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LEE COUNTY 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

PLANNING SECTION 
 

STAFF REPORT FOR 
COMPREHENSIVE PLAN AMENDMENT 

CPA2016-01 
 

✓ Text Amendment  Map Amendment 

 

 This Document Contains the Following Reviews 

✓ Staff Review 

✓ Local Planning Agency Review and Recommendation 

✓ Board of County Commissioners Hearing for Transmittal 

 Staff Response to Review Agencies’ Comments 

 Board of County Commissioners Hearing for Adoption 

 

STAFF REPORT PUBLICATION DATE:  June 17, 2016 

 

PART I   

APPLICATION SUMMARY 

 

A. Project Name:  
 Airport Development Schedules Update 
 
B. Applicant/Representative: 

Lee County Port Authority represented by Laura DeJohn of Johnson Engineering.  
 
C. Proposed Lee Plan Amendments: 

Update Table 5(a), for Southwest Florida International Airport, to consolidate future 

development into a single phase; update Table 5(b), for Page Field Airport, to 

consolidate future development into a single phase, and add 25,000 square feet for 

a multi use hangar; and update Lee Plan Future Land Use and Transportation 

Elements to reflect these changes and make consistent throughout the Lee Plan. 
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 PART II 
RECOMMENDATION AND FINDINGS OF FACT 

 
A. Recommendation:  

Staff recommends that the Board of County Commissioners transmit the proposed 
amendments. 
  

B. Basis and Recommended Findings of Fact: 

 The Board of County Commissioners as the Board of Port Commissioners 
endorsed submittal of this amendment on January 7, 2016. 

 The applicant submitted an application to update Table 5(a), Table 5(b), and Lee 
Plan Future Land Use and Transportation Elements on January 14, 2016. 

 Lee Plan Policy 1.2.1 requires “all development on Airport Lands comprising 
Southwest Florida International Airport must be consistent with Map 3F and 
Table 5(a).”  

 Lee Plan Policy 1.2.1 requires “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).”  

 The proposed amendments to Lee Plan Objective 1.2, Policy 1.2.1, Objective 
1.9, Policy 1.9.1, Policy 1.9.2, Policy 1.9.4, Policy 47.2.5, Policy 47.3.4, Table 
5(a), and Table 5(b) are consistent with the Airport future land use category and 
the remainder of the Lee Plan.  

 The uses and intensities proposed with these amendments are consistent with 
the surrounding land uses.  
 

PART III 
BACKGROUND 

 
A. Project Summary Discussion:  

The Airport Development Schedules Update was filed by the Lee County Port 
Authority on January 14, 2016. The applicant proposes to amend Table 5(a), for 
Southwest Florida International Airport (RSW), to consolidate future development 
into a single phase; update Table 5(b), for Page Field Airport (FMY), to consolidate 
future development into a single phase, and add 25,000 square feet for a multi use 
hangar; and update Lee Plan Future Land Use and Transportation Elements to 
reflect these changes and make consistent throughout the Lee Plan. Additional 
information about these changes can be found in Part IV of this staff report. The 
applicant is not proposing any map amendments.  
 

B. Background Information: 
Size of Properties: RSW total acreage is +/-6,366.48 acres.  
      FMY total acreage is +/-563.65 acres. 
 
Existing Land Use: (RSW) Southwest Florida International Airport, including 

aviation and non-aviation support facilities.  
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      (FMY) General Aviation Airport, including aviation and non-
aviation support facilities.   

  
Current Zoning:  (RSW) Southwest Florida International Airport AOPD 
      (FMY) Page Field AOPD  

   
  Current FLUC:  (RSW) Airport and Wetlands 
        (FMY) Airport  
 
 

PART IV 
STAFF ANALYSIS 

 
In 2002, the Florida Legislature adopted language that allowed incorporation of an 
Airport Master Plan into the Lee County Comprehensive Plan in lieu of the application of 
state DRI requirements on Florida airports. As a result, in September 2004 the 
Southwest Florida International Airport (RSW) Airport Master Plan was incorporated into 
the Lee Plan and in February 2009 the Page Field (FMY) Master Plan was added into 
the Lee Plan. As part of the inclusion into the Lee Plan, Lee County requires a 
Development Schedule Table which breaks down the type, intensity, and timing of 
development for each airport. Table 5(a) outlines development for RSW and Table 5(b) 
portrays the development schedule for FMY. 
 
Tables 5(a) and 5(b) layout the Development Schedules for landside, airside, and non-
aviation support facilities associated with RSW and FMY. Landside facilities include the 
terminals and access system, which includes vehicular parking. Airside facilities are 
required for aviation operations, including runways, ramps, maintenance facilities, air 
traffic control, etc. Non-aviation support facilities include retail shops, restaurants, 
hotels, gas stations, etc. that are used to support airport activities and users. Tables 
5(a) and 5(b) are consistent with Florida Statute 163.3177 and incorporated in the Lee 
Plan to facilitate coordination of airport planning efforts that are conducted pursuant to 
federal regulation with the local jurisdiction comprehensive plan. Updates are 
occasionally required to accurately reflect the status and ongoing planning efforts for 
these facilities. The proposed table and text updates are minor and corrective in nature, 
as further described below. 
 
Table 5(a) Update: 
The updates proposed to Table 5(a) for RSW are for the following purposes: 

 Update the “existing” development information to reflect 2016 conditions. 

 Consolidate future development identified in two phases through 2020 and 
through 2030 into a single phase through 2030.  

 
These changes address the status of anticipated development and allows for more 
streamlined planning through a single horizon year. No changes to current or future 
development potential or intensities are proposed. These updates to Table 5(a) can be 
found highlighted in Attachment 1.  
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Table 5(a) was last updated in 2011 (CPA2010-00008) to allow for additional 
development between the existing runway (Runway 6-24) and Daniels Road.  
 
Table 5(b) Update: 
The updates proposed to Table 5(b) for FMY are for the following purposes: 

 Replace the “existing” development information (current in 2008) to reflect 2016 
conditions. 

 Consolidate future development scheduled for two phases through 2020 and 
through 2025 into a single phase through 2025.  

 Change the table to accurately reflect the intensity associated with the General 
Aviation Terminal as Landside Intensity instead of Airside Intensity. 

 Change the footnotes to define landside facilities per the Federal Aviation 
Administration definition. 

 Consolidate the listing of square footage, occurring by quadrant, to reflect total 
square footage for the airport.   

 Revise the future Aviation Support Facilities total to include a proposed 25,000 
square foot multi use hangar. 

 
These updates show the status of anticipated development and again allows for more 
streamlined planning through a single horizon year. The proposed 25,000 square foot 
multi use hangar will be used to support the economic feasibility and maximization of 
uses at the airport. Updates to Table 5(b) can be found highlighted in Attachment 1.  
 
Text Update: 
The updates proposed to Lee Plan Objective 1.2, Policy 1.2.1, Objective 1.9, Policy 
1.9.1, Policy 1.9.2, Policy 1.9.4, Policy 47.2.5, and Policy 47.3.4 are intended to resolve 
inconsistencies in date references between Lee Plan text and Tables 5(a) and 5(b). The 
Airport Master Plans, Airport Layout Plans, and Development Schedule Tables are 
updated occasionally per Federal Aviation Administration policies and procedures. 
These amendments allow for continuity within the Lee Plan in anticipation of future 
updates. The proposed Objective/Policy text amendments can be found in strikethrough 
and underline format text in Attachment 1. 
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PART V 
INTERDEPARTMENTAL REVIEW 

 
Transportation: 
Due to the nature of the proposed amendment, Lee County staff did not require a Traffic 
Circulation Analysis. In an email dated September 29, 2015, Lee County DCD staff 
states: 

I’ve considered you question relating to whether we should require some sort of 
traffic analysis from the Port Authority for their proposed Lee Plan amendment with 
respect to adding an additional 25,000 square foot hangar to their site. In 
consultation with Lee County Department of Transportation staff, I don’t believe that 
a traffic study is necessary at this time due to the fact the vehicular traffic generated 
from the additional hangar, when distributed throughout the entire road network, will 
likely not be significant.  

Natural Resources: 
The Division of Natural Resources reviewed the proposed amendment and provided 
that there are no issues with the proposed amendment.  
 
Environmental: 
Lee County Environmental staff reviewed the proposal and stated that there are no 
issues with the proposed amendments.  

Transit: 
There is no transit demand associated with the proposed amendments.  
 
Law Enforcement: 
In a letter dated December 8, 2015, the Lee County Port Authority Chief of Police states 
that the department anticipates providing adequate law enforcement services to 
accommodate the proposed development.  
 
Fire: 
Fire service will be provided by the Lee County Port Authority Aircraft and Fire Fighting. 
A letter dated November 20, 2015 states that the proposed amendment to the Lee Plan 
which includes changes to Table 5(a) and Table 5(b) will not impede the ability to 
continue providing emergency response service to the airports.  
 
Emergency Medical Services (EMS): 
Emergency Medical Service is provided by the Lee County Emergency Medical Service. 
A letter dated November 18, 2015 states that the service availability for the proposed 
amendments is adequate at this time.  
 
School District: 
In a letter dated November 23, 2015, School District of Lee County staff states that the 
proposed amendment does not impact classroom needs.  
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Solid Waste: 
In a letter dated November 18, 2015, Solid Waste staff states that the division is 
capable of providing service to the subject site.  Solid waste generated at the site will be 
disposed of at the Lee County Resource Recovery Facility and the Lee-Hendry 
Regional Landfill.  
 
Utilities: 
There is no water or sewer demand associated with the proposed amendments.  

 
 

PART VI 
CONCLUSION 

 
Lee County staff has reviewed the proposed amendments and finds that they are 
consistent with the adopted Airport Layout Plans, Maps 3F and 3G, and the Airport 
future land use category. The uses and intensities proposed are consistent with the 
surrounding land uses and there will be no level of service issues. There is adequate 
water and sewer capacity to serve the increased development that will be permitted by 
the proposed amendment.  
 
The proposed amendments will keep the Lee Plan up to date by incorporating the latest 
development schedule data into Table 5(a) and Table 5(b), and by maintaining 
consistency with the Lee Plan Future Land Use and Transportation Elements.  
 
Staff recommends that the Board of County Commissioners transmit the proposed 
amendment based on the findings of fact provided in Part II of this staff report. 
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PART VII 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
 

DATE OF PUBLIC HEARING: June 27, 2016 
 
A. LOCAL PLANNING AGENCY REVIEW: 

The applicant’s representative gave a brief presentation regarding the proposed 
amendment’s history and consistency with the Lee Plan. This was followed by a 
presentation from staff, which highlighted the basis and findings of fact. No 
members of the public spoke on this amendment.  
 
LPA members did not have questions or discussion on the proposed 
amendment.  

 
A motion was made to recommend that the Board of County 
Commissioners transmit the amendment. The motion was passed by a 5 to 
0 vote. 

 
B.  SUMMARY OF LOCAL PLANNING AGENCY RECOMMENDATION AND 

FINDINGS OF FACT: 
 

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

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 
The LPA accepted the basis and recommended findings of fact as advanced 
by staff. 

 
C. VOTE: 

NOEL ANDRESS AYE 

JOHN CASSANI AYE 

DENNIS CHURCH AYE 

JIM GREEN ABSENT 

STAN STOUDER AYE 

ROGER STRELOW AYE 

GARY TASMAN ABSENT 

 

 
 
 
 



 
Staff Report for    August 3, 2016 

CPA2016-01   Page 8 of 8 

    
 

PART VIII 
BOARD OF COUNTY COMMISSIONERS 

TRANSMITTAL HEARING 
 

DATE OF TRANSMITTAL HEARING: August 3, 2016 
 

 
A. BOARD REVIEW:  

Staff gave a brief presentation and made a recommendation that the BoCC 

transmit the proposed amendment.   

No members of the public spoke regarding the proposed amendment. 

A motion was made that the BOCC transmit the proposed amendments as 

recommended by staff and the LPA.  The motion was called and passed 5-0 

B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:   
 

1. BOARD ACTION:  
The Board of County Commissioners transmitted the proposed amendment 

as recommended by staff and the Local Planning Agency. 

2. BASIS AND RECOMMENDED FINDINGS OF FACT:  
The Board of County Commissioners accepted the findings of fact as 

advanced by staff and the Local Planning Agency. 

C. VOTE:  
 

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK MANN AYE 

JOHN MANNING AYE 

CECIL L. PENDERGRASS AYE 

 
 
 

 



CPA2016-01 Airport Development Schedules Update  
Proposed Lee Plan Text Amendments 

 
 

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, 09-14) 

 

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

for the Southwest Florida International Airport and Page Field General Aviation Airport 

through the year 2030. 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 2003currently adopted 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, 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. The physical design of the airport expansion 

will minimize any degradation of the recharge capability of land being developed. 

Wetland mitigation for any future expansion or development of aviation and non-aviation 

uses on Airport Lands must be designed so it does not create a wildlife hazard. 

Development and land management practices on airport property will be in accordance 

with FAA Federal Aviation Administration directives and other required agency 

approvals. 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). 

 

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 

lLands 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. 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, 09-14, 11-16, 13-12) 

 

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. In its 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 in its continued role as an airport reliever, 

including the industrial, commercial and office uses necessary to continue viable aviation 

activity through 2025. (Added by Ordinance No. 09-14) 

 

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 tThe 2002 currently adopted Airport Master Plan approval are 

is incorporated into the Lee Plan by reference as support for adoption of Map 3G and 

Table 5(b). (Added by Ordinance No. 09-14)  

 

POLICY 1.9.2: The Page Field Airport Layout Plan (Map 3G) identifiesd 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 



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). (Added by Ordinance No. 09-14) 

 

POLICY 1.9.4: The Page Field Airport Master Plan and Airport Layout Plan (Map 3G) 

will be updated in accordance with Federal Aviation Administration requirements no less 

than every 5-8 years, with the next amendment anticipated to be approved by the Federal 

Aviation Administration in 2010. Awith a corresponding  comprehensive plan 

amendment will be submitted by the Port Authority to update Map 3G and Table 5(b) 

prior to obtaining local development approval.  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. (Added by Ordinance No. 09-14) 

 

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 

obtaining local development orderpermitting approval for the affected airport. In 

accordance with FAA requirements, tThe Southwest Florida International Airport Master 

Plans and corresponding Airport Layout Plans (Maps 3F and 3(G) will be 

comprehensively updated in accordance with Federal Aviation Administration 

requirements. at least once every 5 to 8 years. (Amended by Ordinance No. 99-15, 04-16, 

09-14) 

 

POLICY 47.3.4: The proposed development schedule for the Southwest Florida 

International Airport through the year 2020 for landside and airside uses and through the 

year 2030 for nonaviation uses 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. These Tables include both aviation and non-

aviation related development. If the FAA Federal Aviation Administration/FDOTFlorida 

Department of Transportation 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 change to Table 5(a), Table 5(b), 

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, Amended by Ordinance No. 09-14, 11-16, xx-xx) 

GLOSSARY 

 

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. 

(Added by Ordinance No. 09-14) 

 

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 2020. 

(Added by Ordinance No. 04-16, Amended by Ordinance No. 07-12, 09-14) 
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