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Purpose

Discuss research from the Airport Cooperative Research
Program (ACRP)’s Research Report 1/6: Generating Revenue
from Commercial Developments on or Adjacent to Airports.

Learning Objectives

At the end of this webinar, you will be able to:

e Describe the various aspects of commercial development
that can be considered on or near airports

« Understand how to use the guidebooks to assess the life
process of a commercial project on or near an airport


http://www.trb.org/ACRP/ACRP.aspx
http://www.trb.org/ACRP/Blurbs/176413.aspx
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ACRP is an Industry-Driven Program EEB]

s¢ Managed by TRB and
sponsored by the Federal OaRErATIE
Aviation Administration (FAA).

¢ Seeks out the latest issues
facing the airport industry.

¢ Conducts research to find
solutions.

AIRPORT

¢ Publishes and disseminates
research results through free
publications and webinars.
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Five Ways to Get Involved!

1. Join the ACRP
IdeaHub

_ AIRPORT
community COOPERATIVE
RESEARCH
PROGRAM

2. Volunteer for
a project panel

3. Prepare a
research
proposal

4. Answer an
ACRP survey

5. Apply the
research results

* Visit us online: WWW.trb.orq/ACRP "



http://www.trb.org/ACRP
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Other Ways to Participate EE]]]

ACRP
COOPERATIVE
RESEARCH
PROGRAM
Ambassador ‘w

ACRP

Champion

IMPACTS on
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Economic and Social Sustainability at Airports

ACRP

. e —————==
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AIRPORT
COOPERATIVE
RESEARCH
PROGRAM

May 7 - 8, 2018 | Washington, D.C.

With interactive breakouts, networking opportunities, and plenary presentations, this
engaging and groundbreaking forum will help airports and their stakeholders frame, plan,

communicate, implement, and report social and economic initiatives to fully realize triple
bottom line sustainability benefits.

Featuring...

Dr. Davina Durgana — anti-human trafficking expert
Dr. Steve Nakana — airport social equity expert
Ted Howard — community wealth building expert

FREE Registration: tinyurl.com/sustainability-insight-event




Upcoming ACRP Webinars

May 3
Air Cargo Facility Planning and Activities

May 17
Preventative Maintenance at
General Aviation Airports

June 12
Resources for Understanding Airport Air
Quality Management and Public Health

ACRP

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM



Additional ACRP Publications ;
Available on Today’s Topic

Synthesis 1: /Innovative Finance and Alternative Sources AIRPORT
. COOPERATIVE
of Revenue for Airports RESEARCH

PROGRAM

Report 27: Enhancing Airport Land Use Compatibility

Report 121: Innovative Revenue Strategies — An Airport
Guide

Report 141: Renewable Energy as an Airport Revenue
Source

Report 109: Improving Terminal Design to Increase
Revenue Generation Related to Customer Satisfaction

Visit online: www.trb.orqg/ACRP



http://www.trb.org/ACRP

Today’s Speakers ;

AIRPORT
COOPERATIVE
RESEARCH

Diana Fainberg e
Diana E. Fainberg Associates, LLC

Stephanie Ward
Mead & Hunt

Edward Moran, Esquire
Lee County Port Authority

Presenting
Report 176 - Generating Revenue from
Commercial Development On
or Adjacent to Airports




ACRP Research Report 176 e

Generating Revenue from
Commercial Development
On or Adjacent to Airports

COOPERATIVE
RESEARCH
PROGRAM

ACRP &5

RESEARCH REPDRT 176

Generating Revenue from B
Commercial Development
On or Adjacent to Alrports




Presentation Outline

Panel & Project Team
History of the Project
Data Collection
General Findings
Toolkits for Success
Case Study
Questions

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM




Presenters

« Stephanie Ward, AICP gggg:;pmve
Manager, Aviation Planning; Vice President - Mead & Hunt, Inc. [

 Diana Fainberg, PP, AICP
Owner/President - Diana E. Fainberg Associates, LLC

« Edward Moran, Esq., CM
Director of Properties - Lee County Port Authority




ACRP Report 176
Project Team

« Stephanie Ward COOPERATIVE

RESEARCH
Mead & Hunt b i

e Tom Thatcher
L.R. Kimball

 Diana Fainberg
Diana E. Fainberg Associates, LLC

 Kathleen Yodice
Law Offices of Yodice Associates
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ACRP Report 176
Project Panel

. .- i AIRPORT
Frederick R. Busch, Jviation, (Chair) COOPERATIVE
RESEARCH
Douglas Davies, DMD Real Estate Group PROGRAM

Steven L. Domino, RS&H

Gary P. Mascaro, City of Scottsdale — Scottsdale Airport
Kent McLemore, ATKINS

Edward W. Moran, Esq., Lee County Port Authority
Chunyan Yu, Embry-Riddle Aeronautical University
Theresia Schatz, ACRP SPO

Renee Hendricks, FAA Liaison




ACRP Report 44: A Guidebook for the
Preservation of Public Use Airports

others struggle or fail. Samples include:

History of the Project

AIRPORT
COOPERATIVE

Identified reasons why some airports prosper and RESEARCH
PROGRAM

Many grounded in economic or financial factors

Simple business failures can be a major cause for
airport closures

Airports relying solely on aviation generated/related
revenues have the potential for a narrow and
undiversified revenue stream

Public use airport sponsors don’t have skills to look
for other sources

Excess land is often regulated by the FAA




Objective

Provide a comprehensive, practical guide
for developing or redeveloping
airport and adjacent properties

for commercial and industrial purposes

so that the development can contribute to
overall airport revenues

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM




Audience

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM

Intended primarily for:
e Airport Managers

« Management Staff
 Board members

Secondary users include:
e Local elected officials
* Planning commissioners

 Economic development and real estate
professionals

U3
@
@
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AIRPORT

 Data Collection grocH e
 Define Legal Issues

* Develop Criteria for Commercial
Development Viability

Project Approach




Data Collection

ACRP

Literature Review

AIRPORT
i ACRP COOPERATIVE
RESEARCH
— FAA PROGRAM
— Industry Review Sources
Interviews

— Interviews with state aviation (NASAO)
directors and industry professionals

— Ten (10) Case Study Interviews
Input from data provided foundation for

guidebook development
ACRPEI & T ACRpEE

(e
ATl
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Frequently Noted Themes:

Data Collection

. . AIRPORT
Performance of the overall airport business must be COOPERATIVE
measured by financial success, not by the number of RESEARCH
aircraft operations or based aircraft; AR

“Build it and they will come” strategies are generally
ineffective

Airport industrial sites can offer multi-model connections

Continuing cooperation and coordination with the FAA is
vital

The airport sponsor must take a real estate perspective in
evaluating land development potential

Options for development range broadly, but level of
iInvolvement depends on the airport’s risk tolerance and
resources to be dedicated

Real estate development is complex — the airport must
assess its needs and evaluate risks and opportunities




Key Findings

. . AIRPORT
Resulted in 3 areas of emphasis: COOPERATIVE
. RESEARCH
e Should we do this?

PROGRAM

o Airport Self-Assessment
 Where could we do this?
e Site Evaluation
 How would or how can we do this?
* Implementation
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. . . . AIRPORT
* Guidebook for development contributing to airport revenue RSy ISz

RESEARCH

Overview of Guidebook

PROGRAM

* Includes methods, considerations, and specific checklists

e Addresses:

* Advantages and disadvantages of on-airport vs. off-
airport land development opportunities

» Marketing and legal issues
o Case studies highlighting successful and unsuccessful

examples of commercial development on or around
airports




Overview of Guidebook

. AIRPORT
Introduction COOPERATIVE
RESEARCH
Fundamentals PROGRAM

Legal Considerations

Self Assessment Toolkit

Site Evaluation Toolkit

Implementation Toolkit

Off-Airport Considerations and Revenue
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lcons & Sound Bites

The guidebook uses icons to identify a number of elements, AIRPORT
as well as “sound bites” called WHAT WE HEARD. et
These represent comments from your peers on their PROGRAIV
experience.
WHAT W pap, E
Ee"_"“ﬂ of the foy, pro Forma (financial tool)
the dmjwm”ﬁmfhe ”Ewtflﬁkﬂ':rnn‘th, Five Tiers -
mﬂﬁﬁ iy “Eﬂ@dara;iT @ Consultant EXPETTiES
Predicted by th, mm&;hﬂs b:,.,’?:::m - =
SIS,
WHAT WE HE_P..P‘.D# Community Relations [
‘ mprapgﬂthS been % FAA
relegsed for non- PR
geronautical development i e
put not for sole. Leasing Emﬂt
provisions are 8 challenge 1¢ Craptar Reference (171
\ developmernt. E':_:'inden Complete Checklistisin

Toolkit Reference (Chapters 8-7) | tne Appendix

-

) . Stop - Go Decision Point
. .
° @ & = [ ]

- e
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AIRPORT
COOPERATIVE

KNOW PROGRAM
*\What do | need to KNOW about this topic?

*HAVE
*\What do you HAVE to collect or what do you
have as a resource for this issue/topic?

DO
*\What DO you do with this information or this
resource?

Guidebook Content

Organized around three concepts:




Fundamentals

 These topics provide the foundation for understanding AIRPORT
the framework that an airport often has to work within. s sl el i
« Auviation Planning i

« Community Planning
e Aviation Funding
 Development Plan

« Grant Obligations

e The Five Tiers




Fundamentals - Five Tiers

AIRPORT
. COOPERATIVE
Tier 1 Yes Yes NA RESEARCH
Tier 2 Yes No Yes PROGRAM
Tier 3 Yes No No
Tier 4 No No Yes
Tier 5 No No No
Tier 3:
Airport-owned property
Mo TTF access
d——— Highway ———p
Tier 4;
Tier 5: T Privately owned
P_ri'-'alval}' — With TTF access
TS Bogens Tier 1: Tier 2:
Obligated airport property 173 Adrport-owned
With TTF access

Source: Mead & Hunt, Inc.

Figure 2. Regulatory tiers.




Legal Considerations

Legal issues at individual airports will vary

depending upon local and state laws. B0 RERATIVE

RESEARCH
PROGRAM

Four legal issues explored:
* Federally obligated
e Grant Assurances - 13 noted
o Surplus Property

e Zoning and other property and leasing laws
* Insurance and liability

« Other federal or state agencies




Toolkits

Airport Self-Assessment Toolkit

Site Evaluation Toolkit

Implementation Toolkit

Organized around the “Know, Have, Do” concept

AIRPORT
COOPERATIVE

RESEARCH
PROGRAM




Ailrport Self-Assessment
Toolkit

» Establishes a baseline of
airport operations and

management against which

to gauge the feasibility and

Implementation of real
estate development

o Airport Ownership

Dominant industry or company

The following categories are included in the assessment:

* Also intended to encourage
the airport to take a close

look at its planning,

business, and financial
status and needs and
motivation for pursuing

development

Business trends and projections

Airport Strategic Business Plan/Budgeting Process

Risk tolerance for development
Development Goals
Community Context

Important Conclusions

brojects

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM
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Why do a self-assessment?

Development can be expensive and unpredictable.

AIRPORT
Before embarking, airport sponsors should know: COOPERATIVE
_ RESEARCH
* Are revenue needs urgent or part of long-term planning? PROGRAM

* What is the airport’s target for revenue or for development
produced?

* Is there alignment between the airport’s goals and realistic
development potential

* Does the airport have the resources to dedicate to development
efforts?

» Has the airport defined its short and long term aviation land
needs?

* Are present airport customers likely users of new development?
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Site Evaluation Toolkit

« Analyzes the attributes of  * Criteria of this toolkit enables
the land under the airport sponsor to

deration f examine property from a real
consiaerationfor estate perspective,

commercial development reviewing important
considerations for the
feasibility of a commercial
project.

The following categories are included in the assessment:

o Airport Layout Plan (ALP) Status (With or Without | e Surrounding Land Use
Airport Master Plan

o Infrastructure — Power/Telecom o Development Incentive Programs

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM



Site Evaluation Toolkit

Can the airport’s property be competitive in the local real
estate market?

What attributes of the site or the community will
contribute to success?

Are transportation access and critical infrastructure
available to support development?

What are the land characteristics?

* Are there environmentally sensitive, regulated
resources?

What are the permitted land uses under local zoning?

Are there good relationships with the community, and
are officials likely to support and approve the
development?

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM
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Implementation Toolkit

Financial analysis, based
on a preliminary plan, to
project costs and revenue

for the proposed
development

Path to create a refined
development program and
identify alternatives for
consideration

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM

o Preliminary Development Plan ° Outreach portfolio
o Project hard costs Revealing project plans to the public

. Internal project management structure .

Funding sources and typical revenue opportunities

[ ]
o Project soft costs ° Permits and approvals (in two parts)
[ )

Project team components
. Miscellaneous revenue ° Incentives
. Development program refinement . Funding and financing

Development and partnership strategies

° Community outreach strategy ° Marketing

Construction management/property management/operation

— e

. Identifying stakeholders )



Initiating this toolkit signifies that the airport sponsor has:

L\
ACRP

AIRPORT

. . COOPERATIVE
Completed the self-assessment and site evaluation RESEARCH

process PROGRAM

Determined sufficient feasibility and opportunity exists to
proceed to the next phase of analysis

Determined market and physical conditions are
favorable or can be reasonably overcome

Obtained governance approval to dedicate additional
resources to continue development planning

Choosing a development implementation strategy that
best responds to the airport’s revenue generation needs
and development expertise

Implementation Toolkit
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Implementation Toolkit — Sample Checklist
Community Outreach Strategy

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM



Off-Airport Considerations
and Revenue

ACRP

I H J . AIRPORT
Development can happen outside of the airport’s purview [ERSYSIS=INAVE
that has an impact on the success of commercial & sn sy

development both on and adjacent to the airport

Four topics were most relevant:
 Community Involvement

o Competitive Location

» Economic Conditions

* Land Use Policy and Regulation

Can be positive or negative depending upon
situation




Off-Airport Considerations and Revenue — Sample Checklist
Economic Development and Business Attraction

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM



the Toolkit for On
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For additional information:

AIRPORT

ACRP RepO 1760 COOPERATIVE

RESEARCH

CRPE@ Generating Revenue from
Commercial Development
On or Adjacent to Airports

PROGRAM

from
Generating Revenue
Commercial Development
On oc Adjacent to AiTports

o Stephanie Ward, AICP

0 stephanie.ward@meadhunt.com




Thank you!

Questions?

Stephanie A. D. Ward, AICP
Stephanie.Ward@meadhunt.com
517-908-3121

Diana Fainberg, AICP
Defainberg@optimum.net
201-862-9090

Ed Moran, Esq., CM
ewmoran@flylcpa.com
239-590-4551

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM
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Southwest Florida
International Airport (RSW)

AIRPORT
COOPERATIVE
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Southwest Florida
International Airport (RSW)

» Commercial service (“medium-hub™)

» 1983 - opened

» Over 8.8 million total passengers (2017)

» Ranked 44 in the U.S. for passenger traffic (2016)
» 6,433 acres

» 2005 - moved from original terminal to new terminal
» 3 concourses
» 28 gates

» single runway

» 2015 — dedicated exit from Interstate 75 opened

=l

AIRPORT
COOPERATIVE
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Southwest Florida

International Airport (RSW) ACRP

_ _ 2 AIRPORT |

o iy - %:n-,ﬁuiatinn - COOPERATIVE

/ Sy lopient Parcels RESEARCH
Daniels Parkway == (550, Iy PROGRAM

¥ : j ryf‘ _ Aviation Development

-

&' Future Non-Aviation -
" jw/Development

J Air Cargo
Lane
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Page Field (FMY)

95,000 operations in 2017

» General aviation airport; an FAA-designated reliever airport for RSW AIRPORT
COOPERATIVE

» Served as SW Florida’s commercial service airport until 1983 .'ZE';“;ZA;}{;:'

» 536 acres

» 2runways

>

>

300 based aircraft and 15 aviation-based business

» Airport sponsor (Lee County Port Authority) exercises the
“proprietary exclusive right” to sell fuel (operates the FBO itself)

» “Base Operations” -- new state-of-the-art FBO terminal opened in
2011.

0
3
)
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Page Field (FMY)
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Non-aviation Leases
at Page Field

» Page Field Commons
» RaceTrac
> Aldi

> Ace Hardware

=l

AIRPORT
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Page Field Commons
1997

LCPA’s first major non-aviation
ground lease

45 acres; separated from
airfield by a public roadway in
early 1990s

Fronts US 41

Current ground rent
S435,000/yr
Dick’s, Best Buy, Toys R Us (for

now), Panera, PetSmart, Old
Navy, etc.

Helped start to rejuvenate an
aging urban corridor

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM




Page Field Commons

=l
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Page Field Medical Village

=l

2002 . € R AIRPORT

COOPERATIVE

e Near Page Field Commons, and B N Eﬁg?niﬁl

similarly across a public road
from the airfield

* Triangular parcel between US 41,
older retail outparcel, and RPZ

e 4.7 acres

e LeeHealth (largest healthcare
system in SW Fla) subleases all 3
buildings

e Ground rent now $228,000/yr




Parcel NW-A (RaceTrac)

|
|
|

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM
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RaceTrac Petroleum

=l

2014 g - AIRPORT
- 5 , COOPERATIVE
e Another parcel fronting US b g = & Eﬁg?nlj\?\:l

41

e Large retail chain,
accustomed to leasing
property

e 2.23 acres

 Had to keep everything out
of the RPZ

e 40 years (including options)
* Ground rent $87,420/year




Parcel SW-C (Aldi)

AIRPORT

COOPERATIVE

RESEARCH
P PROGRAM




0

2016

Aldi

Former FHP/FDHSMV site

Corner of US 41 and South
Road

Huge retail chain, accustomed
to leasing property

3.57 acres

Tenant concerns about
munitions from WWII

35 years (including options)
Ground rent $74,000/year

AIRPORT

COOPERATIVE
RESEARCH
PROGRAM
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,
.

RSW -- Airport Plaza

2011

e RFP for parcel on Terminal Access Road

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM

e 2 proposers
e signedin 2011; openedin 2014

e Original tenant owned/operated small
set of gas stations in Northeast

* Was low on development experience,
financing

e Lease changed hands before
construction

e 7-11, Mobil, Wendy’s
e 2.74 acres
e 30 vyears (including options)

* Ground rent approx S197K/year
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“Skyplex” Land

ACRP

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM
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“Skyplex” (LCPA’s Vision)

AIRPORT
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Skyplex Fast Facts

» Along a highly visible corridor (Daniels Parkway)

» 1,000+ acres of non-aviation land available for commercial
development

» More than 300 acres of non-aviation land rezoned for
commercial uses

» 75 acres of prime ramp space for aviation-related use

» Major infrastructure in place including utilities, multi-lane
access road and employee parking

=l
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Sky Walk PIaza

2015

Signalized corner on Daniels [SasasasE="=

Parkway

Developer’s 25t Publix-
anchored center

10.4 acres

Almost all uplands (rare at
RSW)

Ground breaking 2016
Grand opening 2017

50 years (including options)
Ground rent $76,000/year

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM



Sky Walk Plaza

AIRPORT
COOPERATIVE
RESEARCH
PROGRAM




Gartner
2017
e S&P 500 company (NYSE: IT) AIRPORT

COOPERATIVE

RESEARCH
PROGRAM

e (Came to us through a broker
e Ground lease signed in 2017

e 19.1 acres with option on 13
acres for Phase 2
e 50 years (including options)

* |nitial rent will be $156K/year
(Phase 1) plus $29K/year
(option payments)

e Phase 1 (250,000 sf Class A
office) under construction now




Gartner

AIRPORT
COOPERATIVE
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Gartner

WETLAND #1 -/
/5 14 ATRES

PARCEL 272

Aununnnnen

PARKING PROVIDED

720 SPACES

AIRPORT
7 COOPERATIVE
¢ RESEARCH

PROGRAM




Gartner

AIRPORT |
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Where Do You Start?

Planning

What do you have? Land? Facilities? Location?

Is there market demand? If so, for what uses?

Which uses are compatible with the airport’s desires/vision?

Zoning
Get zoning that covers uses wanted by the airport AND the developers/market

Marketing

Site Selection magazine
Loopnet

RFPs

“For Lease” signs

Airport’s own website(s)
Broker Policy

S
AIRPORT
COOPERATIVE

RESEARCH
PROGRAM



Where Do You Start?

e This is a team effort. You will need input
from, and/or close coordination with:

Planning and Environmental Compliance
Development

Marketing & Communications

Properties

Legal

Finance

Executive Management

Board

AIRPORT
COOPERATIVE
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Challenges

Many developers prefer to own rather than
lease

Many banks don’t give leasehold mortgages
Government cannot always move fast
Wetlands

Public records laws versus trade secrets
Appraisals

Every prospective tenant wants everything the
last tenant got (and more)

Every prospective tenant wants the rate the last
tenant got (or less)
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FAA Considerations
« ALP

e Term
— ldeally do not exceed useful life of tenant’s improvements

— ldeally do not exceed period tenant needs to amortize
improvements
— Do not exceed 50 years

 Rent (and rent escalations)

— Sponsor must receive FMV over term (as a whole) for
non-aviation leases

— For a long-term lease, that generally requires escalations

=l
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Business Terms

e Essential terms

AIRPORT

— Parties gggET:é:wE
— Property PROGRAM

— Term

— Rent

* Avoid ambiguities

« Anticipate the “what ifs”
— For both parties, not just your side
— E.g. tenant doesn’t pay rent; or cannot/will not build
— Can never anticipate everything




Be Careful What You Wish
For!

AIRPORT
COOPERATIVE

e Time and efforts involved can overwhelm RESEARCH
staff

PROGRAM

 The development you love today may not
look so good a few years from now

* Avoid gerrymandered parcels, undersized
parking, access, entry/exit and
“overstuffed” parcels




What is being leased here??
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Why Develop a Non-Aviation
Leasing Program?

 Land not needed for aviation uses over the near
to mid-term

« Create a reliable revenue stream independent of
aviation activity

— diversify sponsor’s revenue
— lower airline and other aeronautical rates/charges

« Retain more control over use of the land (versus
selling)
— during lease term
— after lease term

AIRPORT
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Today’s Participants

 Rick Busch, Jviation, Inc.,
Rick.Busch@jviation.com

o Stephanie Ward, Mead & Hunt, Inc.,
stephanie.ward@meadhunt.com

« Diana Fainberg, Diana E. Fainberg Associates,
LLC, defainberg@optimum.net

 Edward Moran, Lee County Port Authority,
ewmoran@flylcpa.com

The National Academies of l:’
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Panelists Presentations

http://onlinepubs.trb.org/onlinepubs/webinars/180426.pdf

After the webinar, you will receive a follow-up email
containing a link to the recording

The National Academies of l:’

SCIENCES - ENGINEERING - MEDICINE TRANSPORTATION RESEARCH BOARD


http://onlinepubs.trb.org/onlinepubs/webinars/180321.pdf

Get Involved In ACRP

e Submit a research idea to ACRP.
 Volunteer to participate on a project panel.
 Prepare a proposal to conduct research.

e Get involved in TRB's Aviation Group of
committees.

e Take part in the Champion or Ambassador
Programs.

For more information:
http://www.trb.org/acrp/acrp.aspx

The National Academies of l:’

SCIENCES * ENGINEERING + MEDICINE TRANSPORTATION RESEARCH BOARD
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