tradeport, and the land designated as Industrial Development west of I-75 north of Alico Road.
In addition to these two land use designations, properties in this community are designated New
Community (the Gateway development), Airport, Density Reduction/Groundwater Resource
(primarily the anticipated airport expansion areas), Rural, and General Interchange. The road
network in this community is planned to change dramatically over time creating access to and from
this community to the north, south, and east without relying on I-75. There are three distinct areas
within this community. The Gateway portion of this community is the area where residential uses
will occur. Gateway will be a thriving, nearly built-out, mixed-use community in 2020. The
population of this community is anticipated to grow substantially from today to 2030.

The second area in this community is the Southwest Florida International Airport, The airport will
be greatly expanded by 2030. The expanded airport will have a second parallel runway and a new
terminal building that will more than double the existing capacity of the airport. Development will
be guided by the Airport Layout Plan (as established through the airport master plan process)
consistent with the Southwest Florida International Airport Proposed Development Schedule
(Table 5(a)) and all other Lee Plan provisions.

BACKGROUND INFORMATION
1. EXISTING CONDITIONS:
SIZE OF PROPERTY: 583.15 acres.

PROPERTY LOCATION: The airport property is generally located on the east side
of U.S. 41, south of Colonial Boulevard. :

EXISTING USE OF LAND: The airport property is developed as an operating
general aviation airport; The subject site also contains several non-aviation related
developments such as Page Field Commons, and Page Field Medical Village.

_ CURRENT ZONING: IL, MPD, & CPD, (Lee County) and I-1, A-3, & B-2 (City of
Ft. Myers).

CURRENT FUTURE LAND USE CATEGORY: Public Facilities and Industrial
Development.
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2.

BACKGROUND DISCUSSION:

The Lee County Port Authority has the responsibility of managing the planning, development and
operation of the Southwest Florida International Airport and Page Field. These airports are the
only publically funded and maintained airports in Lee County. These airports provide service for
the rapidly growing aviation needs of the region. This amendment is concerned with Page Field
General Aviation Airport. Concerning the ownership and operation of Page Field, the application
provides the following discussion:

Page Field is owned by the Lee County Board of County Commissioners and operated by
the Lee County Port Authority under the direction of the Lee County Board of Port
Commissioners. Page Field Airport is included within the National Plan of Integrated
Airport System (NPIAS), which is published by the U.S. Department of Transportation, and
the Flovida Aviation system Plan (FASP). A former military training base and air carrier
airport, Page Field no longer has any regular scheduled flights. The airport is designated
as a public use General Aviation - Reliever Airport according to NPIAS. Page Field was
designated a reliever airport to facilitate a reduction in the demand at the local area
commercial service airports, including Southwest Florida International Airport, of the
smaller aircraft associated with General Aviation operations.

Concerning the location of Page Field, the application provides the following:

The Subject Property, commonly referred to as the Page F ield General Aviation Airport
(i.e., Page Field), is located approximately four miles south of downtown Fort Myers and
is bounded by U.S. 41 on the west, North Airport Road on the north, by a mix of residential
and industrial uses on the east, and by Danley Drive on the south side.

Concerning the existing uses of Page Field, the application provides the following discussion:

A majority of the property comprising Page Fieldis located within the jurisdictional limits
of Lee County. However, a small portion of Airport property along the north and
northwest side of the Airport falls within the incorporated limits of the City of Fort Mpyers.
The Airport itself occupies approximately 583.15+ total acres of land. Airport facilities
include a 6,400-foot and a 4,997-foot runway which serve general aviation aircraft
exclusively; a 6,259 square foot general aviation terminal complex; parking spaces for 600
vehicles; an aircraft rescue and fire fighting (ARFF) building; and an air traffic control
tower; and various private general aviation aircraft hangars. The Page Fi ield North
Building (former Terminal) is a 64,450 square foot non-aviation, industrial use facility
located within the airport boundary. This facility is currently under lease by the Florida
Department of Law Enforcement and the Florida H ighway Patrol...

..In addition to traditional general aviation uses, the Lee County Port Authority has
developed some of the property within the Airport for compatible non-aviation uses. These
uses include the existing developments referred to as Page Field Commons and Page Fi ield
Medical Village, as well as a limited number of other parcels currently being considered
for initial development or re-development. The development of these non-aviation uses
promote the financial self-sufficiency of Page F ield, which is required by Federal law.
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As the application indicates, Page Field is an integral component of the regional transportation
infrastructure system. The Port Authority prepares a plan, the Airport Master Plan, with periodic
updates to provide a comprehensive analysis of current airport facilities and a determination of
trends and activities affecting the Airport and its environment. The Airport Master Plan and
updates are based on the criteria and standards set forth by both the Federal Aviation
Administration (FAA) and the Florida Department of Transportation (FDOT).

The application provides the following background discussion:

Development of Regional Impact (DRI requirements for Florida airports have historically
been redundant, costly, and time consuming. The airport master planning process, as
required by the Federal Aviation Administration and the Florida Department of
Transportation, reviews and analyzes much of the same data ashas been required by state
DRI regulations. As such, inJuly 2002, the Florida Legislature adopted revised language
that allows incorporation of an Airport Master Plan into the local Comprehensive Planin
lieu of the application of state DRI requirements on Florida airports.

InSeptember 2004, the Board of Port and County Commissioners amended the Lee County
Comprehensive Plan to include the RSW Airport Master Plan to take advantage of this new
state legislation. RSW was the second airport in Florida to initiate this approach, which

saved millions of dollars and years of time and allowed for the opening of the RSW
Midfield Terminal Complex in 2005, and most airports in Florida are now doing the same.

This process provides a more comprehensive approach by recognizing airports as an
integral part of the transportation infrastructure necessary to the economic success of
Florida and blends regional transportation infrastructue into local and regional planning

efforts. :

Considering that this measure was successfully completed for RSW and the fact that
development at Page Field continues to advance, Lee County and Port Authority staff
recommend initiating the same Comprehensive Plan Amendment process for Page Fi ield
that is anticipated to yield the same long-term benefits. On March 12, 2007, the Port
Board approved a task with Johnson Engineering, Inc., lo analyze and prepare an
amendment application to the Lee County Comprehensive Plan in order to incorporate the
Page Field Airport Master Plan. Lee County and Port Authority staff members have met
several times over the last few months to review and coordinate the contents of the draft
plan amendment application which has resulted in a cooperative effort between the two
agencies.

As noted above, the Florida Legislature adopted Chapter 2002-20, Laws of Florida, which amends
FS 163.3177(6) to create a new subsection (k) specifically allowing incorporation of an Airport
Master Plan into the comprehensive plan as part of the transportation element. This portion ofthe
Florida Statutes reads as follows: -

(k) An airport master plan, and any subsequent amendments to the airport master plan,
prepared by a licensed publicly owned and operated airport under s. 333.06 may be
incorporated into local government comprehensive plan by the local government having
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Jjurisdiction under this act for the area.in which the airport or projected airport
development is located by the adoption of a comprehensive plan amendment. In the
amendment to the local comprehensive plan that integrates the airport master plan, the
comprehensive plan amendment shall address land use compatibility consistent with
chapter 333 regarding airport zoning; the provision of regional transportation facilities
for the efficient use and operation of the transportation system and airport,; consistency
with the local government transportation circulation element and appl icable metropolitan
planning organization long-range transportation plans; andthe execution of any necessary
interlocal agreements for the purposes of the provision of public facilities and services to
maintain the adopted level of service standards for facilities subject to concurrency; and
may address airport-related or aviation-related development. Development or expansion
of an airport consistent with the adopted airport master plan that has been incorporated
into the local comprehensive plan in compliance with this part, and airport-related or
aviation-related development that has been addressed in the comprehensive plan
amendment that incorporates the airport master plan, shall not be a development of
regional impact. Notwithstanding any other general law, an airport that has received a
development-of-regional-impact development order pursuant to s. 380.06, but which is no
longer required to undergo development-of-regional-impact review pursuant 1o this
subsection, may abandon its development-of-regional-impact order upon written
notification to the applicable local government. Upon receipt by the local government, the
development-of-regional-impact development order is void. '

FS 163.3177(6)(k) allows local jurisdictions, like Lee County, to incorporate an airport master plan
for a licensed publicly owned and operated airport, like Page Field Airport, into the local
comprehensive plan. Page Field is licensed by the Florida Department of Transportation as a
publicly owned and operated airport per FS 333.06. FS 163.3177(6)(k) also provides that any
subsequent amendments to the airport master plan can also be incorporated into the local
comprehensive. In addition, FS 163.3177(6)(k) provides that development or expansion of an
airport consistent with the adopted airport master plan as incorporated into the local comprehensive
plan “shall not be a development of regional impact.”

Inresponse to these statutory changes the Board of County Commissioners initiated this publically
sponsored amendment providing for the incorporation of the Airport Master Plan into the Lee Plan.

~ Concerning the benefits to the community in incorporating the Airport Master Plan and the Airport
Layout Plan into the Lee Plan, the application provides the following brief discussion:

The requested Comprehensive Plan Amendment provides a number of benefits to the
community. The continued growth in Lee County requires adequate, safe, and reliable
aviation transportation; however, aircraft noise, airspace conflict, possible electronic
interference with aviation navigation aids, and the potential for interaction between
aircraft and wildlife attractants become major constraints on further development. The
Airport Master Plan promotes coordinated aviation planning among federal, state,
regional, and local agencies. Incorporation of the Page Field Master Plan and Airport
Layout Plan set will allow the County fto easily facilitate the establishment and
maintenance of compatible land uses around the facility.
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It is critical that airports operate in an environment that maximizes the compatibility of the
airport with off-airport development. Page Field must progress to maintain and continue
1o capture more of the Southwest Florida market share of general aviation activity. The
integration of these plans promotes efficiency and effectiveness in balancing the demand
for the only reliever airport in Southwest Florida, while remaining competitive among
other general aviation airports in the region.

PART II - STAFF ANALYSIS
A. STAFF DISCUSSION

INTRODUCTION

On September 10, 2007, the Board of Port Commissioners endorsed “submittal of a Comprehensive Plan
Amendment application to incorporate the Page Field General Aviation Airport Master Plan Update and
Airport Layout Plan into the Lee County Comprehensive Plan.” The Lee County Port Authority, on
September 14,2007, filed a Lee Plan map and text amendment to incorporate the Airport Master Plan into
the Lee Plan.

Lee County staff recognizes the importance of this effort and has worked cooperatively to achieve the best
possible integration of the Port Authority plans and the County’s Comprehensive Plan, the Lee Plan.
County staff recognizes the importance of Page Field as one of the economic engines in the region. A
recent economic impact study(August 2006), completed by the Cincinnati-based consulting firm Ricondo
& Associates for the Lee County Port Authority analyzed the airport’s direct and indirect contributions to
the area’s economy. Data showed that the airport generated $50.7 million in economic output, almost 920
jobs, and salaries of $24 million in Southwest Florida during 2005. The airport provides about 500 full-
time jobs. The Page Field Airport accommodated 8,290 general aviation arrivals in 2005.

County staff also recognize that the size, complexity and volume of projects planned and constructed at
Page Field Airport, in addition to new statutory requirements relating to airport master plans and
comprehensive plan elements, makes it prudent and appropriate to establish a system of coordinated review
between the Airport and various County departments. This mandatory inter-agency coordination will
provide an official means for scheduled review and comment regarding Airport Master Plan Updates;
related Lee Plan amendments; annual updates of the Airport Plan and Capital Improvement Program;
permitting for scheduled capital improvement projects; amendments to the Airport zoning approvals; and,
compliance with the Lee County Land Development Code. This amendment, in part, establishes the
process framework to make this coordinated effort possible. The framework requires dialogue prior to
formal submittal of any Lee Plan amendment package, rezoning request, or development order application.
The purpose of this requirement is to involve County staff earlier in the process and for the Port Authority
staff to obtain initial comments and input regarding consistency with the Lee Plan and County regulations.

The amendment proposes to replace existing Map 3G “Runway Protection Zones (Clear Zones) Page Field
General Aviation Airport” with anew Map 3G “Page Field Airport Master Plan Airport LayoutPlan.” The
amendment also proposes to incorporate a new Table, Table 5(b) “Page Field General Aviation Airport
Proposed Development Schedule.” Both of these new additions to the Lee Plan will guide future
development on the Airport property.
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Proposed Table 5(b) includes the opportunity for the Port Authority to establish new non-aviation related
Jand uses. Table 5(b) includes a summary of these possible land uses:

Commercial (Retail & Service): 80,000 square feet
Office (Medical & Non-medical). 33,000 square feet
Light Industrial: 40,000 square feet

The parameters listed above are the upper limits of new non-aviation related land uses that could be
developed at Page Field before the year 2025. The Port Authority will enter into leases with proposed end
users, and the uses will still have to be approved through normal local processes such as rezoning,
development orders, and building permit approvals.

The Airport Layout Plan sheet (Map 3G) and the Page Field Airport Proposed Development Schedule
(Table 5(b)) are the result of the adopted “Page Field Airport Master Plan (May 2002)” and the adopted
“Airport Layout Plan (February 2006).”

COMPREHENSIVE PLAN BACKGROUND

The subject property was designated “Industrial/Business” by the original Lee County Future Land Use
Map, adopted in 1984. Subsequent Lee Plan amendments in the mid and late 1980s changed this
designation to the Public Facilities and Industrial Development categories. The majority of the subject site
is currently designated Public Facilities.

SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE DESIGNATIONS

The application materials include an extensive discussion of surrounding zoning and land uses. An
examination of the surrounding land uses shows that the area surrounding the subject property is rapidly
urbanizing. The surrounding Future Land Use categories consist of Intensive Development, Industrial
Development, and Central Urban. Intensive Development designated lands occur to the north, west, and
east of Page Field. Industrial Development designation is located north of Page Field, as well as to the
southeast. Central Urban lands are located south of Page Field. The application materials reveal a variety
of urban uses and planned developments in close proximity to the airport.

North of the subject property are a variety of industrial and commercial uses along North Airport Road.
This area is predominately developed with commercial businesses, warehousing/distribution centers,
offices, and facilities such as a United States Postal Service building, Hertz Storage, West Florida
Distributors of Tile, Stone, and Granite, Enterprise Truck Rental, and the Fort Myers Veterinary Hospital.

To the south of the subject site is a mixture of commercial, light industrial, and residential uses. These
uses are located in the Page Park community.

East of the subject property are lands within the Intensive Development and Industrial Development Future
Land Use Categories. These lands contain a mixture of light industrial and commercial uses, as well as
vacant parcels. Businesses include the Lee Tran facility, Wolfer Wholesale Produce, and a Suzuki
dealership.
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A mixture of commercial uses are located to the west of Page Field. These lands are designated as being
in the Intensive Development Future Land Use category and are developed with a community shopping
center, restaurants, auto sales and services, and offices.

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS
The subject property currently has access from U.S. 41, South Road, Danley Drive, Fowler Street, and

North Airport Road.

The Lee Plan amendment application requires a traffic circulation analysis to determine the proposed effect
of the amendment on Map 3A, the Financially Feasible Transportation Plan Map, and on the Capital
Improvements Element. Applicants must identify the traffic analysis zone (TAZ) and the socio-economic
forecasts for that zone or zones. The required analysis includes determining whether or not the requested
amendment requires modification to the socio-economic data forecasts for the TAZ or zones. The
application includes the required comprehensive plan amendment traffic analysis, conducted by Reynolds,
Smith and Hills, Inc., August 6, 2007.

The Lee County Department of Transportation has reviewed the proposed comprehensive plan amendment
and provided comments dated August 20, 2008. These comments are reproduced below:

The Department of Transportation has reviewed the above-referenced future land use map plan
amendment, to change the land use designation of the Page Field General Aviation Airport from
“public Facilities” to “dirport.” We have determined that the traffic information submitted by
the applicant is sufficient for review.

The applicant corrected the Zdata information for TAZs 683, 685, 686 and 689 around the airport
to reflect existing conditions, and added six new TAZs (556, 557, 574, 575, 587, 588) to reflect
development parcels 1 through 6 on the Page Field site. T he applicant reran the Lee County
MPO’s 2030 Financially Feasible Plan FSUTMS model set with the proposed development
parameters in the new TAZs. Examining the three-mile radius around the project, the following
table indicates the levels of service for area road segments with and without the proposed land use

change.
Year 2030 LOS
Road From U without CPA with CPA
Boy Scout Rd  |Summerlin Rd US 41 C

C
Summerlin Rd  {Gladiolus Dr Colonial Blvd C C
S 41 Gladiolus Dr Colonial Blvd C C&D
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As is evident from the table, the four problem segments are identified as failing with and without
the plan amendment. McGregor Boulevard and Daniels Parkway are identified as “constrained”
in the Lee Plan, meaning they are not planned to be widened and a higher level of congestion is
allowed. However, the MPO’s 2030 Needs Plan does identify a further improvement to Daniels
Parkway, the installation of elevated express lanes in the median, which is the same improvement
the Needs Plan identifies for Colonial Boulevard. The Needs Plan identifies improvements needed
by 2030 but contingent upon identification of additional funding beyond the projected traditional
sources to pay for them. The elevated express lanes lend themselves o the possibility of tolling as
a revenue source, and that option is currently under study for Colonial Boulevard. There are no
further improvements identified on College Parkway in the long range plans, beyond the current
6 lanes.

It is important to note that all of these problem segments are fairly well removed from Page Field.
The Page Field development contemplated in this proposed amendment would directly access
Fowler Street, which is not identified as a future level of service problem in the analysis.
Normally, having failing roads even without the proposed land use change raises questions about
intensifying development and making a bad situation worse. In this case, however, other public
benefit issues should be considered. First, the area around Page F ield is already fairly intense
urban development, so the proposed development plan could be considered urban infill, and could
help make transit a more viable transportation option in the area. It should also be recognized
that the development proposals will help generate revenue to support the operations of Page Field,
making it more self-sustaining and obviating the need for tapping into other, limited transportation
revenue sources.

One other transportation-related issue needs to be addressed, andthat is the potential realignment
of South Drive to connect to Danley Drive. Although not part of the long range transportation
plan, the realignment has been identified in the Page Field Airport Layout Plan and through the
Community Planning process for the Page Park neighborhood as desirable, to allow a
reconfiguration of property for future development in support of the airport, to consolidate pieces
of Jerry Brooks Park, andto address cut-through traffic concerns for the Page Park neighborhood.
Any staff recommendations in this regard should be consistent with the concurrent
recommendations for the Page Park Community Plan.

Staff concludes that the plan amendment does cause a need to modify the FSUTMS model data, and that
the modifications proposed by the applicant are justified. The request, on its own, does not require any
transportation network modifications due to traffic.

Staff also notes that there is currently no concurrency issue for the surrounding roadways that would be
accessed by the expanded uses at Page Field. For example, Fowler Street has an adopted Level of Service
(LOS) of “E,” and the 2007 Lee County Concurrency Report indicates an existing volume at LOS “D.”
The 2007 Report also indicates that U.S. 41 has not exceeded its adopted LOS. The airport projects could
therefore receive a local Development Order and Concurrency Certificate.

POPULATION ACCOMMODATION
The request does not accommodate additional residential development on the Lee Plan’s Future Land Use
Map. The application provides the brief discussion: ’
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The proposed development of Page Field General Aviation Airport as directed by the Master Plan
through the year 2020 will not affect Lee County population projections. T} he demand for services
at Page Field is the result of increasing growth in the area in population, business activity and
tourism, which would occur without this facility. Users of Page Field will be those residing in and
visiting the area who use air travel as a primary mode of transportation, primarily for business
purposes, or recreational travel. The proposed Comprehensive Plan Amendment will not require
any revisions to Table 1(b) (Planning Community Year 2020 Allocations) or the Lee Plan Future
Land Use Map.

Staff concurs that the proposed amendment will not affect Lee County population projections. Continued
expansion of the facility is the result of increased growth in the southwest Florida region as a whole. Staff
notes that the recent EAR based amendments incorporated allocations out to the Year 2030.

ENVIRONMENTAL CONSIDERATIONS

The application includes the required Environmental Analysis concerning environmental impacts as a
result of the proposed amendment. The analysis provides that “there are no on-site preserves or
conservation easements within the boundaries of Page Field.” The application also provides that
“preservation of green space that could attract wildlife could be hazardous to air operations at the airport
and is an incompatible land use according to the Federal Aviation Administration (FAA).

The analysis includes a “Protected Species Assessment” that discusses the resident population of Florida
burrowing owls. Burrowing owls utilize Page Field for nesting activity. They are the only documented
listed species to regularly utilize airport property. Concerning this owl population, the application provides
the following discussion:

...As of June 6, 2007 there were ten (10) active burrowing owl nest burrows occupying airport
property. The location of these burrows is shown on Exhibit IV.C.5. There is no management plan
in place at Page Field for the burrowing owls. All owl species, occurring in North America, are
listed as potential wildlife hazards to air carrier operations according to the FAA, and therefore
they cannot be managed for on airport property.

The application also contains a discussion of an incidental-take permit from the Florida Fish and Wildlife
Conservation Commission (FWC) that is required to destroy any inactive burrowing owl burrow:

A burrow is determined to be inactive if it contains no eggs or flightless young. In the past the Lee
County Port Authority (LCPA) requested individual permits for each specific development project
at Page Field to impact a burrowing owl burrow. In 2005, in anticipation of future development
in the North and West Quadrants, LCPA sought an airport-wide incidental-take permit for Page
Field which was issued on November 7, 2005. This permit expires on December 31, 2008 and
allows the permittee, or designee, who is knowledgeable in burrowing owl ecology, to destroy
inactive nest burrows within proposed development footprints during construction. The LCPA is
required to submit an annual report to FWC for any activities conducted at Page Field pursuant
to this permit.

The Environmental Assessment includes a discussion of land use habitat types that occur on the airport
property. Habitat types were delineated in accordance with the Florida Land Use Cover and Forms
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Classification System. The dominate land cover type is maintained grass area (220.38 acres or 39.55% of
the subject site), closely followed by the airport and associated facilities (186.6 acres or 33.49% of the
subject property). The Assessment concludes that the subject property does not contain any rare and
unique uplands as defined by the Lee Plan.

SOILS
The applicant has provided a soils map.

HISTORIC RESOURCES
The application includes a letter, dated April 12, 2007, from the Division of Historical Resources, Florida

Department of State. This letter provides the following:

In response to your inquiry of April 12, 2007, the Florida Master Site File lists one previously
recorded archaeological site, and no standing structures in the following parcel of Lee County:

T45S, R24E, Section 01

The application includes a brief printout from these files, as well as a map that essentially cover the entire
subject site.

Lee County staff note that there are no areas on the airport property designated in the area of archaeological
sensitivity. Staffis aware of the use of the property as an army training facility during World War II. Staff
is not aware of any historic or archaeological resources occurring on this site. The Port Authority will not
be required to obtain a “Certificate to dig” from Lee County prior to or in conjunction with the issuance
of a final development order as none of the property has been designated as being within the “Sensitivity
Level 2” areas as defined by the Land Development Code.

SCHOOL IMPACTS
Staff concurs with the applicant that the proposed amendment will have no affect on the School Board’s

plans to accommodate growth in the County.

PARKS, RECREATION AND OPEN SPACE

The proposed amendment will have minimal impacts on parks, recreation and open space. The proposed
future land use designation of Airport does not allow residential uses, existing and proposed support
facilities provided by Lee County Parks and Recreation will not be impacted by the proposed amendment.

The Port Authority has committed to maintain the LDC minimum open space requirement. The
application confirms this:

The Lee County Port Authority has committed in (sic) providing the necessary open space
requirements outlined in the Land Development Code. This requirement is easily met due to the
large amount of open space required for the runway environment by the Federal Aviation
Administration. Also included and allowed by the Land Development Code is the inclusion of the
storm water management ponds located on the site.
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EMERGENCY MEDICAL SERVICES (EMS)
Lee County EMS staffhave reviewed the request and provided written comments dated September 4,2007.
These comments are reproduced below:

I Kim Dickerson, authorized by the Lee County Emergency Medical Services (EMS) confirm with
my signature below, that Lee County EMS has no concern with the Service Availability Request
from Johnson Engineering for the Lee County Port Authority - Page Field Comprehensive Plan
Amendment.

The Comprehensive Plan Amendment for the Page Field parcels will not creat a negative impact
on our service level.

SOLID WASTE

With the existing Gulf Coast Landfill, the Waste-to-Energy facility, and the Lee/Hendry Disposal facility
all online, staff anticipates that there will be adequate capacity in the County’s solid waste system to
accommodate the additional waste that will likely accompany the expansion of the airport.

Lee County Solid Waste Division staff reviewed the request and provided written comments dated July
8, 2008. This letter, in part, provides the following:

The Lee County Solid Waste Division is capable of providing solid waste collection service for the
Lee County Port Authority project located at Page Field, including the additional proposed
intensity, through our franchised hauling contractors. Disposal of the solid waste from this project
will be accomplished at the Lee County Resource Recovery F acility and the Lee-Hendry Regional
Landfill. Plans have been made, allowing for growth, to maintain long-term disposal capacity at
these facilities.

MASS TRANSIT
Lee Tran staff have reviewed the request and provided that they do not see any issues or concerns with the
proposed amendment.

POLICE

The Port Authority maintains an Airport Police and Security Department that provides law enforcement
and security services at Page Field. The Port Authority Police Department reviewed the request and
provided written comments dated July 9, 2008. These comments are reproduced below:

We have been requested by your office to comment on the adequacy of providing law enforcement
services at Page Field Airport. As you may know, the Lee County Port Authority provides its own
law enforcement at both the Southwest Florida International Airport and the Page Field Airport.
It is anticipated that we will continue to provide law enforcement services without interruption.

The Lee County Sheriff’s Office reviewed the request and provided written comments dated J uly 16,2008.
These comments, in part, are reproduced below:

The Lee Plan ammendment (sic) identified as the Page Field Master Airport Plan would not affect
the Lee County sheriff’s Office ability to provide core services at this time.

STAFF REPORT FOR February 25, 2009
CPA2007-48 PAGE 20 OF 36



FIRE

The Port Authority maintains an Aircraft Rescue and Fire Fighting Department to provide fire and medical
rescue services at Page Field Airport. The Port Authority Aircraft Rescue and Fire Fighting Department
reviewed the request and provided written comments dated July 31, 2007. These comments, in part, are
reproduced below:

We provide all fire protection and nonambulatory medical services to Page Field. The firerescue
personnel, vehicles and equipment are housed on airport property which allows for a minimal
response time to any airport emergency.

Fire Station 1 at Page Field is staffed 24/7 with two (2) fire fighters, with at least one being an
Emergency Medical Technician (EMT). Additional fire rescue support is provided by Station 2 at
the Southwest Florida International Airport; ambulatory services are provided by the Lee County
emergency Medical Services (EMS), both on an as-needed basis. By working within a network of
local mutual aid responders, we provide excellent professional fire and medical rescue services
to all operators and tenants at the Page Field General Aviation Airport. ‘

UTILITIES

The subject site is currently served by Lee County for both potable water and sanitary sewer services. The
application includes the required potable water and sanitary sewer analysis. Lee County Utilities staff has
reviewed the request and offered no objection to the amendment. Staffhas concluded that there is adeguate
capacity to accommodate the proposed expanded uses.

Staff also notes that the County’s concurrency system is applicable to the proposed non-aviation related
uses. In other words, individual non-aviation related projects will have to demonstrate that there is
adequate capacity in the potable water and sanitary sewer systems to address project impacts prior to alocal
development order approval.

INTERNAL CONSISTENCY WITH THE LEE PLAN

The Airport land use category is considered a Future Urban Area by the Lee Plan. The amendment is
proposing to make an adjustment to the “Airport” land use designation on Map 1 by adding Page Field to
this category. Objective 1.2 describes the “Southwest Florida International Airport Area.” The amendment
proposes additional language for Objective 1.2 and subsequent policies to incorporate the ongoing update
to the Airport Master Plan for Page Field.

Lee Plan Policy 1.7.6 discusses the Planning Communities Map (Map 16) and Acreage Allocation Table
(Table 1(b)). This map and table depict the proposed distribution, extent, and location of generalized land
uses for the year 2030. Acreage totals are provided for land in each Planning Community in
unincorporated Lee County. No final development orders or extensions to final development orders will
be issued or approved by Lee County that will allow the acreage totals for residential, commercial or
industrial uses contained in Table 1(b) to be exceeded. The proposed amendment is consistent with the
allocations contained on Table 1(b) and will not affect established county population projections.

Goal 2 of the Lee Plan and its subsequent objectives and policies address growth management concerns.
Goal 2 seeks to provide for an economically feasible plan, which coordinates the location and timing of
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new development with the provision of infrastructure by government agencies, private utilities, and other
sources. The subject property has access to the arterial road network as well as to public water and sewer.

Objective 2.2 seeks to direct new growth to those portions of the Future Urban Areas where adequate
public facilities exist or are assured and where compact and contiguous development patterns can be
created. Staff believes that a compact and contiguous growth pattern will be achieved through this plan
amendment. The subject property is within an urbanizing area and is surrounded on three sides by existing
or approved urban development. Staff finds that a compact growth pattern is preferable to urban
development occurting more distant from existing urban areas and urban infrastructure. Staff finds that
the proposed plan amendment promotes a compact growth pattern and minimizes urban sprawl.

Objective 2.4 of the Lee Plan requires regular examination of the Future Land Use Map in light of new
information and changed conditions, and make necessary modifications or amendments to address these
changes. Staff finds that conditions around the subject property have changed significantly since the
property was designated as Industrial/Business as established by the 1984 Lee Plan. Since 1984, many new
projects have been developed or approved in the immediate area including a significant amount of
commercial and light industrial uses. The area currently has a distinctly urban character.

Policy 2.4.4 states that Lee Plan amendment applications to expand employment centers recognized by the
Plan, which include light industrial, commercial retail and office land uses, will be evaluated by the Board
of County Commissioners in light of the locations and cumulative totals already designated for such uses,
including the 1994 addition of 1400 acres to the Tradeport category just south of the Southwest Florida
International Airport. Staff believes this area is emerging as an employment center due to the presence of
Page Field, as well as the surrounding commercial and industrial development. The inclusion of proposed
. Map 3G and Table 5(b) will allow the Port Authority an opportunity to enter into lease agreements with
private developments that choose to be located in close proximity to Page Field Airport. This is consistent
with and furthers the County’s desire to diversify the local economy. Establishment of non-aviation related
uses advances or furthers the intent of the Lee Plan’s Economic Element, including Goal 158.

The proposed plan amendment furthers and advances Goal 46. Goal 46 seeks to provide a coordinated
system of railways, aviation, ports, and roads. The amendment also furthers and advances Objective 47.6.
Objective 47.6 seeks agency coordination to ensure that existing and future air system needs can be met
safely and with a minimum of land use conflict by coordinating aviation facility plans with appropriate
federal, state, regional, and local review and permitting agencies.

FLORIDA STATE COMPREHENSIVE PLAN

The application provides a discussion concerning consistency of the proposal with the Florida State
Comprehensive Plan as contained in F.S. 187 201. The discussion highlights various areas in which the
plan amendment furthers and advances the State Comprehensive Plan. Staff concurs that the proposal is
consistent with the State Comprehensive Plan.

AFFECT ON ADJACENT LOCAL GOVERNMENTS

The application provides that the proposed amendment “will not affect adjacent local governments and
their comprehensive plans. Staff concurs that the amendment will not affect adjacent local governments
and their comprehensive plans.
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B. CONCLUSIONS

The proposed amendment provides sound planning coordination between Lee County staff and the Port
Authority staff. The proposed amendment language provides the beginning of a continuous planning
process between Lee County staff and Port Authority staff for the Page Field Airport.

C. STAFF RECOMMENDATION

Staff recommends that the Board of County Commissioners transmit the proposed plan amendment. This
recommendation includes incorporating a new map, Maps 3G, into the Transportation Map series as well
as the text changes included in Part I.C. The recommendation also includes placing Page Field into the
“Airport” Future Land Use designation on Map 1. :
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PART III - LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: _August 25, 2008

A. LOCAL PLANNING AGENCY REVIEW
Planning staff made a presentation and listed changes that had been made to the staff report. One
member asked Port Authority staff if there was sufficient square footage allocated for the various
listed uses. Port Authority staff indicated that the amount of square footage may need to be
adjusted in the future. The member stated the importance of the airport as an economic generator.
Planning staff stated that changing conditions may require that the square footage be revised in the
future.

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF FACT SUMMARY

1. RECOMMENDATION:
The LPA recommends that the Board of Commissioners transmit the proposed amendment.

2. BASIS AND RECOMMENDED FINDINGS OF FACT:
The LPA accepts the finding of fact as advanced by staff.

C. VOTE:
NOEL ANDRESS AYE
LES COCHRAN . AYE
RONALD INGE AYE
JACQUE RIPPE AYE
CARLETON RYFFEL ABSENT
LELAND M. TAYLOR AYE
RAE ANN WESSEL AYE
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PART IV - BOARD OF COUNTY COMMISSIONERS
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT

DATE OF TRANSMITTAL HEARING: October 22, 2008

A. BOARD REVIEW: This plan amendment was scheduled on the Board’s Consent Agenda. One
member of the public addressed the Board in opposition to the amendment. This member of the public
expressed concerns that the amendment would negatively impact their property citing increased noise from
jet aircraft. The item was pulled by the Board for Discussion. Planning staff provided a brief summary
of the proposed amendment. Port Authority staff and the Port Authority consultant also addressed the
Board concerning the proposed amendment and the expressed noise concern. The Board also discussed
the proposed South Road re-alignment and the need for further discussions concerning design, options, and
funding. The Board directed staff to schedule in the future 2 Management and Planning meeting with the
Board to further discuss the proposed re-alignment.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board voted to transmit the proposed amendment as drafted by
the staff.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the
findings of fact as advanced by the staff and Local Planning Agency.

C. VOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL AYE
ROBERT P. JANES AYE
RAY JUDAH A AYE
FRANKLIN B. MANN AYE
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PART V - DEPARTMENT OF COMMUNITY AFFAIRS OBJECTIONS,
RECOMMENDATIONS, AND COMMENTS (ORC) REPORT

DATE OF ORC REPORT: January 16, 2009

A. DCA OBJECTIONS, RECOMMENDATIONS AND COMMENTS

The Florida Department of Community Affairs (DCA) Objections, Recommendations and Comments
report (ORC) contained the following concerning this proposed amendment:

K. Amendment 2007-48: A proposed amendment intended to exempt the Page Field Airport from
development of regional impact (DRI) review under the provisions of Section 163.3177(6)(k), F.S.
The Department raises the following objections to proposed Amendment 2007-48.:

10. Objection (Amendment Authority): In regard to future expansion of Page Field General
Aviation Airport boundaries, the proposed Future Land Use Element Policy 1.9.3 states that “the
Port Authority will amend Map 3G, Table 5(b) and the Future Land Use Map 1o reflect the land
added to Page Field General Aviation Airport.” Policy 1.9.3 authorizes the Port Authority to
amend the Comprehensive Plan and this is not consistent with Chapter 163, Part I, F.S. The
proposed Amendment 2007-48 does not establish comprehensive plan policies addressing the
following: (1) consistency of development at the Page Field Airport with the Lee County
Metropolitan Planning Organization Long-Range Transportation Plan; (2) the provision of
regional transportation facilities for the efficient use and operation of the transportation system
and airport.

Rules 9J-5.006(3), F.A.C.,; andSections 163.3167, 163.3177(6)(aandk); 163.3184; and 163.3189,
ES.

Recommendation: Revise Future Land Use Element Policy 1.9.3 to allow Lee County (Board of
County Commissioners) to amend the Comprehensive Plan. Revise the amendment to establish
comprehensive plan policies addressing the following: (1) consistency of development at the Page
Field Airport with the Lee County Metropolitan Planning Organization Long-Range
Transportation Plan; (2) the provision of regional transportation facilities for the efficient use and
operation of the transportation system and airport.

11. Objection (Transportation Planning): The results of a traffic study (prepared by Reynolds,

Smith and Hills, Inc., August 2007) were transmitted with the proposed amendments as supporting
data and analysis. The traffic study does not analyze the projected operating roadway level of
service for the five-year and long-term planning timeframes based on the maximum development
potential of land uses allowed by the proposed Table 5(b) and growth in background traffic. The

traffic study does nat identify assumptions regarding trip generation and trip distribution based
on the maximum development potential of land uses allowed by the proposed Table 5(b) and
demonstrate that these assumptions are professionally acceptable. Thus, the proposed amendment
is not appropriately supported by a professionally acceptable traffic analysis that demonstrates
the adopted level of service standards will be achieved and maintained for the five-year and long-

term planning timeframes and that any roadway improvements that are needed to maintain level
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of service are coordinated with the Transportation Element and Capital Improvements Element,
including a financially feasible five-year schedule of capital improvements. The amendment is not
appropriately supported by data and analysis demonstrating that the amendment is consistent with
the requirements of Section 163.3177(6) (k), F.S., regarding: (1) the provision of regional
transportation facilities for the efficient use and operation of the transportation system and
airport; and (2) consistency with the local government transportation circulation element and
applicable metropolitan planning organization long-range transportation plans.

Rules 9J-5.005(2) and (5), 9J-5.0193)(f. g h and i), 9J-5.019(5)(a and b); 9J-5.016(1)(a); 9J-
5.016(2)(b, ¢ and ); 9J-5.016(4), F.A.C.; and Sections 163.3175; 163.3177(2), (3), (8) and (10);
163.3177(6)(a, j and k); 163.3177(6)(W1 and 2, F.S.

Recommendation: Revise the traffic study to analyze the projected operating roadway level of
service for the five-year and long-term planning timeframes based on the maximum development
potential of the land uses allowed by the proposed Table 5(b) and growth in background traffic.

Demonstrate coordination of land use with the planning for transportation facilities as well as
coordination with the Transportation Element and Capital Improvements Element. Revise the

Transportation Element, Capital Improvements Element and Future Land Use Element, as
necessary, to be consistent with and supported by the data and analysis and to achieve internal
consistency with the Airport Master Plan. The Five-Year Schedule of Capital Improvements should
be revised to include any needed improvements to maintain the adopted level of service within the

five-year planning timeframe. Include data and analysis demonstrating coordination of the
amendment with the plans of the Florida Department of Transportation and the Metropolitan
Planning Organization. Revise the amendments, as necessary, to be consistent with and supported
by the data and analysis. The plan should be revised to include strategies to address any
deficiencies projected for the long-range planning timeframe.

12. Comment: The proposed Amendment 2007-48 is intended to exempt the Page Field Airport
from development of regional impact (DRI) review under the provisions of Section 163.3177(6)(k),
F.S. Although most of Page Field Airport is located within unincorporated Lee County, a small
portion of Page Field Airport is located in the City of Fort Myers. The County does not have
planning jurisdiction in Fort Myers. The County should be aware that the portion of Page Field
that is not within the unincorporated area of Lee County does not qualify for the DRI exemption
through the Lee County Comprehensive Plan Amendment 2007-48. The City of Fort Myers
Comprehensive Plan would need to be amended pursuant to Section 163.3177(6)(k), F.S., for the
portion of Page Field that is within Fort Myers to be exempted from DRI review. Alternatively,
a joint planning agreement could be executed between the County and Fort Myers authorizing the
County and Fort Myers to jointly exercise comprehensive planning power for the incorporated
area, and then the County could amend the County Comprehensive Plan to establish the DRI
exemption for the incorporated area.

STAFF RESPONSE

The Lee County Port Authority’s representatives have prepared a response to the DCA ORC report. Lee

County staff has worked closely with the Port Authority and their representatives in preparing this
response. The Port Authority’s response, dated February 3, 2009, has been attached to this staff report.
This response recommends that two Policies be modified to address the DCA concerns. The modifications
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below are shown in double underlined strike-through format from the transmitted language. New language
is depicted by double underlining.

The first is to Policy 1.9.3 to partially address Objection #10. Staffread the intent of this policy as that the
Port Authority would be the responsible agency for initiating plan amendments relating to the expansion
of the existing airport facilities. Staff believes that the Port Authority adequately addresses DCA’s
Objection. The proposed revision to Policy 1.9.3 is as follows:

POLICY 1.9.3: If the Port Authority determines expansion of the Page Field General Aviation
Airport boundaries are is necessary in order to provide continued viability to Page Field as a
reliever to Southwest Florida International Airport, then the Port Authority will submit to the Board
of County Commissioners the appropriate application and support documentation to amend Ma
3G. Table 5(b) and the Future Land Use Map to reflect the land added to Page Field General
Aviation Airport. :

The second Policy revision is to Policy 47.6.1 to also address Objection #10. The proposed modification
is to ensure continuing consistency between future development at Page Field General Aviation Airport
and the MPO Long Range Transportation Plan. The policy has also been modified to demonstrate how
the proposed comprehensive plan amendment will support the provision of regional transportation facilities
for the efficient use and operation of the transportation system and airports. Staff notes that development
projects are coordinated through the Port Authority’s participation in the Metropolitan Planning
Organization and the development of the Long Range Transportation Plan. The proposed revision to
Policy 47.6.1 is as follows:

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and pro gramming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port recognizes will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport and Page Field General Aviation Airport. Airport development will remain
consistent with the MPO Long Range Transportation Plan and will support the provision of
regional transportation facilities for the efficient use and operation of the transportation system and
airports. Additional specific coordination requirements are contained in Objective 151.4 and
subsequent policies.

Staffbelieves that the above discussed modifications are consistent with the DCA’s recommendation under
Objection #10 and that these modifications should be adopted with this proposed amendment.

DCA ORC Objection #11 addresses Transportation Planning. The Port Authority response provides a
summary of the methodology used both for the five year transportation analysis (2012) and long term
(2030) planning time frame. The analysis has demonstrated that there will be no significant and adverse
impact due to the proposed traffic as a result of the amendment.

Concerning Comment #12 the Port Authority acknowledges that Lee County does not have planning
authority over the incorporated area of the City of Fort Myers. Staff is and has been aware of this
jurisdictional issue from the start of this effort and recognizes that the portion of Page Field General
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Aviation Airport lying within the City of Fort Myers does not qualify for the DRI exemption under the
proposed plan amendment.

C. STAFF RECOMMENDATION

Planning staff recommends that the Board of County Commissioners adopt the proposed amendment to
the Lee Plan. This recommendation includes two map amendments, replacing Map 3G and placing Page
Field into the “Airport” Future Land Use category. The recommended text changes are included below:

FUTURE LAND USE ELEMENT:

OBJECTIVE 1.2: SOUTHWEST FLORIDA INTERNATIONAL ATRPORT AND PAGE
FIELD GENERAL AVIATION AIRPORT AREAS. Designate on the Future Land Use Map
adequate land in appropriate locations to accommodate the projected growth needs of the
Southwest Florida International Airport and the business and industrial areas related to it, as well
as research and development activities and other non-aviation related development that is not
necessarily related to the airport, through the year 2030. Designate on the Future Land Use Map
existing and proposed development areas for Page Field General Aviation Airport. The Lee County
Port Authority desires to establish non-aviation related uses to provide a supplementary revenue
source as well as providing an opportunity for businesses that desire a location on airport property.
Designate on the respective Airport Layout Plans suitable areas to accommodate these desired uses
and provide general policy guidance as to how these uses will be developed. These categories are
also considered Future Urban Areas. (Amended by Ordinance No. 94-30, 02-02, 04-16, 07-12)

POLICY 1.2.1: Airport fLands includes the existing facility and projected growth areas for the
Southwest Florida International Airport's existing-facitity-and-projected-growthrareas and Page
Field General Aviation Airport through the year 2030. TFhese-areas—with- The Airport Lands
comprising_the Southwest Florida International Airport includes airport and airport-related
development as well as non-aviation land uses as proposed in the approved 2003 Airport Master
Plan update and as depicted on the Airport Layout Plan sheet (Map 3F) and the Southwest Florida
International Airport Proposed Development Schedule (Table 5(a)). This mix of uses is intended
to support the continued development of the Southwest Florida International Airport. Future
development at the Southwest Florida International Airport will also include non-aviation related
land uses such as hotels/motels, light industrial, service stations, ancillary retail/shopping, and
office development. Any future airport expansion or development of aviation-related and
non-aviation uses at Southwest Florida International Airport will offset environmental impacts
through the Airport Mitigation Lands Overlay (Map 3M) or other appropriate mitigation acceptable
to the permitting agencies and to Lee County. The physical design of the airport expansion will
minimize any degradation of the recharge capability of land being developed. Airport expansion
beyond the present boundaries will be subject to necessary amendments to the Lee Plan.

All development on Airport tLands comprising Southwest Florida International Airport must be
consistent with Map 3F and Table 5(a). Map 3F depicts the planned expansion of the Southwest
Florida International Airport through 2020.

Future development on Airport Lands comprising Page Field General Aviation Airport must be
consistent with Objective 1.9 and related policies as well as Map 3G and Table 5(b).
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If the airport master planning process precipitates a substantive change to the Airport Layout Plan
(Map 3F or Map 3G ), then the Port Authority must amend Map 3F or Map 3G, as appropriate,
prior to obtaining local development approval.

The non-aviation related development areas have been depicted on the approved Airport Layout
Plan sheets (Maps 3F and 3G). These uses will be constructed upon Airport lands with long term
leases. All development within the non-aviation land use areas will be subject to mitigation
requirements for wetland impacts. Mitigation of wetland impacts will be in accordance with the
U.S. Army Corps of Engineers and South Florida Water Management District requirements. To
the greatest extent reasonably possible, development of non-aviation land use areas must avoid
wetland impacts. All non-aviation land use development will meet the indigenous vegetation
requirements set forth in the Lee County Land Development Code. (Amended by Ordinance No.
94-30, 00-22, 04-16, 07-12)

POLICY 1.2.4: The Airport AOPD zoning resolution must be amended before any non-aviation
related uses can be developed at the Southwest Florida International Airport. The intensity of the
proposed aviation and non-aviation land uses at Southwest Florida International Airport must be
consistent with Lee Plan Table 5(a). The Page Field General Aviation Airport project must be
rezoned to AOPD prior to development of the new non-aviation uses proposed in Map 3G and
Table 5(b). (Added by Ordinance No. 04-16)

OBJECTIVE 1.9 PAGE FIELD GENERAL AVIATION AIRPORT. Page Field General
Aviation Airport plays a vital role as a reliever airport facility to Southwest Florida International

Airport. Initsrole as a reliever airport, Page Field reduces general aviation traffic from Southwest
Florida International Airport, thereby increasing the capacity and efficiency of the International
Airport. Therefore, it is important to designate the land comprising the Page Field General
Aviation Airport as Airport Lands on the Future Land Use Map. This designation should include
adequate land to accommodate the projected growth needs of Page Field General Aviation Airport
in its continued role as an airport reliever, including the industrial. commercial and office uses
necessary to continue viable aviation activity through 2025.

POLICY 1.9.1: In order to create the revenue source necessary to maintain Page Field General
Aviation Airport as a viable aviation operation and reliever to Southwest Florida International
Airport, the Port Authority seeks to establish non-aviation uses on the Page Field General Aviation
Airport property. Suitable locations for these non-aviation uses are designated on the Page Field
Airport Layout Plan adopted as Lee Plan Map 3G. The Page Field Airport Layout Plan sheet (Map
3G) was adopted by the Federal Aviation Administration as part of the 2002 Page Field Airport
Master Plan Update. This update and documents comprising the 2002 Master Plan approval are
incorporated into the Lee Plan by reference as support for adoption of Map 3G and Table 5( b).

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identified existing facilities and
projected growth areas for both aviation and non-aviation uses through 2025. The mix of uses is
identified on Table 5(b). This mix of uses is intended to support the continued future development
of Page Field General Aviation Airport and includes aviation and non-aviation related land uses

such as light industrial and office development and expands the non-aviation uses to include retail
development. Development of the aviation and non-aviation uses on Page Field General Aviation
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Airport property must be consistent with Map 3G and Table 5(b) and will be required to comply
with the Lee County Land Development Code regulations, including, but not limited to, the impact
fee regulations. Any environmental mitigation deemed necessary to support development of Page
Field General Aviation Airport property will be addressed separately by each development project
and is not entitled to claim a benefit from the Airport Mitigation Lands Overlay area (Map 3M).

POLICY 1.9.3: If the Port Authority determines expansion of the Page Field General Aviation
Airport boundaries is necessary in order to provide continued viability to Page Field as a reliever
to Southwest Florida International Airport, then the Port Authority will submit to the Board of
County Commissioners the appropriate application and support documentation to amend Map 3G,
Table 5(b) and the Future Land Use Map to reflect the land added to Page Field General Aviation

Airport.

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan will be updated no
less than every 5-8 vears. with the next amendment anticipated to be approved by the Federal
Aviation Administration in 2010, A comprehensive plan amendment will be submitted by the Port
Authority to update Map 3G and Table 5(b) to reflect the updated Page Field Master Plan as
approved. The planning horizon used for the master plan update should be consistent with the Lee
Plan Horizon, which can be verified by Lee County as part of the Master Plan Update process. Lee
County staff will be included in the Master plan update process as required under the terms of the
existing memorandum of understanding regarding airport development.

POLICY 1.9.5: The Port Authority will seek to eliminate or modify existing uses on the Page
Field property deemed incompatible with existing aviation activity or causing a diminution in the
Page Field Airport capacity. In order to protect Page Field as a Southwest Florida International
Airport reliever, the Port Authority will use its capacity/ authority as a reviewing entity to influence
land-use decisions and approvals with respect to development of the lands surrounding Page Field
in order to promote development that is compatible with the aviation activity at Page Field General

Aviation Airport.

POLICY 1.9.6: Development on Page Field lands must be consistent with the Airport Layout Plan
(Map 3G). Ifthe Page Field Airport Master Plan or Airport Layout Plan set is amended or updated
by the Port Authority in a manner that constitutes a substantive change from Map 3G or Table 5(b),
local development order approval may be delayed or denied pending a Lee Plan Amendment, by
the Port Authority, with respect to Map 3G and Table 5(b).

POLICY 1.9.7: Non-aviation development areas at Page Field Airport, as depicted on Map 3G,
will be developed under long term land leases. All non-aviation development must comply with
Land Development Code regulations, including payment of impact fees. The intensity of non-
aviation development must be consistent with Table 5(b).

POLICY 1.9.8: Future non-aviation areas depicted on the Airport Layout Plan (Map 3G) will be
developed. to the greatest extent possible, within existing upland areas. Impacts to wetlands in the
future non-aviation areas will be minimized by site design whenever possible in compliance with
the Lee County Land Development Code.
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POLICY 1.9.9: Future aviation and non-aviation development at Page Field General Aviation
Airport must comply with the provisions of the Educational Restriction Zone established under
Florida Statutes, section 333.03 and the School Zone Map adopted as part of the Lee County Land
Development Code.

TRANSPORTATION ELEMENT

OBJECTIVE 47.1: ECONOMIC GROWTH. To aid in the diversification of the county's
economic growth Fthe capacity and long term development of the Southwest Florida International
Airport and Page Field General Aviation Airport will be expanded in compliance with Maps 3F
and 3G. and Table 5(a) and 5(b). e tverst i ' i .
Specific project implementation and approval of the proposed development will be coordinated
through the annual Capital Improvement Program process and be consistent with the Airport
Layout Plang (Map 3F and 3G). These expansions will be funded through user fees, airline
contributions, and other funding sources not involving general county tax dollars. The Port
Authority will strive to minimize impacts to surrounding land uses while maintaining a safe and
efficient facility for airport operations. (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.1.1: The Port Authority will coordinate the implementation of scheduled
infrastructure and facility improvements for the Southwest Florida International Airport and Page
Field General Aviation Airport consistent with the approved Airport Layout Plan sheets (Map 3F
and Map 3G. respectively) and the-SouthwestFloridainternational Adrport Proposed-Development
Schedules (Table 5(a) and (b), respectively). (Amended by Ordinance No. 98-09, 99-15, 04-16)

POLICY 47.2.5: The county will utilize the approved Airport Master Plang and FAR Part 150
Study, including updates, as a basis to amend the comprehensive land use plan and the land
development code to prohibit development that is incompatible with the Southwest Florida
International Airport or Page Field General Aviation Airport; and, to ensure future economic
enhancement consistent with Objective 46.2. Future updates of the Southwest FloridaInternational
Airport Master Plan and Page Field General Aviation Airport Master Plan that precipitate
substantive changes to the Airport Layout Plans (Map 3F and Map 3G. respectively) will require
a Lee Plan Amendment priot to local permitting approval for the affected airport. In accordance
with FAA requirements, the Southwest Florida International Airport Master Plan and
corresponding Airport Layout Plan (Map 3F) will be comprehensively updated at least once every
5 to 8 years. (Amended by Ordinance No. 99-15, 04-16)

POLICY 47.3.4: The proposed development schedule for the Southwest Florida International
Airport through the year 2020 is depicted in Table 5(a) of the Lee Plan. The proposed development
schedule for the Page Field General Aviation Airport through the year 2025 is depicted in Table
5(b) of the Lee Plan. Fhis-Fabte These Tables includes both aviation and non-aviation related
development. If the FAA/FDOT mandate navigational improvements (NAVAIDS) or require
improvements related to Airport security or safety at Southwest Florida International Airport_or
Page Field General Aviation Airport, then the Port Authority may pursue installation of the
improvement even though the improvement is not specifically identified on Table 5(a) or Table
5(b). However, the Port Authority must obtain all appropriate approvals and permits prior to
installation, including approval from Lee County. If these improvements precipitate a substantive
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change to either Table 5(a). Table 5(b), or Map 3F, or Map 3G, then the Port Authority must pursue
a Lee Plan amendment incorporating the changes in the next available amendment cycle. (Added
by Ordinance No. 04-16)

POLICY 47.6.1: The Port Authority will coordinate and obtain approval for airport development
from the County through the annual capital improvement planning and programming process; local
permitting process; Airport Master Plan Update process; and, the Lee Plan amendment process to
ensure compatibility with other County programs. The Port recognizes will provide Lee County
copies of the annual Capital Improvement Plan or other similar document for the Southwest Florida
International Airport and Page Field General Aviation Airport. Airport development will remain
consistent with the MPO Long Range Transportation Plan and will support the provision of
regional transportation facilities for the efficient use and operation of the transportation system and
airports. Additional specific coordination requirements are contained in Objective 151.4 and
subsequent policies.

INTERGOVERNMENTAL COORDINATION ELEMENT

OBJECTIVE 151.4: COORDINATION OF AIRPORT DEVELOPMENT AND
IMPROVEMENTS AT THE SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
AND PAGE FIELD GENERAL AVIATION AIRPORT WITH ALL PERMITTING
AGENCIES. The Port Authority will coordinate with Lee County, the Southwest Florida Regional
Planning Council, the Florida Department of Community Affairs, Federal Aviation Administration,
and the Florida Department of Transportation to ensure that the development of the Southwest
Florida International Airport and the Page Field General Aviation Airportis consistent with the Lee
Plan. (Added by Ordinance No. 04-16)

POLICY 151.4.1: Port Authority staff will ensure that Lee County staff is directly involved in the
review and approval process related to the ongoing update of the Airport Master Plan for Southwest
Florida International Airport and Page Field General Aviation Airport. This mandatory inter-
agency coordination will provide an official means for scheduled review and comment regarding
Airport Master Plan Updates, related Lee Plan amendments, annual updates of the Airport Layout
Plan and Capital Improvement Program, permitting for scheduled capital improvement projects,
amendments to the Airport zoning approvals and compliance with the Lee County Land
Development Code. (Added by Ordinance No. 04-16)

POLICY 151.4.2: The Port Authority will submit and County staff will review and provide
comments regarding the following:

(1) Scope and content of ongoing updates to the Airport Master Plan for Southwest Florida
International Airport and Page Field General Aviation Airport pursued in accordance with
Federal Aviation Administration Advisory Circular 150/5070-6 and the Florida Department
of Transportation Guidebook for Airport Master Planning.

(2) Consistency of proposed amendments to the Airport Master Plan and resulting Airport
Layout Plan for Southwest Florida International Airport (Map 3F) and Page Field General

STAFF REPORT FOR February 25, 2009
CPA2007-48 PAGE 33 OF 36



Aviation Airport (Map 3G) with the Lee Plan, Land Development Code (LDC) and local
zoning approvals.

(3) Compatibility and compliance of individual CIP projects with the Lee Plan, LDC
regulations, zoning approvals and other applicable regulations.

(4) Proposed Lee Plan Amendments necessary to support revisions to the Airport Layout

Plan for Southwest Florida International Airport (Map 3F) and Page Field General Aviation

Airport (Map 3G), the Southwest Florida International Airport Proposed Development

Schedule (Table 5(a)), the Page Field General Aviation Airport Proposed Development

Schedule (Table 5(b)). the Airport Master Plans for Southwest Florida International Airport

and Page Field General Aviation Airport, or CIP project list. (Added by Ordinance No. 04-
- 16)

GLOSSARY

AIRPORT LAYOUT PLAN - A map of existing and proposed airport property, facilities and
development that is created as a result of the Airport Master Planning process. The Airport Layout
Plan for Southwest Florida International Airport is adopted as Map 3F, and the Airport LayoutPlan
for Page Field General Aviation Airport is adopted as Map 3G. (Added by Ordinance No. 04-16)

NON-AVIATION RELATED USES - This phrase refers to the commercial and industrial land
uses identified on the Southwest Florida International Airport Layout Plan (Map 3F), and-Fable5
the Southwest Florida International Airport Proposed Development Schedule (Table 5(a)). the Page
Field General Aviation Airport Layout Plan (Map 3G), and the Page Field General Aviation Airport
Proposed Development Schedule (Table 5(b)). Non-aviation related uses are typically developed
in non-aviation settings. Non-aviation uses may be enhanced by proximity to an airport, but these
uses are not dependent on access to an airport. These uses could be developed in other locations
within the County. Non-aviation related uses will be established on Airport lands through lease
agreements with the Port Authority. The areas identified to accommodate these non-aviation uses
are not necessary to support the primary aviation facilities comprising the Southwest Florida
International Airport or the Page Field General Aviation Airport. Use of Airport lands for non-
aviation use is intended to provide arevenue stream that may be used to enhance airport operations.
Though located on airport property, the establishment of non-aviation uses is not necessary for the
continued function of the primary aviation facilities associated with the airport. (Added by
Ordinance No. 04-16)

PAGE FIELD GENERAL AVIATION AIRPORT PROPOSED DEVELOPMENT

SCHEDULE (TABLE 5(b)) - This Table depicts the proposed development schedule for the Page
Field General Aviation Airport through the year 2025. The Table will be updated by Lee Plan

_ amendment based on future Airport Master Plan and Airport Layout Plan updates.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT PROPOSED DEVELOPMENT
SCHEDULE (TABLE 5(a)) - This Table depicts the proposed development schedule for the
Southwest Florida International Airport through the year 203620. (Added by Ordinance No. 04-16,
Amended by Ordinance No. 07-12) ,
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Vision

SUBSTANTIVE CHANGE - Asused in Policies 47.2.5 and 47.3 .4, the term “substantive change”
means development not specifically stated or identified in Table 5(a) or Table 5(b), or depicted on
Map 3F _or Map 3G. (Added by Ordinance No.04-16)

Statement

10. Gateway/Airport - This Community is located South of SR 82, generally east of I-75, and
north of Alico Road including those portions of the Gateway development that either have not been
or are not anticipated to be annexed into the City of Fort Myers, the Southwest Florida International
Airport and the properties the airport expects to use for its expansion, the lands designated as
Tradeport, and the land designated as Industrial Development west of I-75 north of Alico Road.
In addition to these two land use designations, properties in this community are designated New
Community (the Gateway development), Airport, Density Reduction/Groundwater Resource
(primarily the anticipated airport expansion areas), Rural, and General Interchange. The road
network in this community is planned to change dramatically over time creating access to and from
this community to the north, south, and east without relying on I-75. There are three distinct areas
within this community. The Gateway portion of this community is the area where residential uses
will occur. Gateway will be a thriving, nearly built-out, mixed-use community in 2020. The
population of this community is anticipated to grow substantially from today to 2030.

The second area in this community is the Southwest Florida International Airport. The airport will
be greatly expanded by 2030. The expanded airport will have a second parallel runway and a new
terminal building that will more than double the existing capacity of the airport. Development will
be guided by the Airport Layout Plan (as established through the airport master plan process)
consistent with the Southwest Florida International Airport Proposed Development Schedule
(Table 5(a)) and all other Lee Plan provisions.
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PART VI - BOARD OF COUNTY COMMISSIONERS
HEARING FOR ADOPTION OF PROPOSED AMENDMENT

DATE OF ADOPTION HEARING: February 25", 2009

A. BOARD REVIEW: The proposed amendment was considered as part of the Administrative
Agenda. The Board provided no discussion concerning the proposed amendment. No members of the
public addressed the Board.

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:

1. BOARD ACTION: The Board adopted the proposed amendment, including the
language modifications contained in Part V of this staff report.

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted the
findings of fact as advanced by the Local Planning Agency and staff.

C. VYVOTE:
A. BRIAN BIGELOW AYE
TAMMARA HALL ' AYE
ROBERT P. JANES AYE
RAY JUDAH AYE
FRANKLIN B. MANN AYE
STAFF REPORT FOR February 25, 2009
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JOHNSON

ENGINEERING

February 3, 2009

Mr. Matthew A. Noble, AICP

Principal Planner

Division of Planning

Lee County Department of Community Development
P.O. Box 398

Fort Myers, FL 33902-0398

Re: CPA2007-48 Page Field Airport Lee Plan Amendment

Dear Mr. Noble™™ £/ g

On behalf of the applicant, the Lee County Port Authority, we have prepared the following
response to the Florida Department of Community Affairs (DCA) Objections, Recommendations
and Comments (ORC) report, dated January 16, 2009. Please note that we have incorporated
into our narrative the relevant text from the ORC report (in bold) and have used DCA’s
numbering sequence for reference purposes.

10. Objection (Amendment Authority): In regard to future expansion of Page Field
General Aviation Airport boundaries, the proposed Future Land Use Element Policy 1.9.3
states that "the Port Authority will amend Map 3G, Table 5(b) and the Future Land Use
Map to reflect the land added to Page Field General Aviation Airport." Policy 1.9.3
authorizes the Port Authority to amend the Comprehensive Plan and this is not consistent
with Chapter 163, Part 11, F.S. The proposed Amendment 2007-48 does not establish
comprehensive plan policies addressing the following: (1) consistency of development at the
Page Field Airport with the Lee County Metropolitan Planning Organization Long-Range
Transportation Plan; (2) the provision of regional transportation facilities for the efficlent
use and operation of the transportation system and airport.

Rules 95-5.006(3), FA C.; and Sections 163.3 167; 163.4 177(6)(a and k); 163.3 184; and
163.3 1\89, F.S.

RESPONSE: The applicant has amended the proposed comprehensive plan amendment to
address the DCA Objection. The amendments are as follows:

1. Proposed Policy 1.9.3 has been amended to recognize the authority of the Lee County
Board of County Commissioners to amend the Lee County comprehensive plan. The
amended policy language is as follows:

2122 Johnson Street a Post Office Box 1550 = Fort Myers, Florida 33902-1550
(239) 334.0046 = Fax (239) 334-3661

&/
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Policy 1.9.3: If the Port Authority determines expansion of the Page Field General
Aviation Airport boundaries are is necessary in order to provide continued viability to
Page Field as a reliever to Southwest Florida International Airport, then the Port
Authority will submit to the Board of County Commissioners the appropriate application
and support documentation to amend Map 3G, Table 5(b) and the Future Land Use Map
to reflect the land added to Page Field General Aviation Airport.

2. The proposed amendment to Lee Plan Policy 47.6.1 has been amended to establish
consistency between future development at Page Field General Aviation Airport and the
MPO Long Range Transportation Plan. The policy also has been amended to
demonstrate how the proposed comprehensive plan amendment will support the provision
of regional transportation facilities for the efficient use and operation of the transportation
system and airports:

Policy 47.6.1: The Port Authority will coordinate and obtain approval for airport
development from the County through the annual capital improvement planning and
programming process; local permitting process; Airport Master Plan Update process; and,
the Lee Plan amendment process to ensure compatibility with other County programs.
The Port Authority will provide Lee County copies of the annual Capital Improvement
Plan or other similar document for the Southwest Florida International Airport and Page
Field General Aviation Airport. Airport development will remain consistent with the
MPO Long Range Transportation Plan and will support the provision of regional
transportation facilities for the efficient use and operation of the transportation system
and airports. Additional specific coordination requirements are contained in Objective
151.4 and subsequent policies. (Amended by Ordinance No. 99-15, 04-16).

11. Objection (Transportation Planning): The results of a traffic study (prepared by
Reynolds, Smith and Hills, Inc., August 2007) were transmitted with the proposed
amendment as supporting data and analysis. The traffic study does not analyze the
projected operating roadway level of service for the five-year and long-term planning
timeframes based on the maximum development potential of land uses allowed by the
proposed Table 5(b) and growth in background traffic. The traffic study does not identify
assumptions regarding trip generation and trip distribution based on the maximum
development potential of land uses allowed by the proposed Table 5(b) and demonstrate
that these assumptions are professionally acceptable. Thus, the proposed amendment is
not appropriately supported by a professionally acceptable traffic analysis that
demonstrates the adopted level of service standards will be achieved and maintained for
the five-year and long-term planning timeframes and that any roadway improvements that
are needed to maintain level of service are coordinated with the Transportation Element
and Capital Improvements Element, including a financially feasible five-year schedule of
capital improvements. The amendment is not appropriately supported by data and analysis
demonstrating that the amendment is consistent with the requirements of Section 163.3
177(6)(k), F.S., regarding: (1) the provision of regional transportation facilities for the
efficient use and operation of the transportation system and airport; and (2) consistency
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with the local government transportation circulation element and applicable metropolitan
planning organization long-range transportation plans.

Rules 95-5.005(2) and (5), 93-5.0193)(f, g, h, and i); 9J-5.019(5)(a and b); 95-5.016(1)(a);
9J-5.016(2)(b, ¢, and f); 95-5.016(4), F.A.C.; and Sections 163.3175; 163.3177(2), (3), (8),
and (10); 163.3177(6)(a, j and K); 163.3177(6)(h)l and 2, F.S.

RESPONSE: The applicant has prepared the following response to the DCA Objection:

Page Field is an existing transportation facility that has been successfully incorporated into the
existing Lee County comprehensive plan and MPO adopted long-range plans. As required by
FDOT and the FAA updated airport Master Plans must coordinate with local governments and
MPO to ensure that the updated airport plan is successfully included in local and regional MPO
plans. FDOT and the FAA have both previously approved the Page Field Airport Master Plan.
This technical coordination is being accomplished to ensure consistency of all three planning
efforts.

Table 5(b) included in the proposed comprehensive plan amendment gives the details of existing
and proposed development for the Page Field General Aviation Airport consistent with the
adopted Airport Master Plan Update. The growth in the airport/aviation facilities and aviation
operations was addressed in the proposed amendment analysis both for the five-year (2012) and
long term (2030) planning time frames utilizing the adopted MPO model. The traffic analysis
utilized the existing adopted model and was closely coordinated with the County and MPO staff
to ensure accuracy of existing conditions (2007) displayed in the model results as well as model
consistency in factors utilized to predict future trip generation. The land use data presented in
Table 5(b) was converted from aviation development and non-aviation square footage numbers
into more applicable modeling parameters consistent with the adopted model such as
enplanements/employment for the aviation activities (ZDATA 3) and office/industrial/
commercial employment for the non-aviation activities. The following data supports the
incorporation of projected growth presented in Table 5(b) and was contained in the report.

e Table 4 shows that for TAZ 686 (Airport), ZDATA 2 (Employment Data) was increased
from 580 total employees in 2007 to 677 in 2012 and 997 in 2030. This data is consistent
with BEBR forecast for the county and FAA/FDOT approved forecast for the airport.

e Table 4 shows that for TAZ 686 (Airport), ZDATA 3 (Special Generator) was increased
from 1500 attractions in 2007 to 1664 in 2012 and 2254 in 2030. This data is consistent
with FAA/FDOT approved forecast of operations at the airport.

The growth in non-aviation land use listed in Table 5(b) as approximately 80,000 sq. ft. for
commercial; 33,000 sq. ft. for office and 40,000 sq. ft. for light industrial was incorporated into
the proposed amendment and supporting traffic analysis. Areas approved for non-aviation
development were depicted on the adopted Airport Layout Plan. These six areas were
conceptually evaluated to determine likely future development intensities and resultant square
footages. In accordance with the approved modeling factors the building size was converted into
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a ratio of employment suitable for input into the model (ZDATA 2). Non-aviation data was
specifically separated from aviation related development in the analysis because the Port
Authority and County have entered into an agreement requiring all non-aviation related
development to be subject to local transportation impact fees. The following table data supports
the incorporation of non-aviation land use growth. The number of employees calculated from
this table was added to Tables 3 and 4 of the proposed amendment report as ZDATA 2. This data
is consistent with Table 5(b).

PAGE FIELD SITE EMPLOYMENT ESTIMATES

Total
Building Size |Employment Rate/ Employees
Parcel # [Land Uise Acreage | Assumed FAR* | (Square Ft) | 1000 Square Ft. Employees | per Parcel
1 Officem 38 0.21 32821 4.0 132 160
Light Industrials) 1.8 2.19 15728 1.8 28
2 Light Industriale 1.2 5.19 9932 1.8 18 18
3 Commercial (Serviceiwm 1.8 0.18 14113 2.5 as 35
4 Commercial (Servicelwm 11 018 £6825 2.8 22 22
5 Commercial (Retailken 34 0.18 26659 2.8 67 92
Light Industriale) 1.7 .18 14070 1.8 25 76
& Commercial (Retailko 3.9 0.18 30578 25 76
*FAR - Floor arearatio Total 403 403

1- Commercial land use total is 79,876 sq. ft. (approximately 80,000 sq. ft, as shown in Table 5(b)
2. Office land use totalis 32,931 sq. ft, (approsimately 33,000 sq. ft. as shown in Table §(b)
3- Light industilal land use totalis 39,727 sq. ft. (approximately 40,000 5q. £, as shown In Table 5(b}

The report states that the inclusion of TIP and 2030 financially feasible projects are already
included in the adopted MPO model as required. On page 5 of 12 of the proposed amendment the
report states, “The 2007 and 2012 model socio-economic data (ZDATA) was interpolated using
2000 and 2030 data. An existing 2007 model network was developed using current aerial
photography. The 2012 model network was developed using the Lee County MPO
Transportation Improvement Program (TIP). Projects which had construction funding in the TIP
were incorporated into the model. The long term analysis was completed using the 2030
financially feasible roadway network from the Long Range Transportation Plan.”

There was no significant and adverse impact anticipated due to the Page Field Airport Master
Plan Update amendment under the revised ZDATA scenario (the revision in ZDATA was
coordinated with Lee County and MPO Staff). The conclusions section of the report states,
“Table 7 shows the comparison of AADT/ LOS for “Revised ZDATA and Revised ZDATA plus
Page Field Airport Master Plan (future planned airport development) models.” The comparison
of LOS for revised ZDATA model with and without planned growth as a result of the Page Field
Airport Master Plan Update indicates that all the segments which have undesirable “LOS F” in
the model with Page Field Airport Master Plan, will also have undesirable “LOS F” in “Revised
7DATA model” without Master Plan.” This result is reasonable since the airport is approaching
build-out and future planned expansions are modest. Continued future growth at the airport, as
well as all future Airport Master Plan Updates, will be coordinated with the Lee County
Comprehensive Plan and MPO Long Range Transportation Plan to ensure consistency between
the modes and maximize the continued efficient use and operation of the transportation system
and airport.



Mr. Matthew A. Noble
CPA2007-48

February 3, 2009

Page 5 of 5

12. Comment: The proposed Amendment 2007-48 is intended to exempt the Page Field
Airport from development of regional impact (DRI) review under the provisions of Section
163.3 177(6)(k), F.S. Although most of Page Field Airport is located within unincorporated
Lee County, a small portion of Page Field Airport is located in the City of Fort Myers. The
County does not have planning jurisdiction in Fort Myers. The County should be aware
that the portion of Page Field that is not within the unincorporated area of Lee County
does not qualify for the DRI exemption through the Lee County Comprehensive Plan
Amendment 2007-48. The City of Fort Myers Comprehensive Plan would need to be
amended pursuant to Section 163.3 177(6)(K), F.S., for the portion of Page Field that is
within Fort Myers to be exempted from DRI review. Alternatively, a joint planning
agreement could be executed between the County and Fort Myers authorizing the County
and Fort Myers to jointly exercise comprehensive planning power for the incorporated
area, and then the County could amend the County Comprehensive Plan to establish the
DRI exemption for the incorporated area.

RESPONSE: The applicant acknowledges that Lee County does not have planning authority over
the incorporated area of the City of Fort Myers, at least on thc matter of Page Field General
Aviation Airport. Therefore, the applicant acknowledges that the portion of Page Field General
Aviation Airport lying within the City of Fort Myers does not qualify for the DRI exemption
under the proposed Lee County Comprehensive Plan Amendment (CPA2007-48) and that the
proposed amendment applies only to the portion of Page Field General Aviation Airport within
unincorporated Lee County. Subsequent to the adoption of the proposed amendment in Lee
County, the applicant plans to take the appropriate action with the City of Fort Myers.

We are confident that this response fully addresses the ORCs raised by DCA. Please let me
know if you have questions, or if you would like additional information. Thank you very much

for your consideration and guidance through this process.

Sincerely,

Tosep *W.G)rubbs, Ph.D., AICP

Principal Planner

JWG/jrs:20033734-127

cc: Emily M. Underhill, Lee County Port Authority
Ellen L. Lindblad, Lee County Port Authority
William B. Horner, Lee County Port Authority
J. Ronald Ratliff, RS&H '
William C. Sandifer, RS&H
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Page Field General Aviation Airport

Table 5(b)

LEE COUNTY PORT AUTHORITY

Existing vs. Proposed Development 2020-2025(1)

Vehicular Parking(5)

675 Spaces

Development Existing Thru 2020(2) Thru 2025(3),
Landside Intensity’(Terminal and Access Facilities)(4) ‘ A i L S
Total Landside Intensity (See below for facilities by quadrant) 98.100+ sq. ft. 20,000 sq. ft.

Landside Intensity by Quadrant

North Quadrant

Buildings & Structures

Vehicular Parking
East Quadrant

Buildings & Structures

Vehicular Parking
South Quadrant

Buildings & Structures

Vehicular Parking
West Quadrant

Buildings & Structures

85.557 £ 5q. jt.
545 spaces

1,250« sq. ft.
15 Spaces

11,209+ sq. ft.
115 Spaces

20.000+ sq. ft.

Auto Access

Main terminal entrance from Danley
Drive; Terminal Drive: Airport
facilities accessways from Danley
Drive; Airport facility access from
Landingview Way

Airport Perimeter Road; New General
Auviation facility access; North
quadrant hangar access roads;
Terminal Drive realignment; Fuel
farm access; South Road/Danley
Drive realignment

‘Airside Intensity (Aviation Operations and Support Encilities)(6) -

Airfield Facilities
Runway 05-23
Runway 13-31

6,401 ft. x 150 ft. Runway
4,997 ft. x 150 ft. Runway

Aprons/Ramps 217,100+ sq. yds. 62,200+ sq. yds.
Primary Taxiways

Taxiway A 6,401 ft. Taxiway

Taxiway B 4,997+ ft. Taxiway

Taxiway C 6,547+ ft. Taxiway

Taxiway D 2,897+ ft. Taxiway

Taxiway E 1,860+ ft. Taxiway 1,052+ ft. Taxiway|

Future Aviation-support Facilities Identified in Airport Master Plan

4,000 sq. yd.
163 Total Based Hangars

18-20 Multi-use Itinerant Hangars

Table 5(b) - Page 1 of 2



Page Field General Aviation Airport

Table 5(b)

Existing vs. Propesed Development 2020-2025(1)
Development Existing Thru 2020(2) Thru 2025(3)
Aviation-support Facilities (See below for facilities by quadrant) 332,991+ sq. ft. 100,660+ sq. ft.

Aviation-support Facilities by Quadrant
North Quadrant

Hangars 34,658+ sq. ft.
Accessory Office 1,470 sq. ft.
East Quadrant
Hangars 135,923+sq. f1. 10.850+ sq. fi.
Accessory Office 4.682+ sq. ft.
South Quadrant '
Hangars 197,068+ sq. ft.
West Quadrant
Terminal 25,000+ sq. ft.
1@&#5 24,000+ sq. ft. .

Non-aviationIntensity -
Existing Facilities

Commercial

Retail 304,622+ sq. ft.

Service 108.465+ sq. ft.
Office

Medical 35,490+ sq. ft.

Non-medical ' 7.056+ sq. fi.
Light Industrial 211,658+ sq. ft.
Intensity by Use - Vacant Non-aviation Parcels(7)
Commercial (Retail & Service) 80,000+ sq. ft.
Office (Medical & Non-medical) 33,000+ sq. ft.
Light Industrial 40,000+ sq. ft.
Source: Page Field General Aviation Airport, Master Plan Update. 2002; Page Field Airport Layout Plan, 2006; Lee County Port Authority.
Notes:

(1) The adopted Page Field Airport Master Plan (May 2002) was developed with a 2020 planning horizon. The adopted Airport Layout Plan (February 2006) has a 2025 planning
horizon. As of May 2008, LCPA has initiated a process to update the Airport Master Plan through the 2030 planning horizon. Upon completion of the airport master plan
update, LCPA will submit an appropriate Lee Plan amendment application to update the Airport Master Plan to reflect a 2030 planning horizon.

(2) Data for the projected facilities demand are from Exhibit 5-1, Facility Requirement Summary, Page Field General Aviation Airport, Master Plan Update, 2002.

(3) Data for non-aviation facilities are based on the adopted Page Ficld Airport Layout Plan, 2006.

(4) Landside facilities consist of the terminal, non-aviation related structures on the airport property and the access system, which includes vehicular parking.

(5) Future aviation and non-aviation development at Page Field will comply with the parking requirements of the Lee County Land Development Code.

(6) Airside facilities are those required for aviation operations, including runways and ramps. Airside aviation-support facilities include aircraft hangars, maintenance facilities
and office facilities that are accessory uses to the primary aviation-related use.

(7) Intensity data for the vacant Page Field non-aviation parcels are estimates based on the size and anticipated use of the parcels through the 2025 planning horizon.

Table 5(b) - Page 2 of 2
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Page Field General Aviation Airpo

Highlights

Public Use GA Airport
Capacity Reliever for RSW
+ Over 300 based aircraft

+ Over 80,000 annual
operations

+ 80% business traffic

-+ $50 million in total
economic impact

+ Support over 920 FTE
positions

Financially Self-Supporting
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Incorporate Master
Plan into Lee Plan

Rezone Airport to
AOPD

Work with local
governments to
promote compatible
land-use

Continue aviation &
non-aviation
development
consistent with LCPA

policy
Maximize revenues
to fund needed

improvements
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s eTizsx 8B | ee Plan Amendment - Rationale

- Incorporate Page Field’s Airport Master Plan
into the Lee Plan, consistent with
163.3177(6)(k), F.S.

+ Allow development at Page Field without the
airport being considered a Development of
Regional Impact (DRI)

7 Recognize Page Field in the Lee Plan as part

of Lee County’s transportation infrastructure,
same as with RSW




Lee Plan Map Amendments

+Amend the Lee Plan Future Land Use Map to
change the Future Land Use designation of
Page Field from Public Facilities to Airport
(Consistent with RSW)

7 Replace existing Lee Plan Map 3G, Page Field
General Aviation Airport Airport Layout Plan,
to reflect the most recently updated and
adopted plan (Consistent with RSW)




Page Field General Aviation Airport

ezl | ee Plan Amendment - Requests

Lee Plan Text Amendments

5 Amend the Lee Plan to create Objective 1.9 and
supporting policies to incorporate Page Field General
Aviation Airport into the Future Land Use Element

7+ Amend Lee Plan Objective 47.1 and supporting Policy
47.1.1 to incorporate Page Field General Aviation
Airport into the Transportation Element

+ Amend Lee Plan Objective 151.4 and supporting
policies to incorporate Page Field General Aviation
Airport into the Intergovernmental Coordination
Element
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ts Amended

-+ Future Land Use

e Noise & Height
Compatibility

- Transportation
e Concurrency

+ Intergovernmental
Coordination

e City of Fort Myers




.- Page Field General Aviation Airport
& Schedule |

+ Lee Plan Amendments
e LPA Hearings
e BOCC Transmittal to DCA
e DCA-NOI

+ Rezoning
e Submittal
e Hearing Examiner
e BOCC Final Adoption
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September 14, 2007

Ms. Mary Gibbs, Director IE@E ﬂ WE@

Lee County Department of Community Development
1500 Monroe Street ' SEP 1 4 2007
Fort Myers, FL 33902
COMMUNITY DEVELOPMENT
Re:  Page Field General Aviation Airport
Comprehensive Plan Amendment Application

Ms. Gibbs: ?067'000‘!4'8

On behalf of the Lee County Port Authority, we are pleased to submit for your review an
Application for a Comprehensive Plan Amendment for the Page Field General Aviation
Airport.

The purpose of this application is to adopt the Page Field Airport Master Plan, Airport
Layout Plan and associated text amendments into the Lee Plan, thereby exempting Page
Field from the DRI requirements, under Chapter 163.3177(6)(k), F.S.

The application and support documentation demonstrate that the proposed amendments
are appropriate for Page Field Airport; consistent with the goals, objectives and policies
of the Lee Plan; and will promote the health, safety and welfare of the public.

We respectfully request the approval of this application. Please contact me if you have
questions, or if you require additional information. Thank you for your consideration.

Sincerely,

Joseph W."Grubbs, Ph.D., AICP
Principal Planner

JWG/jag
Attachment

cc: William B. Horner, Lee County Port Authority
Ellen L. Lindblad, Lee County Port Authority
William C. Sandifer, RS&H
Patricia Newton, Planning Director
Church Roberts, Project Manager

2158 Johnson Street m Post Office Box 1550 m Fort Myers, Florida 33902-1550
(239) 334-0046 = Fax (239) 334-3661



APPLICATION FOR
A COMPREHENSIVE PLAN AMENDMENT
LEE COUNTY, FLORIDA

for

PAGE FIELD GENERAL AVIATION AIRPORT

September 2007

Prepared for:

Lee County Port Authority
11000 Terminal Access Road, Suite 8671
Fort Myers, Florida 33913

Prepared by:
Johnson Engineering, Inc. Reynolds, Smith, & Hills, Inc.
2158 Johnson Street 10748 Deerwood Park Boulevard South
Fort Myers, Florida 33901 Jacksonville, Florida 32256

ck2007-00048

DECEIVED
SEP 1 4 2007E[w
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AFFIDAVIT

I, Mark R. Fisher, certify that I am the owner or authorized representative of the
property described herein, and that all answers to the questions in this application and any
sketches, data, or other supplementary matter attached to and made a part of this
application, are honest and true to the best of my knowledge and belief. I also authorize
the staff of Lee County Community Development to enter upon the property during
normal working hours for the purpose of investigation and evaluating the request made
through this application. (PLEASE contact applicant before entering property)

M @C o] 144 | o EGMME@

SEP 1 h 2007

Slgnat e of owner or owner-authorized agent Date

- ol r':\\
Mark R. Fisher COMMUNITY DEVELOPMEN

Typed or printed name

STATE OF FLORIDA) ®]? /’( 2007-00 048

COUNTY OF LEE )

The foregoing 1nstrument was certified and subscribed before me this 4 day of
e ,2007by_Mpex R -FsHer | who is-personally / known to meor who has
produced e e as identification an who d1d (did

not) take an Oatll.
(/> Q /
%Z’é(«g?(‘;@ ; = {2 cw\k,

Si{gnature of nétéry public
\"? ) [/
/(c'*@f‘[? 7H \J/ —/ L lon)

Printed name of notary public




LEE COUNTY PORT AUTHORITY

RoserT M. BaLL, A.A.E.

EXECUTIVE DIRECTOR

Davip M. OWEN
PORT AUTHORITY ATTORNEY

BOARD OF
PORT COMMISSIONERS

A. BRIAN BIGELOW

Tammy HALL

BoB JANES

RAY JubaH

FRANK IVIANN

Direct Dial: (239) 590-4600
Fax. (239) 590-4688

May 29, 2007
Joseph Grubbs, Ph.D., AICP @EHME
Johnson Engineering, Inc. .
2158 Johnson Street A '
Fort Myers, FL 33901 SEP 14 2001
Dear Dr. Grubbs: COMMUNITY DEVELOPMENT
: 14 L
Re:  Authorized Representative ak(\/ﬂ '2 Q 0 ? @ Qﬁ D & 8
Comprehensive Plan Amendment Applicatio )
Page Field Airport
Fort Myer, Florida

This letter is to confirm that you have been designated as the authorized
representative of the Lee County Port Authority for the purpose of submitting and
completing a Lee Plan Application.

Sincerely,

LEE COUNTY PORT AUTHORITY

AN -
Mark R. Fisher, A.A.E.
Division Director, Development

MF/ams
Attachment
Cc: Ellen Lindblad

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT

11000 Terminal Access Road, Suite 8671 Fort Myers, Florida 33913-8899
www.flylcpa.com



LEE COUNTY PORT AUTHORITY

RoBERT M. BALL, A.A.E.

EXecUTIVE DIRECTOR

DaviD M. OWEN
PORT AUTHORITY ATTORNEY

BOARD OF
PORT COMMISSIONERS

A. BRIAN BIGELOW

Tammy HALL

BoB JANES

RAY JubAH

FRANK MANN

Direct Diat:  (252) 390-4600

Fax.  (239) 590-4688

May 29, 2007

J. Ronald Ratliff, AICP

Reynolds, Smith, & Hills, Inc.

10748 Deerwood Park Boulevard South
Jacksonville, FL. 32256-0597

Dear Mr. Ratliff:

Re:  Authorized Representative
Comprehensive Plan Amendment Application
Page Field Airport
Fort Myer, Florida

This letter is to confirm that you have been designated as the authorized
representative of the Lee County Port Authority for the purpose of submitting and
completing a Lee Plan Application.

Sincerely,

LEE COUNTY PORT AUTHORITY

AL

Mark R. Fisher, A.A.E.
Division Director, Development

MF/ams
Attachment
cc: Ellen Lindblad

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT

11000 Terminal Access Road, Suite 8671 Fort Myers, Florida 33913-8899
www.flylcpa.com

E@@ﬁ‘k’i E@
57 Sep 14 007

COMMUNITY DEVELOPMENT



Lee County Board of County Commissioners
Department of Community Development

]
xe Division of Planning
- I[.;FF‘ CO[JIJT ) Post Office Box 398

SOUTHWEST FLORID A i

FAX: (239) 479-8519

APPLICATION FOR A
COMPREHENSIVE PLAN AMENDMENT

/(To be completed at time of intake)
DATE REC'D ? / ﬁ[ 7 ¢’/ REC'D BY: C o

appLicaTioNFEE 502009 qpemarkno: CPA 20060 0004

THE FOLLOWING VERIFIED:
Zoning |:| CPD Commissioner District [ZI

Designation on FLUM [ | /?wé //'C, % C/Z/'I//E -

(To be completed by Planning Staff)

Plan Amendment Cycle: Mmmal \:| Small Scale I:I DRI D Emergency

Request No:

APPLICANT PLEASE NOTE:
Answer all questions completely and accurately. Please print or type responses. If
additional space is needed, number and attach additional sheets. The total number of

sheets in your applicationis:  Volume | of |ll

Submit 6 copies of the complete application and amendment support documentation,
including maps, to the Lee County Division of Planning. Additional copies may be
required for Local Planning Agency, Board of County Commissioners hearings and the
Department of Community Affairs' packages.

I, the undersigned owner or authorized representative, hereby submit this application
and the attached amendment support documentation. The information and documents

provided are complete and accuii@f;t of my knowledge.
7/ /3 '/6 )/ e

DATE SIGNATURE OF OWNER OR AUTHORIZED REP\\ESENTATIVE

Q{;@EW D

@?"‘)AEDG%UDD#B B oep 1 4 2007

Lee County Comprehensive Plan Amendment COMMUNITY DEgduidy 'OF;EN {
Application Form (06/06) N:\20033734\PLANNING\2007 FMY-CPA-AOPD\Authorizations\CPA Auth.doc



APPLICANT/AGENT/OWNER INFORMATION

Lee County Port Authority — Mark R. Fisher”

APPLICANT

11000 Terminal Access Road, Suite 8671

ADDRESS

Fort Myers FL 33913-8899

CITY STATE ZIP

(239) 590-4600 (239) 590-4688

TELEPHONE NUMBER FAX NUMBER

Johnson Engineering, Inc.  Joseph W. Grubbs, Ph.D. AICP**

AGENT™

2158 Johnson Street

ADDRESS

Fort Myers FL 33901

CITY STATE ZIP

(239) 334-0046 (239) 334-3661

TELEPHONE NUMBER FAX NUMBER

Lee County Board of County Commissioners

OWNER(s) OF RECORD

P.O. Box 398

ADDRESS

Fort Myers FL 33902-0398

CITY STATE ZIP

(239) 533-8585

TELEPHONE NUMBER FAX NUMBER
Name, address and qualification of additional planners, architects, engineers,

environmental consultants, and other professionals providing information contained
in this application.

* Please include Mark Fisher in all correspondence.
** This will be the person contacted for all business relative to the application.

J. Ronald Ratliff, AICP

Reynolds, Smith, & Hills, Inc.

10748 Deerwood Park Boulevard South
Jacksonville, FL 32256-0597

Phone: (904) 256-2287

Fax: (904) 256-2503

Lee County Comprehensive Plan Amendment Page 2 of 9
Application Form (06/06) $:\COMPREHENSIVE\ Plan Amendments\FORMS\CPA_Application02-04.doc



A. TYPE: (Check appropriate type)

Text Amendment

Il. REQUESTED CHANGE (Please see Item 1 for Fee Schedule)

Future Land Use Map Series Amendment

(Maps 1 thru 21)
List Number(s) of Map(s) to be amended
Map 1, Page 1 and Map 3G

B. SUMMARY OF REQUEST (Brief explanation):

The Comprehensive Plan Amendment requests incorporation of the Page Field

Airport Master Plan, Airport Layout Plan, and associated text amendments into

The Lee Plan thereby exempting the airport from the DRI process pursuant to

163.3177(6)(k), F.S.

lll. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY

(for amendments affecting development potential of property)

1. Site Address:
Access Undetermined Fort Myers FL 33907
Fowler Street Fort Myers FL 33907
Fowler Street Fort Myers FL 33907
4741-4771 S. Cleveland Avenue Fort Myers FL 33907
4682-4700 Terminal Drive Fort Myers FL 33907
Fowler Street Fort Myers FL 33907
10600 Fowler Street Fort Myers FL 33907
4945-5049 S. Cleveland Avenue Fort Myers FL 33907
See Map for Addresses Fort Myers FL 33907
115 Danley Drive Fort Myers FL 33907
606 Danley Drive Fort Myers FL 33907
210 5th Street Fort Myers FL 33907
20/50 South Road Fort Myers FL 33907

B. Property Information
Total Acreage of Property:
Total Acreage included in Request:

Area of each Existing Future Land Use Category:

Total Uplands:
Total Wetlands:
Current Zoning:

Current Future Land Use Designation:
Existing Land Use:

2. STRAP(s):
01-45-24-P1-00060.008C
01-45-24-P1-00060.008B
01-45-24-P1-00060.008A
01-45-24-00-00007.0060 7
01-45-24-00-00007.0000"
01-45-24-00-00007.0040°
01-45-24-00-00007.0050
01-45-24-00-00007.0030 Y
12-45-24-00-00001.0000
12-45-24-01-0000A.0010 ?
12-45-24-01-00000.0150 7,
12-45-24-01-00T00.0010 o
12-45-24-01-0000B.0000 (Portion of this parcel)

Within the City of Fort Myers
Within the City of Fort Myers
Within the City of Fort Myers

583.15% acres
(less property within

562.77+ acres City of Fort Myers)

Public Facilities: 562.77+ acres

551.87+ acres

10.90% acres (OSW)

Lee County: IL, MPD, CPD
City of Fort Myers: I-1, A-3, B-2

Public Facilities

General Aviation Airport

Lee County Comprehensive Plan Amendment
Application Form (06/06) N:\20033734\PLANNING\ 2007 FMY-CPA-AOPD\ CPA Application\Final Drafts\LCPACompPlanAmendmentApp.

Page 3 of 9



C. State if the subject property is located in one of the following areas and if so how
does the proposed change effect the area:

Lehigh Acres Commercial Overlay: Not Applicable

Airport Noise Zone 2 or 3: Not Applicable

Acquisition Area:. Not Applicable

Joint Planning Agreement Area (adjoining other jurisdictional lands):

At the time of this application, the City of Fort Myers and Lee County Port Authority do
not have in place a formal joint planning agreement. However, the City of Fort Myers
provides Lee County Port Authority the opportunity to review any proposed
development involving property adjacent to Page Field. Also, the City of Fort Myers
has incorporated into its Code of Ordinances (Sec. 118) provisions governing building
heights in order to be consistent with the Lee County Land Development Code (Sec.
34-1004) and Part 77, FAR.

Community Redevelopment Area:  Not Applicable

D. Proposed change for the Subject Property:

Amend FLUM to reflect the adoption of the Page Field General Aviation Airport
Master Plan into the Lee Plan and include appropriate text amendments to support
this request.

E. Potential development of the subject property:
1. Calculation of maximum allowable development under existing FLUM:

Residential Units/Density None
Commercial intensity See LDC 34-1004
Industrial intensity See LDC 34-1004
2. Calculation of maximum allowable development under proposed FLUM:
Residential Units/Density Not Applicable
Commercial intensity Same as above
Industrial intensity Same as above

IV. AMENDMENT SUPPORT DOCUMENTATION

At a minimum, the application shall include the following support data and analysis.
These items are based on comprehensive plan amendment submittal requirements
of the State of Florida, Department of Community Affairs, and policies contained in
the Lee County Comprehensive Plan. Support documentation provided by the
applicant will be used by staff as a basis for evaluating this request. To assist in the

Lee County Comprehensive Plan Amendment Page 4 of 9
Application Form (06/06) N:\20033734\ PLANNING\ 2007 FMY-CPA-AOPD\ CPA Application\Final Drafts\ LCPACompPlanAmendmentApp.



preparation of amendment packets, the applicant is encouraged to provide all data
and analysis electronically. (Please contact the Division of Planning for currently
accepted formats)

A. General Information and Maps
NOTE: For each map submitted, the applicant will be required to provide a
reduced map (8.5" x 11") for inclusion in public hearing packets.

The following pertains to all proposed amendments that will affect the
development potential of properties (unless otherwise specified).

1. Provide any proposed text changes. See Section Il

2. Provide a Future Land Use Map showing the boundaries of the subject
property, surrounding street network, surrounding designated future land
uses, and natural resources. See Section lll, Exhibit IV.A.2.

3. Map and describe existing land uses (not designations) of the subject
property and surrounding properties. Description should discuss consistency
of current uses with the proposed changes. See Section Il and Section lll,
Exhibits IV.A.3.a. and IV.A.3.b.

4. Map and describe existing zoning of the subject property and surrounding
properties. See Section Il and Section Ill, Exhibit IV.A.4.

5. The legal description(s) for the property subject to the requested change.
See Section |

6. A copy of the deed(s) for the property subject to the requested change.
See Section |

7. An aerial map showing the subject property and surrounding properties.
See Section lll, Exhibits IV.A.7. and IV.A.7.a.

8. If applicant is not the owner, a letter from the owner of the property
authorizing the applicant to represent the owner. See Section |

B. Public Facilities Impacts
NOTE: The applicant must calculate public facilities impacts based on a

maximum development scenario (see Part Il.H.).

1. Traffic Circulation Analysis
The analysis is intended to determine the effect of the land use change on the
Financially Feasible Transportation Plan/Map 3A (20-year horizon) and on the
Capital Improvements Element (5-year horizon). Toward that end, an
applicant must submit the following information:

Lee County Comprehensive Plan Amendment Page 5of 9
Application Form (06/06) N:\20033734\PLANNING\ 2007 FMY-CPA-AOPD\CPA Application\Final Drafts\ LCPACompPlanAmendmentApp.




Long Range — 20-year Horizon:

a. Working with Planning Division staff, identify the traffic analysis zone
(TAZ) or zones that the subject property is in and the socio-economic data
forecasts for that zone or zones;

b. Determine whether the requested change requires a modification to the
socio-economic data forecasts for the host zone or zones. The land uses
for the proposed change should be expressed in the same format as the
socio-economic forecasts (number of units by type/number of employees
by typeletc.);

c. If no modification of the forecasts is required, then no further analysis for
the long range horizon is necessary. If modification is required, make the
change and provide to Planning Division staff, for forwarding to DOT staff.
DOT staff will rerun the FSUTMS model on the current adopted Financially
Feasible Plan network and determine whether network modifications are
necessary, based on a review of projected roadway conditions within a 3-
mile radius of the site;

d. If no modifications to the network are required, then no further analysis for
the long range horizon is necessary. If modifications are necessary, DOT
staff will determine the scope and cost of those modifications and the
effect on the financial feasibility of the plan;

e. An inability to accommodate the necessary modifications within the
financially feasible limits of the plan will be a basis for denial of the
requested land use change;

f. If the proposal is based on a specific development plan, then the site plan
should indicate how facilities from the current adopted Financially Feasible
Plan and/or the Official Trafficways Map will be accommodated.

See Section V

Short Range — 5-year CIP horizon:

a. Besides the 20-year analysis, for those plan amendment proposals that
include a specific and immediated development plan, identify the existing
roadways serving the site and within a 3-mile radius (indicate laneage,
functional classification, current LOS, and LOS standard);

b. ldentify the major road improvements within the 3-mile study area funded
through the construction phase in adopted CIP’s (County or Cities) and
the State’s adopted Five-Year Work Program;

Projected 2020 LOS under proposed designation (calculate anticipated
number of trips and distribution on roadway network, and identify resulting
changes to the projected LOS);

c. For the five-year horizon, identify the projected roadway conditions
(volumes and levels of service) on the roads within the 3-mile study area
with the programmed improvements in place, with and without the
proposed development project. A methodology meeting with DOT staff
prior to submittal is required to reach agreement on the projection

Lee County Comprehensive Plan Amendment Page 6 of 9
Application Form (06/06) N:\20033734\ PLANNING\2007 FMY-CPA-AOPD\CPA Application\Final Drafts\LCPACompPlanAmendmentApp.




methodology;
d. ldentify the additional improvements needed on the network beyond those
programmed in the five-year horizon due to the development proposal.

See Section V

2. Provide an existing and future conditions analysis for:
a. Sanitary Sewer
b. Potable Water
c. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space

Analysis should include (but is not limited to) the following:

e Franchise Area, Basin, or District in which the property is located;

Current LOS, and LOS standard of facilities serving the site;

Projected 2020 LOS under existing designation;

Projected 2020 LOS under proposed designation;

Improvements/expansions currently programmed in 5 year CIP, 6-10 year

CIP, and long range improvements; and

e Anticipated revisions to the Community Facilities and Services Element
and/or Capital Improvements Element (state if these revisions are
included in this amendment).

See Section IV

3. Provide a letter from the appropriate agency determining the
adequacy/provision of existing/proposed support facilities, including:

Fire protection with adequate response times;
Emergency medical service (EMS) provisions;
Law enforcement;

Solid Waste;

Mass Transit; and (See Exhibit IV.B.3.d.)
Schools - Not Applicable

©Co0 0T

See Section IV

In reference to above, the applicant should supply the responding agency with the
information from Section’s Il and Ill for their evaluation. This application should include
the applicant's correspondence to the responding agency.

C. Environmental Impacts
Provide an overall analysis of the character of the subject property and
surrounding properties, and assess the site's suitability for the proposed use
upon the following:

Lee County Comprehensive Plan Amendment Page 7 of 9
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1. A map of the Plant Communities as defined by the Florida Land Use Cover
and Classification system (FLUCCS). See Section VII, Exhibit IV.C.1.

2. A map and description of the soils found on the property (identify the source
of the information). See Section VII, Exhibit IV.C.2.

3. A topographic map with property boundaries and 100-year flood prone areas
indicated (as identified by FEMA). See Section VII, Exhibit IV.C.3.a. and
IV.C.3.b.

4. A map delineating wetlands, aquifer recharge areas, and rare & unique
uplands. Not Applicable’

5. A table of plant communities by FLUCCS with the potential to contain species
(plant and animal) listed by federal, state or local agencies as endangered,
threatened or species of special concern. The table must include the listed
species by FLUCCS and the species status (same as FLUCCS map).

See Section VII, Environmental Impacts and Exhibit IV.C.5.

D. Impacts on Historic Resources
List all historic resources (including structure, districts, and/or archeologically
sensitive areas) and provide an analysis of the proposed change's impact on
these resources. The following should be included with the analysis:

1. A map of any historic districts and/or sites, listed on the Florida Master Site
File, which are located on the subject property or adjacent properties.

2. A map showing the subject property location on the archeological sensitivity
map for Lee County.

See Section lll, Exhibit IV.D. and Section VI

E. Internal Consistency with the Lee Plan

1. Discuss how the proposal affects established Lee County population
projections, Table 1(b) (Planning Community Year 2020 Allocations), and the
total population capacity of the Lee Plan Future Land Use Map.
See Section IX

2. List all goals and objectives of the Lee Plan that are affected by the proposed
amendment. This analysis should include an evaluation of all relevant
policies under each goal and objective. See Section IX

3. Describe how the proposal affects adjacent local governments and their
comprehensive plans. See Section X

4. List State Policy Plan and Regional Policy Plan goals and policies which are
relevant to this plan amendment. See Section XI

F. Additional Requirements for Specific Future Land Use Amendments

! Other Surface Water (OSW) delineated in FLUCCS map, see Section VII, Exhibit IV.C.1.

Lee County Comprehensive Plan Amendment Page 8 of 9
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1. Requests involving Industrial and/or categories targeted by the Lee Plan as
employment centers (to or from)

a. State whether the site is accessible to arterial roadways, rail lines, and
cargo airport terminals,

b. Provide data and analysis required by Policy 2.4.4,

c. The affect of the proposed change on county's industrial employment goal
specifically policy 7.1.4.

See Section |
2. Requests moving lands from a Non-Urban Area to a Future Urban Area

a. Demonstrate why the proposed change does not constitute Urban Sprawl.
Indicators of sprawl may include, but are not limited to: low-intensity, low-
density, or single-use development; ‘leap-frog’ type development; radial, strip,
isolated or ribbon pattern type development; a failure to protect or conserve
natural resources or agricultural land; limited accessibility; the loss of large
amounts of functional open space; and the installation of costly and
duplicative infrastructure when opportunities for infill and redevelopment exist.
See Section |

3. Requests involving lands in critical areas for future water supply must be
evaluated based on policy 2.4.2. See Section VI

4. Requests moving lands from Density Reduction/Groundwater Resource
must fully address Policy 2.4.3 of the Lee Plan Future Land Use Element.
See Section VI

G. Justify the proposed amendment based upon sound planning principles. Be sure
to support all conclusions made in this justification with adequate data and
analysis. See Section Il

Item 1: Fee Schedule

Map Amendment Flat Fee $2,000.00 each

Map Amendment > 20 Acres $2,000.00 and $20.00 per 10 acres

Small Scale Amendment (10 acres or less) | $1,500.00 each

Text Amendment Flat Fee $2,500.00 each

Lee County Comprehensive Plan Amendment Page 9 of 9
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AS TO ZONING OR DEVELOPMENT RESTRICTIONS ON
THE SUBJECT PARCEL.

DESCRIPTION ATTACHED

BEARINGS SHOWN HEREON ARE STATE PLANE
COORDINATE FOR THE WEST ZONE OF FLORIDA.

NOT VALID WITHOUT SHEETS 1 THROUGH 13.
REVISED PARCEL 2 DESCRIPTION.

RENUMBERED PARCELS 3 THROUGH 5.
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